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Major Planning & Design Merits 

1.  S/K14S/22 

“OU(B)” 

A/K14/763 

 

 

 

350 Kwun 

Tong Road, 

Kwun Tong 

(1,782m2) 

 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

125.9mPD 

(+25.9%) 

Approved 

with 

conditions on 

22.3.2019 

4m  

(Office)  

 

 Full-height setback along Hang Yip Street and Lai Yip Street in accordance with ODP requirement for improving 

pedestrian environment 

 Greening provision of 357m2 (about 20% of Site Area) 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under applied; and may still allow 

a stepped BH profile in the Area   

 Incorporation of refuge floor cum communal sky garden  

2.  S/K14S/22 

“OU(B)” 

A/K14/764 

 

(same site 

as 

No. 

A/K14/771) 

32 Hung To 

Road,  

Kwun Tong 

(911.2m2) 

 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

130.2mPD 

(+30.2%) 

 

Rejected  

on 22.3.2019 

on the 

following 

grounds:  

(I), (II) [see 

remarks for 

details] 

3.5m  

(Office) 

 

 Full-height setback/ground floor NBA[2] along Hung To Road and the back alley in accordance with ODP 

requirement for improving pedestrian environment 

 Greening provision of 127m2 (about 14% of Site Area) [Note: greenery requirement under SBDG is not applicable to 

this site of <1,000m2] 

 Incorporation of refuge floor cum communal sky garden 

3.  S/K11/29 

“OU(B)” 

A/K11/233 

 

 

1 Tsat Po 

Street,  

San Po 

Kong 

(1,346.1m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

12.4.2019 

3.325m  

(Workshop) 

 Full-height setback in accordance with OZP along Tsat Po Street and Sam Chuk Street for improving pedestrian 

environment. 

 Greening provision of 278 m2 (about 20% of Site Area) 

4.  S/K9/26 

“OU(B)” 

A/K9/274 

13 Hok 

Yuen Street,  

Hung Hom 

(3,698.8m2) 

 

C/O PR 

12 to 

12.782 

(+6.52%) 

 

BH 

Nil 

Approved 

with 

conditions on 

17.5.2019 

N/A 

 

 

 Proposed corner setback at Hok Yuen Street and 4.5m setbacks from adjacent buildings at east and west for improving 

the pedestrian environment  

 A 26.8m-wide building gap between the two office towers 

 Greening provision of 740 m2 (including a landscaped garden on 1/F) (about 20% of Site Area) 
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Major Planning & Design Merits 

5.  S/K14S/22 

“OU(B)” 

A/K14/766 

 

 

41 King Yip 

Street,  

Kwun Tong 

(2,042m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

126mPD 

(+26%) 

 

Approved 

with 

conditions on 

16.8.2019 

4.025m  

(Office) 

 

 

 Full-height setback/ground floor NBA[2] along King Yip Street and the back alley  in accordance with ODP 

requirement for improving pedestrian environment. 

 Voluntary setback and corner setback (G/F to 1/F) along King Yip Street to provide more ground floor greening and 

weather protection to the pedestrian  

 Curvilinear building design with five layers of edge plantings  

 Greening provision of 530 m2 (about 26% of Site Area) 

 Incorporation of refuge floor cum communal sky garden   

 Compliance with SBDG and incorporation of green building design measures  

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under applied; and may not be 

incompatible with the planned stepped BH profile in the Area 

6.  S/K14S/22 

“OU(B)” 

A/K14/771 

 

(same site 

as No. 

A/K14/764) 

32 Hung To 

Road, 

Kwun Tong 

(911.2m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

119.7mPD 

(+19.7%) 

 

Approved 

with 

conditions on 

16.8.2019 

3.5m  

(Office) 

 

 

 Full-height setback/ground floor NBA[2] along Hung To Road and the back alley in accordance with ODP 

requirement for improving pedestrian environment 

 Greening provision of 197 m2 (about 22% of Site Area) [Note: greenery requirement under SBDG is not applicable to 

this site of <1,000m2]    

 Incorporation of refuge floor cum communal sky garden 

 Tower deposition to allow building separation at tower with adjoining building to facilitate wind penetration to inland 

area   

 Compliance with SBDG and incorporation of green building design measures  

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under applied; and may not be 

incompatible with the planned stepped BH profile in the Area. 

 Confined site configuration while the applicant had made effort in the building design to improve the local 

environment as listed above.  

7.  S/K14S/22 

“OU(B)” 

A/K14/773 

 

 

82 Hung To 

Road, 

Kwun Tong 

(929.03m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

119.85mPD 

(+19.85%) 

 

Deferred by 

the MPC on 

18.10.2019 

and the 

applicant was 

requested to 

provide further 

information on 

the planning 

and design 

merits  

 

4.1m  

(Workshop) 

 

 

 Building setback from above 1F 

 Glass canopy for providing weather protection to the pedestrian  

 Greening provision of 203 m2 (about 22% of Site Area) [Note: greenery requirement under SBDG is not applicable to 

this site of <1,000m2]   

 Incorporation of refuge floor cum communal sky garden  

 Compliance with SBDG and incorporation of green building design measures 
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87. S/KC/29 

“OU(B)” 

A/KC/460 

 

57 – 61 Ta 

Chuen Ping 

Street, 

Kwai 

Chung 

(2,261m2) 

 

I-O 

 

PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

5.7.2019 

N/A 

 

 Full-height setback along Ta Chuen Ping Street wider than OZP requirement for long-term road widening and 

improving air ventilation 

 

98. S/TW/33 

“Industrial” 

A/TW/505 

 

 

14-18 Ma 

Kok Street, 

Tsuen Wan 

(1,858.1m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

1.11.2019 

 

3.5m  

(Workshop) 

 Voluntary full-height setback along Ma Kok Street for improving pedestrian environment 

 Greening at G/F (with 0.6m setback) along Tsuen Yip Street 

 Greening provision of 389 m2 (about 20% of Site Area) 

 Compliance with SBDG and incorporation of green building design measures  

109. S/KC/29 

“OU(B)” 

A/KC/464 

20-24 Kwai 

Wing Road, 

Kwai 

Chung 

(1,579m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

29.11.2019 

4.2m 

(Workshop) 

 Voluntary full-height setbacks at the northern portion of site and along Castle Peak Road - Kwai Chung for improving 

pedestrian environment, air ventilation and visual permeability 

 Greening provision of 316m2 (about 20% of Site Area) 

 Provision of communal escalator with universal accessible lift and staircase open to the public for improving 

pedestrian connectivity, accessibility and comfort 

 Compliance with SBDG and incorporation of green building design measures  

 

1110. S/K14S/22 

“OU(B)” 

A/K14/774 

7 Lai Yip 

Street, 

Kwun Tong 

(1,026 m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

125.9mPD 

(+25.9%) 

 

Approved 

with 

conditions on 

13.12.2019 

4m 

(Office) 

 Full-height setback along Lai Yip Street in accordance with ODP requirement for improving pedestrian environment 

 Greening provision of 222.7 m2 (about 22% of Site Area) 

 Incorporation of refuge floor cum communal sky garden  

 Weather protection canopy along the frontage facing Lai Yip Street 

 Compliance with SBDG and incorporation of green building design measures 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and may still 

allow a stepped BH profile 
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1211. S/TW/33 

“Industrial” 

A/TW/509 

8-14 Sha 

Tsui Road, 

Tsuen Wan 

(4,645.16m2

) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

13.12.2019 

 

4.95m 

(Workshop) 

 Full-height setback along Sha Tsui Road, Pun Shan Street and back alley 

 Building setback above 1/F 

 Landscape and seating provided in setback area along Sha Tsui Road and Pun Shan Street 

 Substantial vertical greenery in front façade and total greenery coverage of not less than 20% 

 Compliance with SBDG and incorporation of green building design measures 

1312. S/K11/29 

“OU(B)” 

A/K11/235 

21 Luk Hop 

Street, San 

Po Kong 

(776.1m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

13.12.2019 

3.603m 

(Workshop) 

 Full-height setback wider than OZP requirement to achieve a total of 3.4m-wide setback from the lot boundary 

abutting Luk Hop Street featured with landscape planters 

 Greening provision of 278 m2 (about 35.8% of Site Area) by inclusion of planters, vertical green wall and green roof   

 Incorporation of green building design measures  

 

1413. S/K14S/22 

“OU(B)” 

A/K14/775 

132 Wai Yip 

Street, 

Kwun Tong 

(418.06m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

120mPD 

(+20%) 

 

Approved 

with 

conditions on 

3.1.2020 

 

3.9m 

(Office) 

 Full-height setback/ground floor NBA[2] along Wai Yip Street and the back alley in accordance with ODP requirement 

for improving pedestrian environment 

 Greening provision of 63m2 including vertical greenery (about 15% of Site Area) [Note: greenery requirement under 

SBDG is not applicable to this site of <1,000m2]    

 Compliance with SBDG and incorporation of green building design measures 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and could be 

tolerated 

1514. S/TW/33 

“OU(B)” 

A/TW/508 

18-20 Pun 

Shan Street, 

Tsuen Wan 

(2,322.557 

m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

17.1.2020 

 

3.85m 

(Workshop) 

Full-height setback along Pun Shan Street in accordance with ODP requirement for improving pedestrian environment  

Setback from G/F to 3/F along the service lane at the west of the application site  

Landscape area provided at 1/F, 2/F and roof floor  

Greenery provided at entrance foyer and run-in/out, and total greenery coverage of not less than 20%  

Compliance with SBDG and incorporation of green building design measures  
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Application 
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1615. S/K14S/22 

“OU(B)” 

A/K14/773 

 

82 Hung To 

Road, 

Kwun Tong 

(929.03m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

119.85mPD 

(+19.85%) 

Approved 

with 

conditions on 

17.1.2020 

 

4.1m 

(Workshop) 

 Voluntary full-height setback along Hung To Road for improving pedestrian environment 

 Greening provision of 202.3m2 including vertical greenery (about 21.8% of Site Area) [Note: greenery requirement 

under SBDG is not applicable to this site of <1,000m2]    

 Incorporation of refuge floor cum communal sky garden  

 Weather protection canopy along the frontage facing Hung To Road 

 Compliance with SBDG and incorporation of green building design measures 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and could be 

tolerated 

1716. S/K14S/22 

“OU(B)” 

A/K14/778 

 

203 Wai Yip 

Street, 

Kwun Tong 

(935.99m2) 

 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

17.1.2020 

 

4.04m 

(Workshop) 

 Full-height setback/ground floor NBA[2] along Wai Yip Street and the back alley in accordance with ODP requirement 

for improving pedestrian environment 

 Greening provision of 270m2 (about 29% of Site Area) [Note: greenery requirement under SBDG is not applicable to 

this site of <1,000m2]   

 Weather protection canopy along the frontage facing Wai Yip Street 

 Compliance with SBDG and incorporation of green building design measures 

Notes 

[1] Proposed Uses: Industrial (I), Commercial/ Office (C/O), and Industrial-Office (I-O)  

[2] For back alleys, in addition to a 1.5m full-height setback, a 1.5m non-building area (NBA) from ground level with clear headroom of 5.1 are required, which basement structures as well as cantilevered structures 

projecting above the minimum 5.1m headroom are allowed. 

 

Rejection Reasons 

(I) The applicant failed to demonstrate that there were sufficient planning and design merits to justify the proposed minor relaxation of building height restriction. 

(II) The approval of the application would set an undesirable precedent for similar applications for minor relaxation of building height restriction in the area, the cumulative effects of approving similar applications would have 

adverse visual impact on the area  

 



 

   

 

Recommended Advisory Clauses 

 

(a) to note the comments of the District Lands Officer/Kowloon West and the Chief Estate 

Surveyor/Development Control, Lands Department (LandsD) that the proposed 

development does not comply with the existing lease conditions.  If the Board approves 

the subject application, the owner of the subject lot is required to apply for a lease 

modification/land exchange from LandsD to implement the proposal.  When processing 

the lease modification application, LandsD will impose such appropriate terms and 

conditions including user restriction, the 5-year time limit for completion of the 

development, payment of full premium and administrative fee.  There is no guarantee 

that the application will be approved by LandsD.  Under the 2018 IB revitalisation 

measure for redevelopment, the lease modification letter/conditions of land exchange 

shall be executed within 3 years from the date of the Board’s approval letter; 

 

(b) to note the comments of the Commissioner for Transport that the proposed 

loading/unloading provision shall be reviewed to achieve a level closer to high-end of the 

Hong Kong Planning Standards and Guidelines in deriving the detailed layout plans;  

 

(c) to note the comments of the Director of Environmental Protection that general 

construction noise within restricted hours (i.e. time between 1900 and 0700 hours and 

any time on a general holiday, including Sundays) is subject to the control under the 

Noise Control Ordinance (NCO).  If percussive piling works are needed, the future 

developer needs to strictly comply with the “Technical Memorandum on Noise from 

Percussive Piling” under NCO.  There are also other guidelines including ProPECC 

Note No. 2/93 issued by the department and those issued by the Buildings Department 

(BD) which cover good practices and noise mitigation measures to minimise the 

construction noise impact.  The future developer is advised to follow the relevant 

guidelines in the construction stage.  Besides, the future developer is also reminded to 

strictly comply with all requirements under the relevant pollution control ordinances 

including NCO. 

 

(d) to note the comments of the Chief Building Surveyor/Kowloon, Buildings Department 

that:  

 

(i) the bonus PR under B(P)R 22(2) for surrender of the building setback area should 

be subject to compliance with PNAP APP-20 and agreements from the concerned 

Government departments; 

 

(ii) compliance with the Sustainable Building Design Guidelines under PNAP APP-152 

is required if GFA concession for non-mandatory plant rooms/services and 

green/amenities features under the Buildings Ordinance (BO) is claimed;  

 

(iii) detailed comments under the BO will be given at building plan submission stage; 

and 

 

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

Department that if proprietary vertical greening system is proposed, the applicant is 

reminded to take into consideration of the long-term commitment to provide proper 

maintenance for healthy and sustainable plant growth.   

Appendix IV of 

MPC Paper No. A/K5/813A 
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	5.5.2 As demonstrated in the Indicative Scheme, the overall height of the sky garden has been minimised to 5.9m by integrating the green features with the refuge floor. The clear height is set at 4.5m to fulfil the minimum requirement for provision of...
	5.5.3 It should be noted that floor-to-floor height of office and commercial floors (eating place/ retail) have also been specifically set at 4.5m and 4.55-4.5m respectively so as to minimize the overall building height while not compromising the oper...
	5.5.4 Taking into account the Applicant’s efforts in minimizing the increase in building height as far as possible, the resultant increase in BH is only 8.825m (i.e. 7.35%), which is far below the applied 20% increase in PR. Thus, this Application pre...

	5.6 Compatible with Building Height Profile of the Surrounding Area
	5.6.1 The proposed minor relaxation of BH restriction of the Proposed Development, in absolute terms, would only lead to an increase of about 8.825m (7.35%) for future redevelopment at the Application Site, which is much lower than the proposed increa...

	5.7 Fulfilling Relevant Criteria for Consideration of Minor Relaxation of Building Height Restriction as Stipulated in the OZP
	5.7.1 Through incorporation of multiple planning and design principles as described in Section 4.1, in particular with the incorporation of sky garden cum refuge floor and the implementation of the long-planned building setbacks, the Proposed Developm...

	5.8 Providing Multiple Planning and Design Merits in the Proposed Development for the Public
	5.8.1 The Proposed Development does not only to satisfying the growing demand for Grade A office space in the territory and ancillary retail spaces in the surrounding area, but also providing multiple planning and design merits for the public as follo...
	5.8.2 Incorporation of sky garden – The incorporation of the sky garden on 12/F will improve visual quality and permeability of the Application Site. It is designed with plenty of greeneries so that it will enhance the building permeability and facili...
	5.8.3 Recessed terraces with greeneries – The provision of green recessed terraces will improve visual quality and building permeability of the future redevelopment. The green recesses are mostly located on lower floors of the Proposed Development, se...
	5.8.4 Flat roof with greenery on 3/F – Apart from recessed terraces, greenery will also be incorporated on flat roof on 3/F to reduce solar heat gain to achieve building energy efficiency. Moreover, the flat roof with greenery is designed on lower flo...
	5.8.5 Incorporation of vertical green wall – A vertical green wall is incorporated on the building façade along Lai Chi Kok Road. It is designed to alleviate traffic pollution and improve micro-climate of the streetscape, therefore enhancing pedestria...
	5.8.6 Incorporation of road side planters – Road side planters are designated along the building façade on Lai Chi Kok Road and Cheung Yee Street at pedestrian level to improve micro-climate and streetscape, and they are particularly beneficial to the...
	5.8.7 Realisation of building setback– To realise the long-planned setback as set out in the ODP, the Proposed Development has incorporated 3.5m building setback from the lot boundary abutting Lai Chi Kok Road and Cheung Lai Street. The setback areas ...
	5.8.8 Please refer to Appendix B for the illustrative diagrams summarizing the multiple public planning and design merits provided by the Proposed Development.

	5.9 Design of Street Level on Pedestrian Accessibility, Connectivity and Comfort
	5.9.1 The Proposed Development will replace the existing industrial building with a modern building coupled with unique built form and multiple planning and design merits particularly for pedestrian. At street level, the long-planned 3.5m building set...
	5.9.2 In view of the strategic location of the Application Site, which is located in front of Lai Chi Kok MTR Station Exit D2, commercial uses are strategically designed on the lower floors to provide active shopfronts at street level. The Proposed De...

	5.10 Compliance with Relevant Provisions of Sustainable Building Design Guidelines
	5.10.1 The design of the Indicative Development Scheme has taken into consideration of the Sustainable Building Design Guidelines (APP-152) (SBDG) with an intention to achieving a quality and sustainability of the built environment in Cheung Sha Wan I...
	5.10.2 Building Separation – The area of the Application Site is 1318.3m2 which is less than 20,000m2. According to the SBDG, the longest continuous projected façade length at the Application Site should be less than 60m. It should be noted that the l...
	5.10.3 Building Setback – According to the SBDG, a ventilation corridor with a minimum section of 15mx15m should be maintained. The Proposed Development abuts three streets, namely Lai Chi Kok Road, Cheung Lai Street and Cheung Yee Street. All three s...
	5.10.4 Site Coverage of Greenery – In order to improve environmental quality, particularly at pedestrian level and to mitigate the heat island effect, building site with area of 1,000m2 or more should provide with sufficient greenery areas. The area o...

	5.11 Consideration of Green Building Design
	5.11.1 The Proposed Development has also taken into consideration following green building design to pursue energy efficiency:
	5.11.2 Green roof – The proposed flat roof with greenery on 3/F can effectively reduce the solar heat gain of the building and hence reduce the cooling load and energy consumption.
	5.11.3 Low-E Glass – The curtain wall system will be made up by Low-E glass, which has low thermal conductivity and high light transmittance. The proposed Low-E glass curtain wall system will ensure visible light transmittance while reducing light pol...
	5.11.4  Building Energy Efficiency – The Proposed Development is designed and will be constructed to have a desirable Overall Thermal Transfer Value and to comply with Building (Energy Efficiency) Regulation imposed to enhance energy efficiency. In ad...

	5.12 No Adverse Impacts to Surroundings
	5.12.1 As demonstrated in the submitted Traffic Impact Assessment, Sewerage Impact Assessment and Visual Impact Assessment (Appendix C, D and E refers), the Proposed Development is anticipated to generate no adverse impacts on the surroundings.

	5.13 Creating a Desirable Precedent in Cheung Sha Wan Industrial/Business Area
	5.13.1 As a proactive response to the policy to encourage owners to redevelop industrial buildings completed before 1987, this planning application is to seek approval for proposed minor relaxation of PR restriction by 20% (from PR 12.0 to 14.4), and ...
	5.13.2 With the intended “Office”, “Shop and Services” and “Eating Place” uses, the Proposed Development is completely aligning with the planning intention of “OU(B)” zone and help facilitating the phasing out of industrial uses in Cheung Sha Wan Indu...
	5.13.3 The Proposed Development takes into account the planned building height bands around the Application Site to ensure that the proposed redevelopment will be compatible with the surroundings. The building design has already optimised to minimise ...
	5.13.4 In summary, the Proposed Development is echoing to the intended transformation of Cheung Sha Wan Industrial/Business Area, supporting local economic transformation. The approval of this Application would set a desirable precedent for similar de...


	6 Conclusion
	6.1.1 This Supporting Planning Statement is submitted under Section 16 of the TPO to seek approval for the proposed minor relaxation of PR restriction for 20% for redeveloping the existing industrial building at the Application Site, which is construc...
	6.1.2 This Application is an immediate response to the policy intention under 2018 Policy Address for revitalising industrial buildings outside residential zones in main urban areas. The intended “Office”, “Shop and Services” and “Eating Place” uses a...
	6.1.3 The Proposed Development takes into account the planned building height bands around the Application Site to ensure that the proposed redevelopment will be compatible with the surroundings. The design of the Indicative Development Scheme has alr...
	6.1.4 The Proposed Development has also incorporated multiple planning and design merits for the public. The incorporation of the sky garden cum refuge floor and recessed terraces with greenery will help improving visual permeability and natural venti...
	6.1.5 In addition to abovementioned planning and design merits, it is also demonstrated by technical assessments that the Proposed Development will NOT generate adverse impacts to the Application Site and its surroundings.
	6.1.6 In light of the planning and design merits and justification put forward and elaborated in this Supporting Planning Statement, approval of this Planning Application will create a desirable precedent in leading the transformation of Cheung Sha Wa...
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	Contents
	1 Introduction
	1.1.1 This Visual Impact Assessment (VIA) is prepared in support of the Section 16 Planning Application for the proposed minor relaxation of plot ratio (PR) and building height (BH) restrictions for redeveloping the existing industrial building at No....
	1.1.2 The Application Site is currently occupied by a 13-storey industrial building built before 1987 and is bounded by Lai Chi Kok Road, Cheung Yee Street and Cheung Lai Street. This Application also seeks for minor relaxation of BH restriction to ac...
	1.1.3 The Proposed Development mainly comprises a commercial tower for office, shop and services and eating place uses with a BH of about 128.825mPD (main roof level). A sky garden cum refuge floor (collectively described as sky garden below) will be ...
	1.1.4 Point (e) of Para. 2.3 of the TPB Guidelines (TPB PG) No. 41 states that a VIA is required when “the proposal involves modification of development parameters of a site to deviate from the statutory planning restrictions applicable to the site or...
	1.1.5 To assess visual compatibility of the Proposed Development with the planned building masses and height profile, different height bands as stipulated in the OZP are adopted as the background. According to the Explanatory Statement (ES) of the OZP...
	1.1.6 Regarding the Cheung Sha Wan Industrial/Business Area where the Application Site situated in, an overall BHR of 120mPD was stipulated to the south of Cheung Sha Wan Road, whereas 130mPD is stipulated to the north of Cheung Sha Wan Road. The exis...
	1.1.7 This VIA evaluates the visual compatibility and degree of anticipated visual impacts of the Proposed Development on the Visually Sensitive Receivers relevant to the Application Site. Based on the evaluation, the VIA comments on the visual accept...
	1.1.8 The outline for this VIA is set out below:

	2 Visual Context of the Application Site and Surrounding Areas
	2.1 Local Context
	2.1.1 The Application Site locates at the southern fringe of Cheung Sha Wan Industrial/Business Area and is bounded by Lai Chi Kok Road, Cheung Yee Street and Cheung Lai Street (Figure 1 refers). The Application Site is currently occupied by a 13-stor...
	2.1.2 With the incentive to gradually transform traditional industrial uses to non-polluting business uses in the area, new commercial and office developments have emerged amongst the older industrial buildings in proximity to the Application Site. Th...
	2.1.3 The Application Site, located at the southern fringe of the Cheung Sha Wan Industrial/Business Area, is situated at a transitionary location between the high-rise industrial buildings (120mPD) to the north, and a cluster of high-rise residential...

	2.2 Visual Context in the Wider Context
	2.2.1 The wider area of the Application Site is encircled by the following characteristics (Figure 1 refers):


	3 The Proposed Development
	3.1.1 The Proposed Development has been carefully designed in accordance with the planning intentions specified in the OZP and ODP. It comprises a 27-storey commercial tower (128.825mPD main roof level) plus 4 levels of basement car parks. The propose...
	3.2 General Planning and Design Principles
	3.2.1 In alignment with the planning and design intentions as specified in the OZP and ODP, a vibrant mix of office and commercial uses, which is always permitted under the “OU(B)” zone, with the provision multiple planning and design merits is propos...
	3.2.2 Synergy with existing and planned developments in Cheung Sha Wan Industrial/Business area – Locating at a highly visible location at the southern fringe of the Cheung Sha Wan Industrial/Business Area, the Application Site is of considerable pote...
	3.2.3 Incorporation of a sky garden cum refuge floor for visual, ventilation and social benefits – The Proposed Development introduces a sky garden cum refuge floor on 12/F with a floor-to-floor height of 5.90m for various benefits. The sky garden is ...
	3.2.4 Establishment of a new landmark through incorporation of recessed terraces and green features – Instead of a typical direct extrusion, the form of the Proposed Development will be impressed by a series of recessed terraces. The recessed terraces...
	3.2.5 Provision of vertical greenery at the pedestrian level – 3.5m building setbacks have been incorporated along Lai Chi Kok Road and Cheung Lai Street in accordance to the ODP, the setback area at pedestrian level will be paved to provide pleasant ...
	3.2.6 Insignificant increase in BH to accommodate PR relaxation – The proposed minor relaxation of BH is mainly to accommodate the proposed minor relaxation of PR in respond to the policy to facilitate redevelopment of pre-1987 industrial buildings. I...
	3.2.7 Please refer to the details of the Indicative Development Scheme in Appendix A of the Supporting Planning Statement and summary of planning and design merits as well as indicative artist impression of the Proposed Development in Appendix B. of t...

	3.3 Key Development Parameters
	3.3.1 The Proposed Scheme involves proposed minor relaxation of PR restriction of 20% from PR 12.0 to 14.4, and the resulting proposed minor relaxation of BH restriction from 120mPD to 128.825mPD (7.35%). A comparison of key development parameters of ...

	3.4 Building Design of the Proposed Development
	3.4.1 Building design of the Proposed Development has closely followed the general planning and design principles put forward in Section 3.1 and the planning intention specified under the “OU(B)” zone on the OZP. Building setbacks required in the ODP ...
	3.4.2 As shown in the Indicative Development Scheme, the Proposed Scheme is 27 storeys in height, including 1 storey of sky garden cum refuge floor, plus 4 levels of basement carpark. The proposed building height of the commercial tower is about 128.8...


	4 Assessment Area & Selection of Viewing Points
	4.1.1 According to the TPB PG No. 41, the Assessment Area is defined by approximately three times of overall building height of the subject development, i.e. 124.4 m (128.825mPD with 4.425mPD at ground level). Thus, a radius of 373.2m from the boundar...
	4.1.2 The Urban Design Guidelines in the Hong Kong Planning Standards and Guidelines (HKPSG) have identified specific vantage points for the consideration of harbourfront development (Figure 3 of Chapter 11 of HKPSG refers). Given the Proposed Scheme ...
	4.1.3 When assessing the potential visual impacts of the Proposed Scheme, the classification of VPs is categorised as follows:
	4.1.4 A total of 6 VPs including short, medium and long ranges are considered to be the most affected by any development on the Application Site (Figure 2 refers) will be assessed. They include:
	4.1.5 VP1: MTR Lai Chi Kok Station D2 Exit on Cheung Lai Street – This VP locates to the north of the Application Site and is one of the popular exits connecting MTR Lai Chi Kok Station to nearby landmark industrial/commercial developments, such as D2...
	4.1.6 VP2: Cheung Shun Street Playground – It locates to the northwest of the Application Site at Cheung Shun Street Playground, one of the major open space in within the Cheung Sha Wan Industrial/ Business Area. This medium-range VP is selected for i...
	4.1.7 VP3: Footbridge linking Lai Chi Kok Industrial/Commercial Area and Banyan Garden – This VP is situated at the footbridge across Lai Chi Kok Road, linking industrial/commercial area to southern high-rise residential developments, including but no...
	4.1.8 VP4: MTR Lai Chi Kok D3 Exit on Lai Chi Kok Road – This VP is located at the southeast of the Application Site and is one of the commonly use exits connecting MTR Lai Chi Kok Station to the cluster of residential developments. It is mainly ident...
	4.1.9 VP5: Sham Shui Po Sports Ground – This VP is located to the northeast of the Application Site at Sham Shui Po Sports Ground and is selected owing to its popularity with nearby residents and visitors for sitting-out and outdoor activities. It is ...
	4.1.10 VP6: Rest Garden on Caldecott Road – This long-range VP is located to the north of the Application Site on Caldecott Road, the hillside of Piper’s Hill, and overlooks the entire view of Cheung Sha Wan Industrial/Business Area and the residentia...

	5 Assessment of Visual Impact
	5.1.1 This Section evaluates the visual impact of the Proposed Scheme by comparing it with the Approved Scheme as specified in the OZP. Reference is made to TPB PG No. 41 and the visual appraisal for the Proposed Scheme is carried out on the aspects o...
	VP 1: MTR Lai Chi Kok Station D2 Exit on Cheung Lai Street (Figure 3 refers)
	5.1.2 Effects on Visual Composition – The visual composition of this VP comprises the road junction of Cheung Yee Street and Cheung Lai Street in the foreground, the Application Site in the middle ground and the high-rise residential development, i.e....
	5.1.3 Effects on Visual Obstruction and Visual Permeability – Both OZP Compliance Scheme and Proposed Scheme has provided 3.5m setback from Cheung Lai Street in accordance to the requirement in the ODP. Therefore, under both the OZP Compliance Scheme ...
	5.1.4 Effects on Public Viewers –  At this short-range VP, public viewers will have a direct view towards the Proposed Scheme. Public viewers will enjoy the same open view under both the Proposed Scheme and the OZP Compliance Scheme as they both have ...
	5.1.5 Effects on Visual Resources – The use of modern glass façade will provide visual merits to the Proposed Scheme by enhancing the monotonous building façade along the inner streets of Cheung Sha Wan Industrial/Business Area as compared to OZP Comp...
	5.1.6 Overall, it shows that the Proposed Scheme will bring partly enhanced impact to the visual quality of this VP as compared to the OZP Compliance Scheme.
	VP 2: Cheung Shun Street Playground (Figure 4 refers)
	5.1.7 Effects on Visual Composition – The foreground of this VP is occupied by the Cheung Shun Street Playground, with trees, shrubs, playground facilities and street furniture, while the middle-ground is dominated by a WIP site which is subject to a ...
	5.1.1 Effects on Visual Obstruction and Visual Permeability, Public Viewers, and Visual Elements/Resources –  As future development at the Application Site will be fully screened off by surrounding developments under both OZP Compliance Scheme and Pro...
	5.1.2 Overall, the above shows that the Proposed Scheme will bring negligible impact to the visual quality of this VP.
	VP 3: Footbridge linking Cheung Sha Wan Industrial/Business Area and Banyan Garden (Figure 5 refers)
	5.1.3 Effects on Visual Composition – The foreground of this VP is dominated by the structures of the footbridge linking Cheng Sha Wan Industrial/Business Area and Banyan Garden, while the middle ground is formed by medium-rise industrial and commerci...
	5.1.4 Effects on Visual Obstruction and Visual Permeability – Future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme will inevitably screen off some open sky view behind the Application Site. Nevertheless, ...
	5.1.5 Effects on Public Viewers –  At this VP, public viewers will have a direct view in a transient manner towards the Application Site on an elevated level. Public viewers are expected to have a less open sky view with both the OZP Compliance Scheme...
	5.1.6 Effects on Visual Resources – Some portion of the open sky view will inevitably be blocked by future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme. Yet, under the Proposed Scheme, this can be mitiga...
	5.1.7 Overall, it shows that the Proposed Scheme will be partly enhanced the impact on visual quality of this VP as compared to the OZP Compliance Scheme through the incorporation of the sky garden.
	VP 4: MTR Lai Chi Kok D3 Exit on Lai Chi Kok Road (Figure 6 refers)
	5.1.8 Effects on Visual Composition – Road infrastructures and greenings of Lai Chi Kok Road and the West Kowloon Corridor form the foreground of this VP. The medium to high-rise industrial and commercial buildings to the north of Lai Chi Kok Road, in...
	5.1.9 Effects on Visual Obstruction and Visual Permeability – Future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme will inevitably screen off some open sky view behind the Application Site. Nonetheless, t...
	5.1.10 Effects on Public Viewers – As compared to the OZP Compliance Scheme, the Proposed Scheme has incorporated the sky garden, green recessed terraces and unique built form design to break the monotonous building façade along Lai Chi Kok Road, whil...
	5.1.11 Effects on Visual Resources – Some portion of the open sky view will inevitably be blocked by future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme. Yet, under the Proposed Scheme, this can be mitig...
	5.1.12 Overall, it shows that the Proposed Scheme will bring partly enhanced impact to the visual quality of this VP through the incorporation of various tailor-made design features.
	VP 5: Sham Shui Po Sports Ground (Figure 7 refers)
	5.1.13 Effects on Visual Composition – The foreground of this VP is formed by the trees and furniture of the Sports Ground. The middle-ground is mainly formed by the medium to high-rise industrial and office buildings to the north of Lai Chi Kok Road,...
	5.1.14 Effects on Visual Obstruction and Visual Permeability – The Proposed Scheme, as compared to the OZP Compliance Scheme will not create additional visual blockage to the open sky view at the background, and the scale of the Proposed Scheme is con...
	5.1.15 Effects on Public Viewers –  Visual impact on public recreational viewers at this VP is limited. The minor relaxation of BH for the Proposed Scheme is unlikely to attract attention of the public recreational viewers engaging in recreational act...
	5.1.16 Effects on Visual Resources – With similar nature of uses and comparable building mass, both the OZP Compliance Scheme and the Proposed Scheme will fully integrate into the context of the Cheung Sha Wan Industrial/ Business Area. Hence, the Pro...
	5.1.17 Overall, the above shows that the Proposed Scheme will bring negligible visual impact from VP5 in Sham Shui Po Sports Ground as the proposed minor relaxation of BH is unlikely to attract attention of the public recreational viewers and the deve...
	VP6: Rest Garden on Caldecott Road (Figure 8 refers)
	5.1.18 Effects on Visual Composition – This VP is located on the hillside of Piper’s Hill with the foreground dominated by trees on the hillside and St. Raphael’s Catholic Cemetery. The middle-ground is dominated by medium to high-rise industrial and ...
	5.1.19 Effects on Visual Obstruction and Visual Permeability, Public Viewers, and Visual Elements/Resources – As future development at the Application Site will be fully screened off by surrounding developments under both OZP Compliance Scheme and Pro...
	5.1.20 Overall, the above shows that the Proposed Scheme will bring negligible impact to the visual quality of this VP.

	6 Conclusion
	6.1.1 In responding to the 2018 Policy Address to encourage owners to redevelopment industrial buildings constructed before 1987, the Section 16 Planning Application for the proposed minor relaxation of plot ratio (PR) and building height (BH) restric...
	6.1.2 Various positive visual design merits, including a sky garden cum refuge floor, recessed terraces with greenery, realization of long-planned 3.5m building setbacks with paving, incorporation of green features at pedestrian level, the use of mode...
	6.1.3 A total of 6 VPs were assessed in this Visual Impact Assessment. The positive visual features identified are all incorporated in the Proposed Scheme to enhance the visual amenity of surroundings and to alleviate any visual impact brought by futu...
	6.1.4 Based on the above, the Proposed Scheme is considered to be fully acceptable in terms of visual impact.
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	Contents
	Executive Summary
	行政摘要
	1 Introduction
	1.1.1 Pursuant to Section 16 of the Town Planning Ordinance (TPO), this Supporting Planning Statement is prepared to seek approval for the proposed minor relaxation of plot ratio (PR) restriction for 20% for redeveloping the existing industrial buildi...
	1.1.2 The Application Site is currently zoned “Other Specified Uses (Business)” (“OU(B)”) on the Approved Cheung Sha Wan Outline Zoning Plan No. S/K5/37 (the OZP). Any proposed development at the Application Site is subject to a maximum PR of 12.0 and...
	1.1.3 According to the Chief Executive’s 2018 Policy Address, the Government intends to facilitate redevelopment of industrial buildings constructed before 1987 by allowing relaxation of the maximum permissible non-domestic PR up to 20% for redevelopm...
	1.1.4 As a proactive response to this policy, the subject of this planning application is to seek for proposed minor relaxation of PR restriction by 20% (from PR 12.0 to 14.4), and the resultant proposed minor relaxation of BH restriction (from 120mPD...
	1.1.5 This Application is considered befitting to facilitate and spearhead the transformation of Cheung Sha Wan Industrial/Business Area from majority industrial uses to a mix of industrial and commercial uses. The Proposed Development would help real...
	1.1.6 The Proposed Development takes into account the planned building height bands around the Application Site to ensure that the proposed redevelopment will be compatible with the surroundings. The design of the Indicative Development Scheme has alr...
	1.1.7 The Proposed Development is fully justified with provision of multiple planning and design merits. The incorporation of a sky garden with landscaping and recessed terraces with greenery will help improving visual permeability and natural ventila...
	1.1.8 In addition to the above, it is also demonstrated in this planning application that the Proposed Development will NOT generate adverse impacts to the Application Site and its surroundings.
	1.1.9 This Supporting Planning Statement is to provide members of the TPB with relevant information to considering this S16 Application. Section 2 and 3 provides a brief description of the Application Site, its surrounding environment and planning con...

	2 Site Context
	2.1 Location
	2.1.1 The Application Site, with a site area of about 1,318.3 m2 is located at No. 822 Lai Chi Kok Road. The Application Site is located at the southern periphery of Cheung Sha Wan Industrial/Business Area and are bounded by Lai Chi Kok Road, Cheung Y...

	2.2 Land Status
	2.2.1 The Application Site is under New Kowloon Inland Lot No. 5568. It is held under single ownership by the Applicant.

	2.3 Existing Use
	2.3.1 The Application Site is currently occupied by a 13-storey industrial building, built and completed before 1987. Please refer to Figure 2 for the site photo of the existing building.

	2.4 Surrounding Uses
	2.4.1 The Application Site is surrounded by a mix of commercial, industrial and IO buildings. To the immediate north and east of the Application Site are D2 Place Two, D2 Place One and Great Wall Factory Building that are all zoned “OU(B)” within the ...
	2.4.2 To the south of the Application Site is Lai Chi Kok Road which forms part of the West Kowloon Corridor that connects Lai Chi Kok Road in Cheung Sha Wan with the Gascoigne Road Flyover. To the further south across Lai Chi Kok Road are four high-r...
	2.4.3 To the immediate west of the Application Site is Laford Centre which is zoned “OU(B)” on the same OZP. To the further west is the Cheung Sha Wan Police Station zoned “Government, Institution or Community” (“G/IC”) and a work-in-progress (WIP) si...
	2.4.4 Please refer to Figure 2a-b for the surrounding uses of the Application Site.

	2.5 Accessibility
	2.5.1 The Application Site is covered by a comprehensive public transport network and is well-served by various modes of public transport services including mass transit railway (MTR), franchised buses and green minibuses. The MTR Lai Chi Kok Station,...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 The Application Site is currently zoned as “OU(B)” on the Approved Cheung Sha Wan Outline Zoning Plan No. S/K5/37. The Explanatory Statement (ES) of the OZP states that the “OU(B)” zone is “intended primarily for general business uses. A mix of ...
	3.1.2 According to the Schedule I of the Notes of “OU(B)” zone for open-air development or building other than industrial or IO building, ‘Office’, ‘Shop and Services’ and ‘Eating Place’ uses are Column 1 uses which are always permitted. It is also st...
	3.1.3 Please refer to Figures 1, 3a-e and 4a-b for the respective extract of the Plan, Notes and ES of the OZP.

	3.2 Departmental Plan Setback Requirement
	3.2.1 According to the Kowloon Planning Area No.5 Cheung Sha Wan & Sham Shui Po (Northern Part) Outline Development Plan (ODP) No. D/K5A/1B which was first circulated on 12th February 1987 and last circulated on 31st January 2002, 3.5m building setbac...

	3.3 New Policy Intention for Revitalisation of Industrial Building
	3.3.1 To better optimize the industrial premises of the Application Site, the Chief Executive’s 2018 Policy Address has reactivated the Revitalisation of Industrial Buildings scheme under III. Housing and land Supply Item 72(ii). Redevelopment as a po...
	3.3.2 The scheme is… “subject to approval of the TPB on a case-by-case basis and the maximum non-domestic plot ratio (PR) allowed under the Buildings (Planning) Regulations. Individual applications have to be made to the TPB within three years startin...
	3.3.3 In response to Government’s policy direction, the Applicant is eager to better optimize land resources through redeveloping the existing pre-1987 industrial building at the Application Site. The Proposed Development will help to expedite the tra...


	4 Indicative Development Scheme
	4.1 General Design and Planning Principles
	4.1.1 In alignment with the planning and design intentions as specified in the OZP and ODP, a vibrant mix of office and commercial uses, which is always permitted under the “OU(B)” zone, with the provision multiple planning and design merits is propos...
	4.1.2 Synergy with existing and planned developments in Cheung Sha Wan Industrial/Business area – Locating at a highly visible location at the southern fringe of the Cheung Sha Wan Industrial/Business Area, the Application Site is of considerable pote...
	4.1.3 Incorporation of a sky garden cum refuge floor for visual, ventilation and social benefits – The Proposed Development introduces a sky garden cum refuge floor on 12/F with a floor-to-floor height of 5.90m for various benefits. The sky garden is ...
	4.1.4 Establishment of a new landmark through incorporation of recessed terraces and green features – Instead of a typical direct extrusion, the form of the Proposed Development will be impressed by a series of recessed terraces. The recessed terraces...
	4.1.5 Provision of vertical greenery at the pedestrian level – 3.5m building setbacks have been incorporated along Lai Chi Kok Road and Cheung Lai Street in accordance to the ODP, the setback area at pedestrian level will be paved to provide pleasant ...
	4.1.6 Insignificant increase in BH to accommodate PR relaxation – The proposed minor relaxation of BH is mainly to accommodate the proposed minor relaxation of PR in respond to the policy to facilitate redevelopment of pre-1987 industrial buildings. I...
	4.1.7 Please refer to the details of the Indicative Development Scheme in  Appendix A and summary of planning and design merits as well as indicative artist impression of the Proposed Development in Appendix B.

	4.2 Proposed Development Parameters
	4.2.1 The Proposed Development involves proposed minor relaxation of PR restriction of 20% from PR 12.0 to 14.4, and the associated minor relaxation of BH restriction from 120mPD to 128.825mPD (7.35%). A comparison of key development parameters betwee...

	4.3 Building Design of the Proposed Development
	4.3.1 Building design of the Proposed Scheme has closely followed the general planning and design principles put forward in Section 4.1 and the planning intention specified under the “OU(B)” zone on the OZP. Building setbacks planned in the ODP have b...
	4.3.2 As shown in the Indicative Development Scheme, the Proposed Development is 27 storeys in height including 1 storey of sky garden cum refuge floor, plus 4 levels of basement carpark. The proposed building height of the commercial tower is about 1...


	5 Planning Justifications
	5.1 Realizing the Intention of the 2018 Chief Executive’s Policy Address to Encourage Redevelopment of pre-1987 Industrial Buildings
	5.1.1 This Planning Application is a proactive response to Chief Executive’s 2018 Policy Address to encourage owners to redevelop industrial buildings completed before 1987. It seeks for a minor relaxation of PR restriction for 20% for the redevelopme...

	5.2 Compiled with the Eligible Criteria for Relaxing Maximum Permissible PR for Industrial Buildings by Up to 20% Listed out in the Legislative Council Paper
	5.2.1 As discussed in Section 3.3, a LegCo Paper was published on 19th December 2018, which further elaborated the criteria for the new industrial scheme mentioned above. The Application Site, with the previous industrial building constructed before 1...

	5.3 Completely Aligning with the Planning Intention of the “OU(B)” Zone
	5.3.1 The Indicative Development Scheme is tailor-made to correspond to the planning intention of “OU(B)” as set out in the OZP. The intended “Office”, “Shop and Services” and “Eating Place” uses all fall under Column 1 uses which are always permitted...

	5.4 Realizing the Planned Building Setback Proposal with Improvement in Urban Quality
	5.4.1 As stated in Section 3.2, the requirements for building setbacks, put forward in the Kowloon Planning Area No.5 Cheung Sha Wan & Sham Shui Po (Northern Part) Outline Development Plan ODP No. D/K5A/1B, has been fully respected and reflected in th...

	5.5 Accommodating the Additional Plot Ratio and Proposed Sky Garden with Minimum Increase in Building Height
	5.5.1 To minimize potential adverse visual impacts of the resultant building, efforts have been made to reduce the building height as far as possible while accommodating the additional PR and the proposed sky garden cum refuge floor in the future deve...
	5.5.2 As demonstrated in the Indicative Scheme, the overall height of the sky garden has been minimised to 5.9m by integrating the green features with the refuge floor. The clear height is set at 4.5m to fulfil the minimum requirement for provision of...
	5.5.3 It should be noted that floor-to-floor height of office and commercial floors (eating place/ retail) have also been specifically set at 4.5m and 4.55-4.5m respectively so as to minimize the overall building height while not compromising the oper...
	5.5.4 Taking into account the Applicant’s efforts in minimizing the increase in building height as far as possible, the resultant increase in BH is only 8.825m (i.e. 7.35%), which is far below the applied 20% increase in PR. Thus, this Application pre...

	5.6 Compatible with Building Height Profile of the Surrounding Area
	5.6.1 The proposed minor relaxation of BH restriction of the Proposed Development, in absolute terms, would only lead to an increase of about 8.825m (7.35%) for future redevelopment at the Application Site, which is much lower than the proposed increa...

	5.7 Fulfilling Relevant Criteria for Consideration of Minor Relaxation of Building Height Restriction as Stipulated in the OZP
	5.7.1 Through incorporation of multiple planning and design principles as described in Section 4.1, in particular with the incorporation of sky garden cum refuge floor and the implementation of the long-planned building setbacks, the Proposed Developm...

	5.8 Providing Multiple Planning and Design Merits in the Proposed Development for the Public
	5.8.1 The Proposed Development does not only to satisfying the growing demand for Grade A office space in the territory and ancillary retail spaces in the surrounding area, but also providing multiple planning and design merits for the public as follo...
	5.8.2 Incorporation of sky garden – The incorporation of the sky garden on 12/F will improve visual quality and permeability of the Application Site. It is designed with plenty of greeneries so that it will enhance the building permeability and facili...
	5.8.3 Recessed terraces with greeneries – The provision of green recessed terraces will improve visual quality and building permeability of the future redevelopment. The green recesses are mostly located on lower floors of the Proposed Development, se...
	5.8.4 Flat roof with greenery on 3/F – Apart from recessed terraces, greenery will also be incorporated on flat roof on 3/F to reduce solar heat gain to achieve building energy efficiency. Moreover, the flat roof with greenery is designed on lower flo...
	5.8.5 Incorporation of vertical green wall – A vertical green wall is incorporated on the building façade along Lai Chi Kok Road. It is designed to alleviate traffic pollution and improve micro-climate of the streetscape, therefore enhancing pedestria...
	5.8.6 Incorporation of road side planters – Road side planters are designated along the building façade on Lai Chi Kok Road and Cheung Yee Street at pedestrian level to improve micro-climate and streetscape, and they are particularly beneficial to the...
	5.8.7 Realisation of building setback– To realise the long-planned setback as set out in the ODP, the Proposed Development has incorporated 3.5m building setback from the lot boundary abutting Lai Chi Kok Road and Cheung Lai Street. The setback areas ...
	5.8.8 Please refer to Appendix B for the illustrative diagrams summarizing the multiple public planning and design merits provided by the Proposed Development.

	5.9 Design of Street Level on Pedestrian Accessibility, Connectivity and Comfort
	5.9.1 The Proposed Development will replace the existing industrial building with a modern building coupled with unique built form and multiple planning and design merits particularly for pedestrian. At street level, the long-planned 3.5m building set...
	5.9.2 In view of the strategic location of the Application Site, which is located in front of Lai Chi Kok MTR Station Exit D2, commercial uses are strategically designed on the lower floors to provide active shopfronts at street level. The Proposed De...

	5.10 Compliance with Relevant Provisions of Sustainable Building Design Guidelines
	5.10.1 The design of the Indicative Development Scheme has taken into consideration of the Sustainable Building Design Guidelines (APP-152) (SBDG) with an intention to achieving a quality and sustainability of the built environment in Cheung Sha Wan I...
	5.10.2 Building Separation – The area of the Application Site is 1318.3m2 which is less than 20,000m2. According to the SBDG, the longest continuous projected façade length at the Application Site should be less than 60m. It should be noted that the l...
	5.10.3 Building Setback – According to the SBDG, a ventilation corridor with a minimum section of 15mx15m should be maintained. The Proposed Development abuts three streets, namely Lai Chi Kok Road, Cheung Lai Street and Cheung Yee Street. All three s...
	5.10.4 Site Coverage of Greenery – In order to improve environmental quality, particularly at pedestrian level and to mitigate the heat island effect, building site with area of 1,000m2 or more should provide with sufficient greenery areas. The area o...

	5.11 Consideration of Green Building Design
	5.11.1 The Proposed Development has also taken into consideration following green building design to pursue energy efficiency:
	5.11.2 Green roof – The proposed flat roof with greenery on 3/F can effectively reduce the solar heat gain of the building and hence reduce the cooling load and energy consumption.
	5.11.3 Low-E Glass – The curtain wall system will be made up by Low-E glass, which has low thermal conductivity and high light transmittance. The proposed Low-E glass curtain wall system will ensure visible light transmittance while reducing light pol...
	5.11.4  Building Energy Efficiency – The Proposed Development is designed and will be constructed to have a desirable Overall Thermal Transfer Value and to comply with Building (Energy Efficiency) Regulation imposed to enhance energy efficiency. In ad...

	5.12 No Adverse Impacts to Surroundings
	5.12.1 As demonstrated in the submitted Traffic Impact Assessment, Sewerage Impact Assessment and Visual Impact Assessment (Appendix C, D and E refers), the Proposed Development is anticipated to generate no adverse impacts on the surroundings.

	5.13 Creating a Desirable Precedent in Cheung Sha Wan Industrial/Business Area
	5.13.1 As a proactive response to the policy to encourage owners to redevelop industrial buildings completed before 1987, this planning application is to seek approval for proposed minor relaxation of PR restriction by 20% (from PR 12.0 to 14.4), and ...
	5.13.2 With the intended “Office”, “Shop and Services” and “Eating Place” uses, the Proposed Development is completely aligning with the planning intention of “OU(B)” zone and help facilitating the phasing out of industrial uses in Cheung Sha Wan Indu...
	5.13.3 The Proposed Development takes into account the planned building height bands around the Application Site to ensure that the proposed redevelopment will be compatible with the surroundings. The building design has already optimised to minimise ...
	5.13.4 In summary, the Proposed Development is echoing to the intended transformation of Cheung Sha Wan Industrial/Business Area, supporting local economic transformation. The approval of this Application would set a desirable precedent for similar de...


	6 Conclusion
	6.1.1 This Supporting Planning Statement is submitted under Section 16 of the TPO to seek approval for the proposed minor relaxation of PR restriction for 20% for redeveloping the existing industrial building at the Application Site, which is construc...
	6.1.2 This Application is an immediate response to the policy intention under 2018 Policy Address for revitalising industrial buildings outside residential zones in main urban areas. The intended “Office”, “Shop and Services” and “Eating Place” uses a...
	6.1.3 The Proposed Development takes into account the planned building height bands around the Application Site to ensure that the proposed redevelopment will be compatible with the surroundings. The design of the Indicative Development Scheme has alr...
	6.1.4 The Proposed Development has also incorporated multiple planning and design merits for the public. The incorporation of the sky garden cum refuge floor and recessed terraces with greenery will help improving visual permeability and natural venti...
	6.1.5 In addition to abovementioned planning and design merits, it is also demonstrated by technical assessments that the Proposed Development will NOT generate adverse impacts to the Application Site and its surroundings.
	6.1.6 In light of the planning and design merits and justification put forward and elaborated in this Supporting Planning Statement, approval of this Planning Application will create a desirable precedent in leading the transformation of Cheung Sha Wa...
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	1 Introduction
	1.1.1 This Visual Impact Assessment (VIA) is prepared in support of the Section 16 Planning Application for the proposed minor relaxation of plot ratio (PR) and building height (BH) restrictions for redeveloping the existing industrial building at No....
	1.1.2 The Application Site is currently occupied by a 13-storey industrial building built before 1987 and is bounded by Lai Chi Kok Road, Cheung Yee Street and Cheung Lai Street. This Application also seeks for minor relaxation of BH restriction to ac...
	1.1.3 The Proposed Development mainly comprises a commercial tower for office, shop and services and eating place uses with a BH of about 128.825mPD (main roof level). A sky garden cum refuge floor (collectively described as sky garden below) will be ...
	1.1.4 Point (e) of Para. 2.3 of the TPB Guidelines (TPB PG) No. 41 states that a VIA is required when “the proposal involves modification of development parameters of a site to deviate from the statutory planning restrictions applicable to the site or...
	1.1.5 To assess visual compatibility of the Proposed Development with the planned building masses and height profile, different height bands as stipulated in the OZP are adopted as the background. According to the Explanatory Statement (ES) of the OZP...
	1.1.6 Regarding the Cheung Sha Wan Industrial/Business Area where the Application Site situated in, an overall BHR of 120mPD was stipulated to the south of Cheung Sha Wan Road, whereas 130mPD is stipulated to the north of Cheung Sha Wan Road. The exis...
	1.1.7 This VIA evaluates the visual compatibility and degree of anticipated visual impacts of the Proposed Development on the Visually Sensitive Receivers relevant to the Application Site. Based on the evaluation, the VIA comments on the visual accept...
	1.1.8 The outline for this VIA is set out below:

	2 Visual Context of the Application Site and Surrounding Areas
	2.1 Local Context
	2.1.1 The Application Site locates at the southern fringe of Cheung Sha Wan Industrial/Business Area and is bounded by Lai Chi Kok Road, Cheung Yee Street and Cheung Lai Street (Figure 1 refers). The Application Site is currently occupied by a 13-stor...
	2.1.2 With the incentive to gradually transform traditional industrial uses to non-polluting business uses in the area, new commercial and office developments have emerged amongst the older industrial buildings in proximity to the Application Site. Th...
	2.1.3 The Application Site, located at the southern fringe of the Cheung Sha Wan Industrial/Business Area, is situated at a transitionary location between the high-rise industrial buildings (120mPD) to the north, and a cluster of high-rise residential...

	2.2 Visual Context in the Wider Context
	2.2.1 The wider area of the Application Site is encircled by the following characteristics (Figure 1 refers):


	3 The Proposed Development
	3.1.1 The Proposed Development has been carefully designed in accordance with the planning intentions specified in the OZP and ODP. It comprises a 27-storey commercial tower (128.825mPD main roof level) plus 4 levels of basement car parks. The propose...
	3.2 General Planning and Design Principles
	3.2.1 In alignment with the planning and design intentions as specified in the OZP and ODP, a vibrant mix of office and commercial uses, which is always permitted under the “OU(B)” zone, with the provision multiple planning and design merits is propos...
	3.2.2 Synergy with existing and planned developments in Cheung Sha Wan Industrial/Business area – Locating at a highly visible location at the southern fringe of the Cheung Sha Wan Industrial/Business Area, the Application Site is of considerable pote...
	3.2.3 Incorporation of a sky garden cum refuge floor for visual, ventilation and social benefits – The Proposed Development introduces a sky garden cum refuge floor on 12/F with a floor-to-floor height of 5.90m for various benefits. The sky garden is ...
	3.2.4 Establishment of a new landmark through incorporation of recessed terraces and green features – Instead of a typical direct extrusion, the form of the Proposed Development will be impressed by a series of recessed terraces. The recessed terraces...
	3.2.5 Provision of vertical greenery at the pedestrian level – 3.5m building setbacks have been incorporated along Lai Chi Kok Road and Cheung Lai Street in accordance to the ODP, the setback area at pedestrian level will be paved to provide pleasant ...
	3.2.6 Insignificant increase in BH to accommodate PR relaxation – The proposed minor relaxation of BH is mainly to accommodate the proposed minor relaxation of PR in respond to the policy to facilitate redevelopment of pre-1987 industrial buildings. I...
	3.2.7 Please refer to the details of the Indicative Development Scheme in Appendix A of the Supporting Planning Statement and summary of planning and design merits as well as indicative artist impression of the Proposed Development in Appendix B. of t...

	3.3 Key Development Parameters
	3.3.1 The Proposed Scheme involves proposed minor relaxation of PR restriction of 20% from PR 12.0 to 14.4, and the resulting proposed minor relaxation of BH restriction from 120mPD to 128.825mPD (7.35%). A comparison of key development parameters of ...

	3.4 Building Design of the Proposed Development
	3.4.1 Building design of the Proposed Development has closely followed the general planning and design principles put forward in Section 3.1 and the planning intention specified under the “OU(B)” zone on the OZP. Building setbacks required in the ODP ...
	3.4.2 As shown in the Indicative Development Scheme, the Proposed Scheme is 27 storeys in height, including 1 storey of sky garden cum refuge floor, plus 4 levels of basement carpark. The proposed building height of the commercial tower is about 128.8...


	4 Assessment Area & Selection of Viewing Points
	4.1.1 According to the TPB PG No. 41, the Assessment Area is defined by approximately three times of overall building height of the subject development, i.e. 124.4 m (128.825mPD with 4.425mPD at ground level). Thus, a radius of 373.2m from the boundar...
	4.1.2 The Urban Design Guidelines in the Hong Kong Planning Standards and Guidelines (HKPSG) have identified specific vantage points for the consideration of harbourfront development (Figure 3 of Chapter 11 of HKPSG refers). Given the Proposed Scheme ...
	4.1.3 When assessing the potential visual impacts of the Proposed Scheme, the classification of VPs is categorised as follows:
	4.1.4 A total of 6 VPs including short, medium and long ranges are considered to be the most affected by any development on the Application Site (Figure 2 refers) will be assessed. They include:
	4.1.5 VP1: MTR Lai Chi Kok Station D2 Exit on Cheung Lai Street – This VP locates to the north of the Application Site and is one of the popular exits connecting MTR Lai Chi Kok Station to nearby landmark industrial/commercial developments, such as D2...
	4.1.6 VP2: Cheung Shun Street Playground – It locates to the northwest of the Application Site at Cheung Shun Street Playground, one of the major open space in within the Cheung Sha Wan Industrial/ Business Area. This medium-range VP is selected for i...
	4.1.7 VP3: Footbridge linking Lai Chi Kok Industrial/Commercial Area and Banyan Garden – This VP is situated at the footbridge across Lai Chi Kok Road, linking industrial/commercial area to southern high-rise residential developments, including but no...
	4.1.8 VP4: MTR Lai Chi Kok D3 Exit on Lai Chi Kok Road – This VP is located at the southeast of the Application Site and is one of the commonly use exits connecting MTR Lai Chi Kok Station to the cluster of residential developments. It is mainly ident...
	4.1.9 VP5: Sham Shui Po Sports Ground – This VP is located to the northeast of the Application Site at Sham Shui Po Sports Ground and is selected owing to its popularity with nearby residents and visitors for sitting-out and outdoor activities. It is ...
	4.1.10 VP6: Rest Garden on Caldecott Road – This long-range VP is located to the north of the Application Site on Caldecott Road, the hillside of Piper’s Hill, and overlooks the entire view of Cheung Sha Wan Industrial/Business Area and the residentia...

	5 Assessment of Visual Impact
	5.1.1 This Section evaluates the visual impact of the Proposed Scheme by comparing it with the Approved Scheme as specified in the OZP. Reference is made to TPB PG No. 41 and the visual appraisal for the Proposed Scheme is carried out on the aspects o...
	VP 1: MTR Lai Chi Kok Station D2 Exit on Cheung Lai Street (Figure 3 refers)
	5.1.2 Effects on Visual Composition – The visual composition of this VP comprises the road junction of Cheung Yee Street and Cheung Lai Street in the foreground, the Application Site in the middle ground and the high-rise residential development, i.e....
	5.1.3 Effects on Visual Obstruction and Visual Permeability – Both OZP Compliance Scheme and Proposed Scheme has provided 3.5m setback from Cheung Lai Street in accordance to the requirement in the ODP. Therefore, under both the OZP Compliance Scheme ...
	5.1.4 Effects on Public Viewers –  At this short-range VP, public viewers will have a direct view towards the Proposed Scheme. Public viewers will enjoy the same open view under both the Proposed Scheme and the OZP Compliance Scheme as they both have ...
	5.1.5 Effects on Visual Resources – The use of modern glass façade will provide visual merits to the Proposed Scheme by enhancing the monotonous building façade along the inner streets of Cheung Sha Wan Industrial/Business Area as compared to OZP Comp...
	5.1.6 Overall, it shows that the Proposed Scheme will bring partly enhanced impact to the visual quality of this VP as compared to the OZP Compliance Scheme.
	VP 2: Cheung Shun Street Playground (Figure 4 refers)
	5.1.7 Effects on Visual Composition – The foreground of this VP is occupied by the Cheung Shun Street Playground, with trees, shrubs, playground facilities and street furniture, while the middle-ground is dominated by a WIP site which is subject to a ...
	5.1.1 Effects on Visual Obstruction and Visual Permeability, Public Viewers, and Visual Elements/Resources –  As future development at the Application Site will be fully screened off by surrounding developments under both OZP Compliance Scheme and Pro...
	5.1.2 Overall, the above shows that the Proposed Scheme will bring negligible impact to the visual quality of this VP.
	VP 3: Footbridge linking Cheung Sha Wan Industrial/Business Area and Banyan Garden (Figure 5 refers)
	5.1.3 Effects on Visual Composition – The foreground of this VP is dominated by the structures of the footbridge linking Cheng Sha Wan Industrial/Business Area and Banyan Garden, while the middle ground is formed by medium-rise industrial and commerci...
	5.1.4 Effects on Visual Obstruction and Visual Permeability – Future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme will inevitably screen off some open sky view behind the Application Site. Nevertheless, ...
	5.1.5 Effects on Public Viewers –  At this VP, public viewers will have a direct view in a transient manner towards the Application Site on an elevated level. Public viewers are expected to have a less open sky view with both the OZP Compliance Scheme...
	5.1.6 Effects on Visual Resources – Some portion of the open sky view will inevitably be blocked by future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme. Yet, under the Proposed Scheme, this can be mitiga...
	5.1.7 Overall, it shows that the Proposed Scheme will be partly enhanced the impact on visual quality of this VP as compared to the OZP Compliance Scheme through the incorporation of the sky garden.
	VP 4: MTR Lai Chi Kok D3 Exit on Lai Chi Kok Road (Figure 6 refers)
	5.1.8 Effects on Visual Composition – Road infrastructures and greenings of Lai Chi Kok Road and the West Kowloon Corridor form the foreground of this VP. The medium to high-rise industrial and commercial buildings to the north of Lai Chi Kok Road, in...
	5.1.9 Effects on Visual Obstruction and Visual Permeability – Future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme will inevitably screen off some open sky view behind the Application Site. Nonetheless, t...
	5.1.10 Effects on Public Viewers – As compared to the OZP Compliance Scheme, the Proposed Scheme has incorporated the sky garden, green recessed terraces and unique built form design to break the monotonous building façade along Lai Chi Kok Road, whil...
	5.1.11 Effects on Visual Resources – Some portion of the open sky view will inevitably be blocked by future development at the Application Site under both the OZP Compliance Scheme and Proposed Scheme. Yet, under the Proposed Scheme, this can be mitig...
	5.1.12 Overall, it shows that the Proposed Scheme will bring partly enhanced impact to the visual quality of this VP through the incorporation of various tailor-made design features.
	VP 5: Sham Shui Po Sports Ground (Figure 7 refers)
	5.1.13 Effects on Visual Composition – The foreground of this VP is formed by the trees and furniture of the Sports Ground. The middle-ground is mainly formed by the medium to high-rise industrial and office buildings to the north of Lai Chi Kok Road,...
	5.1.14 Effects on Visual Obstruction and Visual Permeability – The Proposed Scheme, as compared to the OZP Compliance Scheme will not create additional visual blockage to the open sky view at the background, and the scale of the Proposed Scheme is con...
	5.1.15 Effects on Public Viewers –  Visual impact on public recreational viewers at this VP is limited. The minor relaxation of BH for the Proposed Scheme is unlikely to attract attention of the public recreational viewers engaging in recreational act...
	5.1.16 Effects on Visual Resources – With similar nature of uses and comparable building mass, both the OZP Compliance Scheme and the Proposed Scheme will fully integrate into the context of the Cheung Sha Wan Industrial/ Business Area. Hence, the Pro...
	5.1.17 Overall, the above shows that the Proposed Scheme will bring negligible visual impact from VP5 in Sham Shui Po Sports Ground as the proposed minor relaxation of BH is unlikely to attract attention of the public recreational viewers and the deve...
	VP6: Rest Garden on Caldecott Road (Figure 8 refers)
	5.1.18 Effects on Visual Composition – This VP is located on the hillside of Piper’s Hill with the foreground dominated by trees on the hillside and St. Raphael’s Catholic Cemetery. The middle-ground is dominated by medium to high-rise industrial and ...
	5.1.19 Effects on Visual Obstruction and Visual Permeability, Public Viewers, and Visual Elements/Resources – As future development at the Application Site will be fully screened off by surrounding developments under both OZP Compliance Scheme and Pro...
	5.1.20 Overall, the above shows that the Proposed Scheme will bring negligible impact to the visual quality of this VP.

	6 Conclusion
	6.1.1 In responding to the 2018 Policy Address to encourage owners to redevelopment industrial buildings constructed before 1987, the Section 16 Planning Application for the proposed minor relaxation of plot ratio (PR) and building height (BH) restric...
	6.1.2 Various positive visual design merits, including a sky garden cum refuge floor, recessed terraces with greenery, realization of long-planned 3.5m building setbacks with paving, incorporation of green features at pedestrian level, the use of mode...
	6.1.3 A total of 6 VPs were assessed in this Visual Impact Assessment. The positive visual features identified are all incorporated in the Proposed Scheme to enhance the visual amenity of surroundings and to alleviate any visual impact brought by futu...
	6.1.4 Based on the above, the Proposed Scheme is considered to be fully acceptable in terms of visual impact.
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