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1. Introduction

This paper is to seek Members’ agreement that:

(2)

(b)

the proposed amendments to the draft Chai Wan Outline Zoning Plan (OZP) No.
S/H20/19 (Amendment Plan No. S/H20/19A at Attachment I) and its Notes
(Attachment IT) are suitable for exhibition under section 7 of the Town Planning
Ordinance (the Ordinance); and

the Explanatory Statement (ES) of the OZP (Attachment ITI) is an expression of the
Town Planning Board (the Board)’s planning intentions and objectives for the
various land use zonings of the OZP.

Status of the Current OZP

On 11.11.2011, the draft Chai Wan OZP No. S/H20/19 (Plan 1), incorporating amendments
relating to the extension of the western boundary of the OZP, rezoning of a few sites and
deletion of a previously proposed pier, was exhibited for public inspection for two months
under section 7 of the Ordinance. No representation has been received so far.

3.1

3.2

Background and Need for Building Height Control

In order to provide better planning control to meet public aspirations for better living
condition and greater certainty and transparency in the statutory planning system, the
Planning Department (PlanD) has been reviewing various OZPs with a view to
incorporating appropriate building height (BH) restrictions for development zones to
guide future development and redevelopment. Priority has been given to areas subject
to great development/redevelopment pressure and areas around Victoria Harbour.

While the Chai Wan Area (the Area) is currently not subject to immense
redevelopment pressure, there have been some building plan submissions for the
development of tall buildings’, and more building plan submissions are expected since
there are some old buildings ripe for redevelopment (see paragraph 6.3 below). There
is thus a need to incorporate BH restrictions in the OZP to provide proper guidance for
developments in the Area.

' There have been building plan submissions for a proposed 32-storey (148.65mPD) office building at 24 Lee Chung
Street which was first approved by the Building Authority on 18.7.2008, and a proposed 30-storey (139.58mPD) office
building at 12 Lee Chung Street submitted to BD on 30.11.2011.
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3.3 Past experience has indicated that it is insufficient to rely solely on administrative
measures or the lease conditions to control BH to achieve a good urban form. The
stipulation of BH restrictions on OZP is considered a more effective measure to
regulate the height profile of the built environment. Moreover, it involves the setting
out of the rationales for the restrictions more clearly, making it more transparent and
open to public scrutiny. The mechanism will ensure that all stakeholders have the
opportunity to express their views on the BH restrictions in the statutory plan-making
process.

Scope of Review

Under the current Chai Wan OZP, BH and plot ratio (PR)/gross floor area (GFA) restrictions
have not been imposed on development zones other than the “Comprehensive Development
Area (1)” (“CDA(1)”) site at Chai Wan Road, which is subject to a maximum GFA of
86,268m? first imposed on the Chai Wan OZP No. S/H20/11 exhibited on 20.4.2001. The
current review covers the remaining development zones, mainly focusing on the imposition of
BH restrictions, for the “CDA”, “Commercial/Residential” (“C/R”), “Residential (Group A)”
(“R(A)”), “I”, “Government, Institution or Community” (“G/IC”) and “Other Specified Uses”
(“OU™) zones; and to recommend appropriate PR/GFA restrictions for the “I”,
“OU(Business)” and “OU(Mass Transit Railway Comprehensive Development Area)”
(“OUMTRCDA)”) zones as set out in paragraphs 11 and 12 below. In addition, the exercise
also covers the review of “C/R” and “Open Space” (“O”) sites and zoning amendments of
some other sites as detailed in paragraphs 14 to 17 below. Opportunity has also been taken to
minor adjustments to the zoning boundary of some sites, to reflect the latest circumstances, as
appropriate.

Existing Profile of the Planning Scheme Area (the Area)

General Context

5.1 The Area, about 614 ha, is located in the eastern part of Hong Kong Island fronting Lei
Yue Mun Strait. It is bounded by Heng Fa Chuen to the north, Tai Tam Country Park
to the west, and Shek O Country Park to the south. To the east, it extends to the
waterfront (Plans 1 and 2). The central and eastern parts of the Area are mainly on
reclaimed land, set between the hillslopes on the southern and northwestern sides.
Platforms have been formed on the hillslopes and developed into various uses. The
mountain backdrop of Pottinger Peak in the southeast, Mount Collinson and Shek O
Country Park to the south and Mount Parker and Tai Tam Country Park to the west, the
green hillslopes of Chai Wan Au in the north and Lei Yue Mun Strait to the east are
important natural landscape attributes in the Area (Plans SA to SE).

5.2  Developments in the Area include four major land uses, viz. residential (with some
supporting commercial facilities), industrial, industrial-related business and GIC/open
space uses. The predominant land use is residential which consists mainly of public
rental housing (PRH), Home Ownership Scheme (HOS) and Private Sector
Participation Scheme (PSPS) developments, and other private developments
including two major private residential developments of Heng Fa Chuen and Island
Resort. Industrial and business developments are found to the west of the MTR Chai
Wan Station and in the Chai Wan East Area. Since the waterfront sites from Heng Fa
Chuen to the area south of the cargo handling basin (the Basin) were previously
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subject to airport height restrictions 51.82 to 90mPD, most of the existing buildings in
this area are of medium-rise with BH not exceeding 90mPD.

The Area is well served by both road and rail transport. There are two main primary
distributors, i.e. Island Eastern Corridor (IEC) and Chai Wan Road. Tai Tam Road is a
district distributor road providing access to the south. The Area is served by the MTR
with Heng Fa Chuen Station and Chai Wan Station.

In general, the Area can be divided into 8 sub-areas having regard to the physical
features and land use pattern of the Area as described below (Plan 3):

Heng Fa Chuen Area

5.4.1 Commanding an open view toward Lei Yue Mun Strait, the comprehensive
commercial/residential development of Heng Fa Chuen in the northern part of
the Area has been developed in form of medium-rise buildings (Plans SA and
5B). Owing to the previous airport height restrictions, residential blocks of
Heng Fa Chuen were built to about 57mPD to 65mPD with relatively low
floor-to-floor height of about 2.67m. The site is subject to a maximum
domestic and non-domestic GFA of 425,000m* and 26,750m> respectively
under the lease.

Basin Area

Area north/west of the Basin

5.4.2 This area covers the land adjacent to the Basin, which is generally flat. It is
bounded by Shing Tai Road in the north-west, Wing Tai Road in the west and
Chai Wan Road in the south. The Government Logistics Centre, an oil depot
and a Liquefied Petroleum Gas (LPG) cum petrol filling station are on the
waterfront north of the Basin while some low-rise developments including two
bus depots, an electricity substation and a LPG cum petrol filling station at the
western part (Plans SA and 5B). Majority of the sites are Government land,
except the oil depot (with maximum BH of 30.48mPD under lease) and
electricity substation sites. The two private development sites (i.e. the oil
depot and electricity substation sites) are governed by the respective leases to
be used for their respective purposes. Most of the existing land uses including
the New World First Bus Services Limited’s and CityBus Services Limited’s
depots, are on Short Term Tenancy (STT) basis. The area is largely located on
the helicopter flight path of the Pamela Youde Nethersole Eastern Hospital (the
Eastern Hospital) (area edged orange on Plan 16f). The existing BHs of these
developments range from 11mPD to 70.6mPD (Government Logistics
Centre). '

Area east of the Basin

5.4.3 The eastern part of the area is occupied by 3 warehouse/godown buildings of
similar BH (about 51mPD) and a number of GIC facilities including public
filling barging point, sewage treatment works, refuse transfer station and salt
water pumping station. The Safety Godown Industrial Building (site area
4,6241112) is subject to both maximum GFA and BH restrictions (31,586.5m’
for 3/F and above, and 51.5mPD) under lease, while the remaining two
godowns, i.e. Kerry Godown and Chivas Godown, are subject to maximum
BH restriction of 51.5mPD (Plan 16e). The existing PRs for these two



-4 -

developments are about 9.88 and 7.03 respectively.

Area south of the Basin
5.4.4 The southern part of the area is occupied by existing industrial and office
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buildings (about 48-94mPD) (Plans 5B to SD). For the existing industrial
buildings within “I” zone, their existing PRs generally range from 10 to 12
(except Yiko Industrial Building and Federal Centre which are of PR 14.5 and
15 respectively). Among the 21 “I” sites in the area, 6 sites are subject to both
PR restriction of 12 and BH restrictions ranging from 111-114mPD under the
lease. The remaining sites are all subject to BH restrictions only, with 13 sites
about 51mPD while the remaining two of about 95mPD (Federal Centre) and
114mPD (Yiko Industrial Building) stipulated under the lease. Except for
Yiko Industrial Building and Federal Centre with existing PR of 14.5 and 15
respectively, the other buildings are of PR 10.4 to 11.51 given the PR and/or
BH restrictions under the respective leases (Plan 16d).

As for the 5 existing buildings within the “OU(Business)” zone in the area
clustering around On Yip Street, 4 are up to PR 14.93 to 15.6 and BH of
104mPD to 135mPD and one of PR 10 and BH of 49mPD (Plan 17e). The
sites are all under industrial leases. Four of the sites are not subject to any
PR/GFA/BH restriction under their respective leases, while the remaining one
(8 Commercial Tower) is subject to maximum PR of 15 and maximum BH
permitted under AHR under lease. '

“CDA(1)” site at the ex-CMB depot
5.4.6 The ex-China Motor Bus (CMB) depot in the south is zoned “CDA(1)” for

comprehensive residential development. The site, about 10,750m2 in area,
covers part of the former CMB depot at Chai Wan Road, a section of Sheung
On Street and the adjoining open-air bus terminus. In 2001, the CMB
Company Limited submitted a rezoning request to rezone the depot site and
adjacent Government land from “I”, “G/IC” and ‘Road’ to “CDA” and “O” to
facilitate comprehensive redevelopment of the site. In partially agreeing to the
rezoning request, MPC agreed to rezone a portion of the proposed “CDA” site
to “O” to provide a larger buffer area with better configuration between the
proposed residential development and the nearby industrial developments.
The zoning amendments were exhibited on 20.4.2001 on the draft OZP No.
S/H20/11. The site is subject to a maximum GFA of 86,268m” under the OZP,
which is equivalent to PR 6 based on gross site area or 8.28 based on net site
area. The site was the subject of a planning application (No. A/H20/119) for
residential development with BH of 192mPD approved by the MPC on
8.2.2002. After two extensions of the validity period, the planning permission
lapsed on 8.2.2011. A revised scheme (No. A/H20/159) with BH up to about
206mPD was submitted in October 2008, which was rejected by the Board on
review on 11.12.2009 mainly on the grounds that the BHs and podium
structure of the proposed development were considered excessive and the
development is subject to adverse traffic noise impact. On 5.3.2010, the
applicant lodged an appeal against the decision made by the Board. The
hearing date of the appeal is yet to be fixed.

Siu Sai Wan Reclamation Area

5.4.7

This area in the south-eastern part of the Area is on the waterfront and bounded
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by Siu Sai Wan Road in the west. It is generally flat with site formation level
of about 4mPD to 6mPD. There is a cluster of GIC facilities along Fu Yee
Road and Harmony Road including one primary school, 5 secondary schools
and a Government Joint-user Complex, and the Siu Sai Wan Sports Ground is
right on the waterfront. Some residential developments are found within the
area including the 62-storeyed Island Resort (about 193mPD) on the
waterfront and PSPS developments of Harmony Garden (about 84-95mPD)
and Cheerful Garden (about 91-117mPD) (Plan 5C). Island Resort is not
subject to PR restriction under lease and has been built to a PR of 10.5. The
excessively tall residential towers are considered incompatible and
incongruous with the surrounding environment and the waterfront setting. A
continuous promenade and open space have been developed along the
waterfront.

Southern Foothill Area

5.4.8 This area is situated on platforms ranging from about SmPD to 23mPD
stretching in a curvilinear form of development to the south of Siu Sai Wan
Road, Chai Wan Road and Wan Tsui Road. While clusters of GIC facilities
including 3 primary schools, 3 secondary schools, Chai Wan Municipal
Services Building and Chai Wan Swimming Pool and Park are found, the area
is predominantly residential in nature with PRH developments of Siu Sai Wan
Estate (about 81mPD and 113-118mPD on the lower and upper platforms
respectively), Chai Wan Estate (about 118mPD) and Wan Tsui Estate (about
58-82mPD) and PSPS/HOS developments of Fullview Garden (about
88-91mPD), Lok Hin Terrace (about 9mPD), Yan Tsui Court (about 70mPD)
and Yuet Chui Court (about 120mPD) (Plans 5C to 5E). The existing PRs of
the residential developments range from generally 3.3 (for the residential area
to the north of Precious Blood Secondary School) to 9.2 (HOS development of
Kai Tsui Court).

Central Core Area

5.4.9 This area, at a level of about SmPD, is bounded by Wing Tai Road, Chai Wan
Road and IEC. The area is predominantly residential in nature with its
northern, eastern and southern parts occupied by public housing developments
including Tsui Wan Estate (about 81-91mPD), Yue Wan Estate (about
24-63mPD) and Tsui Lok Estate (about 64mPD), HOS developments of Yee
Tsui Court (about 79mPD) and Hang Tsui Court (about 9mPD) and PSPS
development of Walton Estate (about 85-88mPD), and two private
commercial/residential developments (below 92mPD). The existing PRs of
the PRH range from about 2.8 (Yue Wan Estate) to 5.8 (Tsui Lok Estate) while
the remaining private residential developments are of about 10.7 (Kam Yuen
House) and 11.2 (Winner Centre). There are also some GIC facilities within
this area including the Chai Wan Married Police Quarters (about 107mPD),
Chai Wan Sports Centre, Yue Wan Market Building, 3 primary schools and 2
secondary schools. Chai Wan Park serves as a major visual and ventilation
corridor providing an important green and visual relief for the densely built-up
environment (Plans 5C to 5E).



Western Core Area

5.4.10 Bounded by Lok Man Road, Chai Wan Road, Fei Tsui Road and IEC, this area
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is situated on the hillsides with site formation level of about 30mPD in the
south rising to about 70mPD in the north. It is a mixed
commercial/industrial/residential area with a cluster of old industrial
developments (generally below 92mPD) to the west of the MTR Chai Wan
Station under gradual transformation. The northern part (Koway Court of
about 97-103mPD, Bayview Park of about 105mPD and PSPS developments
of Neptune Terrace of about 132-136mPD and Greenwood Terrace of about
102-110mPD) and southern part (New Jade Garden of about 107mPD above
the MTR Chai Wan Station and PRH development Hing Wah (I) Estate of
about 90-111mPD) are predominantly residential in nature (Plans SC and
SE). The existing PRs of the private residential areas range from about 8
(Bayview Park) to 10.7 (New Jade Garden). The newly completed cultural
centre, Youth Square (about 83mPD), is located to the south of the MTR Chai
Wan Station.

For the 37 “OU(Business)” sites in the area to the west of the MTR Chai Wan
Station as shown on Plan 17d, 1 (Site 20) is currently used as temporary
sitting-out-area and 4 (Sites 17, 18, 31 and 32) are for Government/utility
purposes i.e. refuse collection point, electricity substation, telephone exchange
and cooked food market. Site 9 at 24 Lee Chung Street is subject to a
maximum PR of 15 under lease and an office development of 148.65mPD is
nearing completion. The remaining 31 sites, all restricted to industrial and/or
godown purposes, are not subject to any PR/GFA restriction under their
respective leases. 9 of them have been developed to PR 15, 3 are of PR 13 or
above, and the remaining 19 sites are below PR 12. Among these, 13 sites are
subject to BH restrictions of 91.4mPD to 108mPD under leases.

Northern Hill-slope Area

5.4.12 This area near the foothills of Chai Wan Au traversed by IEC is predominantly

occupied by GIC developments with formation levels rising from about 6mPD
in the east to about 73mPD in the west. The MTR Chai Wan Depot (up to
15mPD) and Hong Kong Institute of Vocational Education (about 14-86mPD)
are at the lower part to the east of IEC. The higher platform is mainly occupied
by the Eastern Hospital (about 91-140mPD) (Plans SA and SC).

Western Hill-slope Area

5.4.13 Located along the hill-slope adjacent to Tai Tam Country Park in the west, this

area is mainly bounded by Tai Tam Road, Chai Wan Road, Wan Tsui Road
and Fei Tsui Road. With formation level of about 50mPD to 100mPD, the area
rises gradually from Fei Tsui Road in the south to Chai Wan Road in the north.
The area is characterized by public housing developments including Hing Man
Estate (about 199-207mPD), Hing Wah (II) Estate (about 89-142mPD) and
Fung Wah Estate (about 158-161mPD) and HOS developments of Shan Tsui
Court (about 170-177mPD) and King Tsui Court (about 161mPD) (Plans SD
and 5E). The existing PRs of the PRH range from about 2.2 (Hing Man
Estate) to 5.4 (Fung Wah Estate). For the two HOS developments of Shan
Tsui Court and King Tsui Court, the existing PRs are about 7.4 and 9.1



-

respectively. As for the private residential developments Man Wah Building
and Moon Wah Building, the existing PRs are about 4.1 and 6.4 respectively.

6. Existing Building Profile

Building Height (Plans 6 and 7)

6.1

In general, the BHs of the existing developments in Chai Wan gradually increase from
the waterfront and central part towards the hillside in the north, west and south.
Except for Island Resort, the heights of the buildings on the waterfront range from
about 15 storeys (60mPD) for the private residential development of Heng Fa Chuen
to 22 storeys (up to 94mPD) for industrial developments to the south of the Basin,
where most of these sites were previously subject to the former airport height
restrictions 51.82 to 90mPD. Island Resort consists of eight excessively tall
residential towers (up to 193mPD) and is considered incompatible and incongruous
with the surrounding environment and the waterfront setting. Further inland, there is a
cluster of relatively new industrial and industrial-office buildings (8 Commercial
Tower and Megaiadvantage) ranging from 27-32 storeys (104-135mPD) in the
“OU(Business)” zone in the On Yip Street/Chai Wan Road area. The heights of public
housing developments vary greatly across the Area, ranging from 7 storeys (about
24mPD) in Yue Wan Estate nearer the waterfront to 44 storeys (up to 207mPD) in
Hing Man Estate on a platform of about 83mPD at the western foothills. Low-tise
developments (below 12 storeys or 40mPD) are mainly within the “G/IC” zones
scattered in the Area.

Plot Ratio

6.2

The predominant land use in the Area is residential. There are 7 public rental housing
estates scattered around, with PRs ranging from 2.2 to 7.1. Besides, there are 15
HOS/PSPS developments in the Area, with PRs ranging from 4.5 (Yan Tsui Court) to
10.7 (Walton Estate). As for the private developments, their PRs range from 3.3 to
11.2 (Winner Centre). For the industrial and industrial-office developments to the
south of the Basin Area and to the west of the MTR Chai Wan Station, the majority of
the buildings are under PR 12, but with 24 sites of PR 12 or above.

Building Age (Plan 8)

6.3

With a majority (about 70%) under 30 years in age, the buildings in the Area are
relatively new, but there are also some old buildings (about 8%) of 40 to 50 years old.
In general, the industrial buildings to the west of the MTR Chai Wan Station and those
clustered around Fung Yip Street to the south of the Basin, and the residential
developments generally bounded by Chai Wan Road and Wing Ping Street are older
(over 30 years). The newer developments (20 years or below) are mainly concentrated
in the Siu Sai Wan area. Building age of public housing developments varies with
Chai Wan Estate newly completed in 2010, Hing Wah (I) Estate about 13 years old,
Siu Sai Wan Estate and Tsui Wan Estate of about 22 and 24 years in age respectively,
and the oldest ones are Yue Wan Estate (35 years) and Hing Wah (II) Estate (36 years).

Redevelopment Potential

6.4

For the purpose of assessing the redevelopment potential for the Area, it is generally



-8 -

assumed that existing privately owned buildings are mostly under multiple ownership,
and developments having fewer storeys and therefore smaller number of units would
likely undergo ownership assembly. Moreover, older buildings would have a greater
opportunity for redevelopment, especially for sites that have not been fully developed
to the maximum development potential. As such, developments with building age of
30 years or over and with BH of 15 storeys or below are assumed to have greater
potential for redevelopment. The current review has identified 28 sites that may have
potential for redevelopment, which are mainly the old industrial buildings located to
the west of the MTR Chai Wan Station and those clustered around Fung Yip Street,
and the residential developments bounded by Chai Wan Road and Wing Ping Street.

Historic Buildings and Declared Monument (Plan 9)

6.5

There are one declared monument i.e. Law Uk, which is 1 storey, and two Grade 3
buildings, i.e. the Muslim Cemetery and Cape Collinson Lighthouse in the Area.

Local Wind Environment

7.1

7.2

7.3

7.4

An AVA by expert evaluation (EE) of the Area has been undertaken to provide a
qualitative assessment of the wind environment within the Area, to identify problem
areas and proposed mitigation measures. The report of the AVA by EE for the Area is
attached at Attachment X.

In general, the annual prevailing wind of the Area comes from the north-east and east,
whereas the summer prevailing wind is mainly coming from the southwest, south,
southeast to east (Plan 10). Valley winds from the southerly quarters run through the
mountain passes of Mount Collinson and Pottinger Peak, and penetrate through the
valleys into the Area.

The AVA has identified three air paths in the Area (Plam 10). There is a strong
northeast-southwest and east-southwest channeling effect at/near ground level. This
major air path runs through the central part of the Area by connecting roads and Chai
Wan Park, and is formed by channeling effects from the sea and mountain valleys.
However, it may be weakened in the middle by the building blocks of Hing Wah (II)
Estate positioned perpendicular to wind direction and the dense industrial
developments to the west of MTR Chai Wan Station. The other two air paths are the
southwest-north air corridor along Hong Man Street to the south of Greenwood
Terrace, Wing Tai Road Garden, Shing Tai Road and Heng Fa Chuen Playground, and
the southwest-east air corridor along Fei Tsui Road, Wan Tsui Road, Chai Wan Road,
Sheung On Street Playground and Fung Yip Street.

The Area has extensive green coverage, mainly on the surrounding hillslopes and open
spaces near the MTR Chai Wan Station aligned in the direction of
southwest-northeast. They are useful in terms of generating cool and fresh air.

Recommendations and Measures for Better Air Ventilation

18

Specifically, the EE has the followiﬁg recommendations:

(a) itis good to retain most of the existing “G/IC” sites as low-rise buildings and “O”
sites. Besides, it would be useful to rezone some of the development zones to
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zones of less intensive developments as proposed by Planning Department (Plan
15), such as “G/IC”, “O” and “Road”, particularly for those connected to or next
to the air paths. Further greening on these sites is recommended.

(b) at the western and north-western part of the Basin, there are a number of
undeveloped sites, which lie on the entrance of incoming wind and have
facilitated wind from seafront penetrating into the Area with no blockage. The
“O” zone at the junction of Sheung On Street/Sheung Ping Street is an important
air ventilation entrance, is particularly useful to facilitate the penetration of sea
breeze from the waterfront to the inland.

Designation of Non-Building Areas (INBAs)/Building Gaps

(¢) The following NBAs/building gaps should be designated to form continuous and
least-blocked air corridors in the Area to facilitate air ventilation along the
southwest-north and northeast-southwest air paths (Figure 7.3 in Attachment
X). The width of NBAs is taken as 20-30m, in light of the width of 100-150m of
the frontage area of the buildings. A BH restriction reflecting the existing BH
will be imposed to maintain the building gaps.

NBAs
(i) Along the southwest-north air corridor on the south of Hing Man Estate; and
along Hong Man Street (Figures 7.3, 8.1 and 8.2 in Attachment X).

(ii) Along the southwest-northeast air corridor on the east of Hing Wah (II)
Estate along Wan Tsui Road; through the industrial developments along
Tsui Hang Street and Lee Chung Street; and at Tsui Wan Estate (Figures 7.3
and 8.3 in Attachment X).

Building Gaps

(iii1) Along the central part of the Area, on the northwestern side of the existing
Chai Wan Flatted Factory along Chui Hang Street; and the podium of Chai
Wan Industrial Centre (Figures 7.3 and 8.2 in Attachment X).

The recommended NBAs/building gaps are adopted in the proposed amendments to
the OZP as follows:

Proposed NBAs

(i) a30m-wide NBA on the south of Hing Man Estate is introduced (Plans O1, O2a
and O3). It will facilitate the valley winds to flow over the 4-storeyed Chai Wan
Health Centre across Chai Wan Road towards the proposed NBA along Hong Man
Street;

(i1) NBAs are introduced along Hong Man Street (Plans O1, O2¢ and O4b). By
widening the street to 20m, the proposed NBAs will facilitate the flowing of
valley winds from the southeast to the northeastern part of the Area;

(iii) a 20m-wide NBA is introduced at Tsui Wan Estate (Plans O1, O2b and O4a);

(iv) as the proposed NBA on the east of Hing Wah (II) Estate is basically along
existing public roads, i.e. Wan Tsui Road and Sui Man Road, the designation of
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this NBA on the OZP is considered not necessary;

Proposed Building Gaps

(v) a 20m-wide building gap is proposed through the existing 3-storeyed Telephone
Exchange building (21.18mPD) at the junction of Cheung Lee Street/Chui Hang
Street to Chui Hang Street to Lee Chung Street and the existing open-air bus
terminus alongside Ning Foo Street. With wind channelling via these sites/streets,
the proposed building gap will facilitate the air ventilation along the major
southwest-northeast air path. To create a 20m-wide air path along Chui Hang
Street, a Sm-wide setback requirement within the “CDA” zone (above 21mPD or
about 15m above ground level) along the northwestern side of the Chai Wan
Flatted Factory site is introduced (Plans O1, O2e and O4d); and

(vi) another 15m-wide building gap above podium (at 23mPD or about 15m above
ground level) between two existing industrial buildings namely the Chai Wan
Industrial Centre and Minico Building is introduced (Plans O1, O2d and O4c).

7.7  The AVA report has concluded that the NBAs and building gaps proposed above in
general help mitigate the adverse air ventilation impact upon redevelopment, and
improve the air ventilation in the Area (pages 32 to 38 in Attachment X). Minor
relaxation of the non-building area and building gap requirements may be considered
by the Board on application.

8. Planning Intention

The Area is mainly a residential neighbourhood with commercial/industrial/business
developments clustered around the MTR Chai Wan Station and to the south of the Basin. The
extensive vegetated hills on northern, southern and western sides facing Lei Yue Mun Strait to
the east provide a natural scenic setting for the developments in the Area. The general
planning intention for the Area is to generally maintain the existing land use patterns and
create a more discernible townscape, which would enhance the visual amenity and air
ventilation in the Area.

9. Urban Design Principles for Formulating Building Height Restrictions

9.1 In conducting the BH review, the broad urban design principles set out in the Urban
Design Guidelines (Chapter 11 of HKPSG) have been taken into consideration. Also,
the topography, predominant land uses, waterfront and foothill setting, existing BH
profile, local character, as well as compatibility with the surrounding areas, have been
taken into account. A urban design appraisal (Attachment XT) has been conducted
and the urban design principles considered and adopted in formulating the BH
restrictions for the Area are summarized as follows:

(a) stepped height concept with lower developments along the waterfront and
gradation of height profile to echo the natural topography should be adopted;

(b)  the existing BH profile’ (Plans 5A to 5E, 6 and 7) and the development
character of the Area should be respected;

? Except out-of-context development on the waterfront.
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(c)  BH concept with lower developments facing the harbour and fronting major
open spaces and low-rise GIC clusters should be adopted;

(d)  the height profile should be sympathetic and compatible in scale with the
surrounding developments; and

(e)  existing green/view corridors, including “GB” and “O” zones, should be
preserved. Low-rise “G/IC” and “OU” sites should be retained to serve as
visual and spatial relief.

In addition, the review has taken into consideration the recommendations of the AVA,
particularly the requirement to maintain the existing height profile of the low-rise
“G/IC” sites and the “O” and “GB” zones as visual and spatial relief, providing
breathing space and air paths for the Area in general.

In formulating the BH restrictions, it should be ensured that upon incorporating of the
restrictions, private development sites (except for “G/IC” and some “OU” sites) would
be able to accommodate the maximum PR/GFA permissible under the OZP, taking
into account the development restrictions under the lease. The proposed BH bands
should ensure that the urban design principles would not be negated. For “G/IC” and
“OU” sites, the considerations in formulating the BH restrictions are further explained
in paragraphs 11.4 to 11.9 below. Moreover, as a general rule, for an existing building
exceeding the proposed height limits, it will not be affected by the restriction.
However, in view of the prominent waterfront location of Island Resort,
redevelopment to its existing height of about 193mPD is not recommended as further
explained in paragraph 10.3(g) below.

10. Proposed Building Height Concept (Plan 11)

10.1

10.2

10.3

The Area is topographically characterized by hill-slopes on three sides which decline
gradually towards the east. The proposed overall BH concept for the Area aims at
reinforcing the stepped BH profile developed on the basis of the natural topography of
the Area.

In general, height bands which commensurate with the planning intention of the
various land use zones as well as taking into consideration the majority of the existing
buildings/committed developments is adopted. As the existing floor-to-floor heights
of the older developments (including residential, composite developments and
industrial buildings, etc.) in the Area are generally low, in determining the BH
restrictions for various development zones, reasonable floor-to-floor heights would be
allowed upon redevelopment. For private residential developments, a typical floor
height of 3.15m would be achieved. For industrial and commercial/office
developments in the “I” and “OU(B)” zones, the BH restrictions would generally
allow a typical floor height of 4m. ‘

As mentioned in paragraph 5 above, the Area can be divided into different clusters
with different characteristics. Taking into account the considerations mentioned in
paragraph 9, the proposed BH concept for the Area (Plan 11) is more specifically
described below:
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Heng Fa Chuen Area

(a)

Fronting Lei Yue Mun Strait, the residential development of Heng Fa Chuen is
visually prominent when viewed from Lei Yue Mun and Tseung Kwan O. The
intention is to adopt a BH restriction which could generally maintain the existing
medium-rise character. In addition, to achieve a discernible stepped BH profile
and to provide some design flexibility for achieving a reasonable floor-to-floor
height (currently only 2.67m) to meet modern day standard upon redevelopment,
BH restrictions of 70mPD and 90mPD are considered appropriate respectively
for the eastern part near the waterfront and the western part above the MTR
depot and Heng Fa Chuen Station.

Basin Area

Area north/west of the Basin

(b)

The waterfront area is mainly occupied by medium-rise GIC and industrial
developments. It is visually prominent when viewed from the Kowloon side and
Tseung Kwan O. A BH restriction of 35mPD is proposed for the oil depot site
taking into consideration the maximum BH of 30.48mPD under the lease. It is
also proposed to rezone the site to “OU(Oil Depot)” to reflect the planning
intention. Moreover, Sites 23 to 33 (Plan 16e) are located on the helicopter
flight path of the Eastern Hospital, the BH (including roof-top structures) should
not exceed 70mPD to safeguard the operation of helicopters as advised by the
Government Flying Services (Plan 16f). In view of these considerations, a
lower height band of 70mPD (including roof-top structures) is proposed.

Area east of the Basin

(©)

As a continuation of the stepped height profile, the proposed BH restrictions
gradually increase towards the south. While 3 godowns sites are subject to
maximum BH of 51.5mPD under the lease, the existing PRs achieved range
from 7.03 to 9.88. A BH restriction of 100mPD is proposed, which is the same
as that recommended for the “I” sites to the south of the Basin (Plan 16e).

Area south of the Basin

(d

The industrial area south of the Basin is occupied by medium-rise industrial
developments (about 48-94mPD) clustered at Ka Yip Street and Fung Yip Street
(Plan 16d). Some taller industrial and industrial-office buildings (up to
135mPD) have been developed on the “OU(Business)” sites along On Yip Street
(Plan 17e). To generally reflect the existing stepped height profile rising from
the waterfront to the more inland area, it is proposed to adopt two height bands
of 100mPD and 120mPD for the “I” and “OU(Business)” zones in this area
respectively. A maximum BH of 100mPD is considered appropriate for the “I”
zone having regard to its proximity to the waterfront, the intention to achieve a
stepped height profile, and balanced against the need to accommodate the
existing BH/PR and the proposed PR of 12 for the area (see paragraph 12 below
on the proposed PR restriction). A higher height band of 120mPD is proposed
for the “OU(Business)” zone taking into consideration the existing BHs and PRs
for these sites (see paragraph 5.4.5 above).

“CDA(1)" site at the ex-CMB depot

(©)

The site is subject to various development requirements/constraints, including
the need for accommodating the maximum GFA of 86.268m” stipulated on the
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OZP; allowance for accommodating a bus terminus upon redevelopment;
provision of setback/building gaps within the site; and the need for providing
sufficient buffer distance (55m) from the existing LPG filling stations to the
north of the site. A development concept taking into account the site constraints
is prepared at Plan P1 of the Paper. Having regard to the above and the more
inland location of the site, a maximum BH restriction of 140mPD is proposed for
the site. '

Siu Sai Wan and Southern Foothill Areas

®

()]

The residential developments in this area should have a general stepped height
profile with lower developments to the north of Siu Sai Wan Road and gradually
increasing to the upper platform of Siu Sai Wan Estate which is situated on a
relatively higher ground level of about 23mPD. The adoption of BH height
bands of 100mPD, 120mPD and 140mPD is considered appropriate to reflect the
stepped height profile of the area.

Due to the waterfront location, the existing height of 193mPD for Island Resort
is considered excessive and out of context with the waterfront setting. As the
site is facing the eastern gateway to Victoria Harbour, the BH of this site should
be better controlled to avoid adverse visual impact. Considering the urban
design principle for maintaining lower BHs on the waterfront, balanced against
the existing development intensity (i.e. a PR of 10.5) and the provision of a
public transport terminus (10m), a maximum BH of 140mPD is proposed to be
imposed on future redevelopment on this site and claim for the existing BH is
not allowed. '

Central Core Area

(h)

This area is characterized by medium-rise residential developments. There is a
general intention to maintain the existing BH profile for this area. Located
between the Central and Western Core Areas, Chai Wan Park together with the
adjoining open spaces serve as important visual relief and breathing space. In
view of the large area formed by the public housing developments including Tsui
Wan Estate, Tsui Lok Estate and Yue Wan Estate, as well as the need for
provision of NBA through the housing estates, it is recommended to adopt BH
restrictions of 100mPD and 110mPD for the northern and southern parts of this
area. The BH restriction of 110mPD for the southern part would allow some
variations in the building height to achieve a stepped BH profile with the
developments in “R(A)” zone to the north and south (where BH restriction of
100mPD and 120mPD are proposed respectively).

Western Core Area

®

The existing developments in this area are mainly medium to high-rise
developments with ground levels gradually rising towards the surrounding
hill-slope areas. It is considered appropriate to adopt a stepped BH increasing
from north to south from 120 to 140mPD to respect the sloping topography,
having regard to the existing height profile of the locality.
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Northern and Western Hill-slope Areas

() Relatively higher BH bands are proposed for the northern and western hill-slope
areas which are situated on higher ground levels (around 80mPD). With a
general intention to maintain the existing BH profile, the adoption of stepped BH
restrictions of 160 to 210mPD is considered appropriate for these hill-slope
areas, where developments are sited at different ground levels.

“G/IC” and “OU” Sites

(k) The “G/IC” and “OU” sites in various parts of the Area have been largely
developed. Unless there are committed development proposals or a need to meet
the minimum height requirement (e.g. standard requirement of 8 storeys for
school development), the existing “G/IC” and “OU” sites will broadly be kept to
their existing heights to serve as breathing space and spatial/visual relief.
Moreover, “O” and “GB” sites will generally be retained so that the existing
greenery and open area can be preserved as breathing space.

11. Proposed Building Height Restrictions

11.1

11.2

Taking account of the BH concept and in view of the various types and heights of
developments and the topography of the Area, BH restrictions (Plan 12) will be
expressed in terms of mPD for the “CDA(1)”, “R(A)”, “I”” and some “OU” zones. For
GIC developments not taller than 13 storeys and some low-rise “OU” sites, they will
be subject to restrictions in terms of number of storeys to allow design flexibility to
cater for specific functional requirements (Plan 13). Details of the proposed BH
restrictions for the various zones are set out in paragraphs 11.3 t011.9 below. In
determining the number of storeys for BH purpose, basement floor(s) may be
disregarded.

To allow for design flexibility, to provide incentive for developments/redevelopments
with planning and design merits and to cater for circumstances with specific site
constraints, a minor relaxation clause in respect of the BH restrictions is incorporated
into the Notes of the Plan. Each planning application for minor relaxation under
section 16 of the Ordinance will be considered on its own merits. However, minor
relaxation of BH restrictions for sites with existing buildings already exceeding the
specific BH restrictions are generally not supported unless under exceptional
circumstances and with very strong justifications. The following criteria are proposed
for incorporation into the Explanatory Statement (ES) of the OZP for consideration of
applications for minor relaxation of BHs:

(a) amalgamating smaller sites for achieving better urban design and local area
improvements;

(b) accommodating the bonus PR granted under the Buildings Ordinance in relation
to surrender/dedication of land/area for use as a public passage/street widening;

(¢c) providing better streetscape/good quality street level public urban space;

(d) providing separation between buildings to enhance air and visual permeability;
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(e) accommodating building design to address specific site constraints in achieving
the permissible PR under the OZP; and

(f) other factors such as site constraints need for tree preservation, innovative
building design and planning merits that would bring about improvements to the
townscape and amenity of the locality and would not cause adverse landscape
and visual impacts.

11.3  Details of the proposed BH restrictions are set out below (Plans 12 and 13).
. Heng Fa Chuen Area

() maximum BH of 70mPD and 90mPD (i.e. about 65m and 76m) for the
“OUMTRCDA) zone to form a stepped BH profile descending towards the
waterfront.

Basin Area

(b) maximum BH of 35mPD and 70mPD (including roof-top structures)’ (i.e.
about 30m and 65m) for the existing “I” site to the north of the Basin, which is
proposed to be rezoned to “OU(Oil Depot)”, and the “G/IC(2)” sites
respectively. The BH restriction is to respect the waterfront setting with some
height variations and the helicopter flight path of the Eastern Hospital.

(¢) maximum BH of 100mPD (i.e. about 96m) for the existing “I” sites to the east
and south of the Basin to respect the stepped BH profile and to accommodate the
PR of the existing buildings in this area which is generally of 12.

(d) maximum BH 120mPD (i.e. about 116m) for the existing “OU(Business)” sites
along Sun Yip Street and On Yip Street to take into consideration the existing
BH and to accommodate the PR of the existing buildings in this area which is
generally of 15.

(¢) maximum BH of 140mPD (i.e. about 136m) for the “CDA(1)” zone at Chai
Wan Road as discussed in paragraph 10.3(e) above. A stepped height profile
should be adopted in the future development for this site.

Siu Sai Wan and Southern Foothill Areas

() maximum BH of 140mPD (i.e. about 135m) for the existing private residential
development of Island Resort as discussed in paragraph 10.3(g) above. Future
redevelopment to the existing BH is not allowed.

(g) maximum BH of 100mPD, 120mPD and 140mPD (i.e. about 93m-95m,
113m-115m and 116m-120m) for the other “R(A)” sites in this area to achieve a
stepped BH profile which would create a more discernible height profile.

Central Core Area

(h) maximum BH of 100mPD and 110mPD for northern portion and southern

? Due to the helicopter flight path of the Eastern Hospital, the BHR of 70mPD is inclusive of roof-top structures as distinct
from other BHRs.
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portion respectively (i.e. about 95m and 105m) for the “R(A)” sites and existing
“C/R” sites in the area to form a stepped BH profile and provide lower BH near
the Chai Wan Park.

Western Core Area

(i) maximum BH of 120mPD and 140mPD (i.e. 94m-112m and 96m-105m) for
the “R(A)” sites and maximum BH of 120mPD (i.e. about 98m-115m) for the
“OU(Business)” sites to take into consideration the existing BHs and form a
stepped BH profile with the sites to the east and west.

() maximum BH of 120mPD (i.e. about 114m) for the “CDA” to tally with the
proposed BH restriction for the adjoining “OU(Business)” sites. For the
remaining portion (about 2,257n12) of the “CDA?” zone, which is occupied by the
existing open-air bus terminus, it is proposed to rezone to area shown as ‘Road’
(see paragraph 16.11 below).

Western and Southern Hill-slope Areas

(k) maximum BH of 160mPD, 180mPD, 190mPD and 210mPD (i.e. about
84m-136m, 80m, 126m and 101m-150m) for the “R(A)” sites to take into
consideration the existing BHs and form a stepped BH profile with the sites to
the east and north.

“G/IC” and “OU” Sites

114

11.5

As the Area has basically been developed, the “G/IC” and “OU” (except for the
“OU(Business)” and “OUMTRCDA)” zones) sites apart from providing the
necessary GIC facilities to serve the community or for specific purposes, serve to
provide breathing space and visual relief in this dense built-up area. Taking into
consideration the recommendations of the AVA, the existing low-rise “G/IC” and"
“QU” clusters would be maintained as far as possible. To provide clarity on the BH
profile and to ensure compatibility of future development/redevelopments with their
surroundings, it is considered appropriate to impose BH restrictions on all the “G/IC”
and “OU” sites to contain their development scale and BHs.

In formulating the proposed height restrictions for these “G/IC” and “OU” sites, due
regard has been given to the nature of the existing facilities/uses on the sites, the
existing BHs, the height restrictions on the land allocation/lease (if any), the need to
meet the minimum height requirement for the designated GIC or OU facilities (e.g.
standard requirement of 8 storeys for school development) and the need to maintain
compatible building mass in the local setting. The proposed BH restrictions have also
taken into consideration the existing BHs of the various GIC or OU developments, or
to accommodate any committed development proposals. For sites with unrestricted
leases, redevelopment up to the level permissible under the Building (Planning)
Regulations (B(P)R) may not be possible under the proposed BH restrictions.
Relaxation of the BH restriction on individual sites can be considered on a case by
case basis through planning application or plan amendment procedures when specific
redevelopment proposal is available. In view of the various types of uses and
diversified BHs, generalisation of the BH restrictions has been made for some GIC
uses falling within the same cluster or of similar use in the vicinity as appropriate.



- 17 -
“G/IC” Sites

11.6  There are a total of 81 “G/IC” sites in the Area, of which 72 sites have been developed
to their designated uses including 7 for community uses, 21 for educational uses, 23
for government uses and 21 for utility and other uses (Plan 13 and Attachment IV).
In general, the proposed BH restrictions are detailed below and in Attachment IV.
The proposed BH restrictions mainly reflect the existing BHs, except 11 “G/IC(2)”
sites (Sites G14d, G14e, G20 to G23, G26, E17b and 023 to O25) are subject to a
maximum BH of 70mPD (including roof-top structures) given it is under the
helicopter flight path of the Eastern Hospital; 5 undeveloped “G/IC” sites (Sites G6,
E17a, 012, 014 and G19) are subject to specific BH restrictions having regard to the
requirements of the designated uses; 8 sites (Sites G3, G12, G15, G18, 02, O3, 04 and
016) with BH restrictions proposed based on generalized BH of nearby
developments; and the Hing Wah Community Hall site (C7) with proposed BH
restriction based on known redevelopment plan (see paragraph 16.2 below and Plan
C4). As for the two adjoining school sites in Yue Wan Estate (TWGHs & LKWFSL
Mrs Fung Yiu Hing Memorial Primary School and Chai Wan Faith Love Lutheran
School), they are not proposed to be rezoned from “R(A)” to “G/IC” noting that the
TWGHs & LKWFSL Mrs Fung Yiu Hing Memorial Primary School is now
temporarily occupied by Hong Kong International School and future use is subject to
review.

11.7  The proposed BH restrictions for the “G/IC” zones are as follows:

(a) maximum BH of 1 storey to 3 storeys: these mainly maintain the existing
heights of low-rise GIC uses including pumping station, sports ground,
swimming pool, Hing Wan Community Hall, sewage treatment works, refuse
collection point, service reservoir, bus terminus, cooked food market, telephone
exchange, electricity switching station, gas off-take station, the Cape Collinson
Correctional Institution and Law Uk Folk Museum;

(b) maximum BH of 4 to 7 storeys: the restrictions mainly reflect the existing
heights of the Chai Wan Health Centre & Maternity Home, Lai Chi
Rehabilitation Centre, Yue Wan Market, Chai Wan Indoor Games Hall, and some
electricity substations. Maximum BH of 4 storeys is proposed for the
undesignated GIC sites at O16 generalizing the BHs of the adjacent 4-storeyed
fire station (Site G9). For Site O14, the site is reserved for development of an
ambulance depot for reprovisioning of the existing substandard Chai Wan
Ambulance Station at Hing Wah (II) Estate. With reference to the general
building design of the some existing ambulance depots of similar scale’, a
maximum BH of 5 storeys is proposed for this site. As for the Chai Wan Fire
Station at Sheung On Street (Site G9), which is currently occupied by a
4-storeyed fire station and a 9-storeyed drill tower, it is proposed to rezone the
site from “G/IC” to “G/IC(1)” with the stipulation of a BH restriction of 4 storeys
and a provision to allow a drill tower of not taller than 9 storeys;

(¢) maximum BH of 8 storeys to 10 storeys: these mainly reflect the existing
heights of various schools, Methodist Church & Epworth Village Community
Centre, Star of the Sea Catholic Church & Community Centre, Chai Wan Baptist
Church, Shau Kei Wan Fire Station and Staff Quarters, Chai Wan Police Station
and New Parker Switching Station. Majority of the school sites will be restricted

* For example, Sai Wan Ho Ambulance Depot and Yuen Long Ambulance Depot
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to a maximum of 8 storeys to be in line with the general requirement for standard
school development, apart from Meng Tak Catholic School (E14) which is
subject to a maximum of 9 storeys to reflect and contain the existing BH. For the
Salvation Army Ann Wyllie Memorial Primary School, a BH restriction of 8
storeys above the MTR depot is proposed. For the undesignated sites at G18 and
02 to 04, BH restrictions of 8 storeys and 10 storeys are proposed generalizing
the BHs of the adjoining schools and 10-storeyed police station (Site G13);

maximum BH of 12 storeys: the restriction mainly reflect and contain the
existing height of the Chai Wan Municipal Services Building (Site G5);

maximum BH of 60mPD to 8SmPD: the 60mPD and 85mPD are specific for
the Joint-user Government Complex with integrated recreational, community
and social welfare facilities at Site G6 and the Youth Square (Site C4)
respectively. For the “G/IC(2)” sites located on the helicopter flight path of the
Eastern Hospital to the north/west of the Basin (Sites G20 to G23, G26, E17b and
023 to 025), a BH restriction of 70mPD (including roof-top structures) is
proposed to safeguard the operation of helicopters;

maximum BH of 100mPD to 120mPD: these are to take into consideration the
existing heights of two existing Government staff quarters. For the Police
Married Quarters (Site G12) with an existing height of 107mPD, a BH restriction
of 100mPD is proposed generalizing the BH restriction for the adjoining “R(A)”
sites within the same cluster. A maximum BH of 120mPD is proposed for the
Fire Services Departmental Quarters (Site G3) with an existing height of 98mPD
generalizing the BH restriction for the adjoining “R(A)” sites;

maximum BH of 70mPD, 100mPD, 120mPD and 140mPD for the Eastern
Hospital (Site G14); and 120mPD for Chai Wan Laundry (Site G15): the
proposed BH restrictions of 120mPD and 140mPD for the Main Block/Pathology
Block and Blocks A to G of the Hospital respectively mainly reflect their
respective existing heights. A BH restriction of 70mPD is proposed for the
Specialist Out-patient Block also to reflect the existing BH. For the site currently
occupied by the 2-storeyed (75mPD) Chai Wan Laundry to the west of the
Hospital, it is included into the BH band of 120mPD to cater for the Hospital’s
expansion plan for development of an Ambulatory Care Block to relieve the
burden on acute in-patient services which is currently delivered within in-patient
ward areas with inadequate provision of reception, waiting, operating and
recovery facilities; to accommodate new medical facilities and medication
system; and to rationalize the ward areas to address the projected shortage of
some 200 in-patient beds by 2016 (see conceptual plan at Plan G6). The Barrack
Block located in the south-eastern portion of the Hospital is proposed to be
rezoned to “G/IC(2)” with a BH restriction of 70mPD (including roof-top
structures) given it is under the helicopter flight path of the Eastern Hospital. For
the East Block, although it is under the helicopter flight path, a BH restriction of
100mPD (including roof-top structures) is proposed to adopt a stepped height
profile, which is acceptable to the Government Flying Services. In this regard, it
is proposed to rezone the area to “G/IC(2)” but relaxation of BH restriction is also
not allowed; and

maximum BH of 55SmPD and 70mPD for the Hong Kong Institute of
Vocational Education (Chai Wan) (Site E17): a BH restriction of 55mPD is
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proposed for the Institute’s campus to cater for its expansion plan including the
development of a 15-storeyed teaching block to cope with the increasing number
of students (see block plan at Plan GS). As for the staff quarters (Knight Court)
of about 86mPD in the northern part of the site, it is proposed to be rezoned to
“G/IC(2)” with a BH restriction of 70mPD (including roof-top structures) and
relaxation of BH restriction is not allowed given it is under the helicopter flight
path of the Eastern Hospital (Plans 16f).

“OU” Sites

11.8

11.9

The intention of the “OU” sites is to provide/reserve land for specific purposes and
uses. Other than the “OU(MTRCDA)” site (see paragraph 11.3(a) above) and the
“OU(Business)” zones (see paragraphs 11.3(d) and 11.3(i) above), there are 9 “OU”
sites in the Area (Plan 12 and Attachment V). Proposed BH restrictions for 3 of
them follow the existing BHs including the cargo handling area (OU®6), the refuse
transfer station (OU9), and the LPG cum petrol filling stations (OUS5) at Sheung Mau
Street. The BH restrictions for 4 others take into consideration the BH permissible
under lease/land allocation which are considered acceptable in the local context
including the MTR Chai Wan Depot (OU4), the LPG cum petrol filling stations at
Fung Yip Street (OU7), the public filling barging point (OUS8) and the Oil Depot
(OU20). A maximum BH of 5 storeys is proposed for the “OU(Funeral Parlour)” site
(OU10) having regard to the BH of the existing funeral parlours in the urban areas
ranging from 4 to 7 storeys and the local setting which is rather natural in character,
surrounded by “O” and “GB” zones to the north and low-rise cemetery and a 10-storey
ossuarium located to the south of the site.

For the “OU (Cemetery)” zone (OU11), a height restriction of 2 storeys is proposed
having regard to the site character and to allow for some low-rise structures within the
cemetery. As for the “OU” zone covering the existing columbarium developments,
BH restrictions of 10 and 12 storeys are proposed for the two sites (OU13 and OU14)
falling within the Chai Wan Chinese Permanent Cemetery to take into consideration
their existing BHs, while 3 storeys (017 and O18), 4 storeys (OU19) and 9 storeys
(OU16) to take into consideration the new structures for columbarium or niches within
the cemetery. Moreover, it is proposed to impose BH restrictions of 4 and 7 storeys for
the northern and southern portions of the Cape Collinson Columbarium and
Crematorium site (OU12) respectively to reflect and contain the existing BHs.

12. Proposed PR/GFA Restrictions for Development Zones

Need and Scope

121

Under the current Chai Wan OZP, PR/GFA restrictions have not been imposed on the
development zones other than the “CDA(1)” site at Chai Wan Road, which is subject
to a maximum GFA of 86,268m>. While BH restrictions have been proposed in
paragraph 11 above, it is considered necessary to impose appropriate PR/GFA
restrictions to provide better planning control on the development intensity in the Area
upon development/redevelopment. The current review on development intensity
mainly focuses on the “I” and “OU(Business)” zones (see paragraphs 12.4 to 12.12
below). Due to the large scale of the Heng Fa Chuen development in the
“OUMTRCDA)” zone, maximum domestic and non-domestic GFA restrictions are
also proposed to be imposed (see paragraph 12.13 below).
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The need for PR control on the “R(A)” sites would be subject to further study. As for
“CDA” zone covering the Chai Wan Flatted Factory site, while the HA considers that
the site would be suitable for public rental housing development to meet shortfall in
housing supply, having regard to the site’s good accessibility and location within the
Chai Wan Business Area, it could alternatively be developed for commercial use to
serve as a catalyst to promote restructuring of the area. Further study of the future land
use is required. Due to the uncertainty on the future use at this stage, it would be
inappropriate to stipulate the maximum PR in the Notes as different PR control for
residential and commercial uses would be required.

Moreover, incorporation of specific PR/GFA restrictions for “G/IC” sites is not
feasible as they accommodate a wide range of uses and facilities of varying nature to
serve the needs of the community and the concerned institutions. Due to different
functional requirements for individual GIC facilities, the GFA requirements for
various GIC uses can be very different and it would not be appropriate to predetermine
without specific development schemes. Similarly, the “OU” sites (other than
“OU(Business)” and “OU(MTRCDA)” zones) also cover a variety of specified uses.
They are mainly low-rise developments including oil depot, petrol filling stations,
MTR depot, cargo handling area, public filling barging point, refuse transfer station,
funeral parlour and cemetery.

Proposed PR Restriction for “I” and “OU(Business)” Zones

Review of the Sites

12.4

The review on development intensity covers all the sites under the “I” and
“OU(Business)” zonings. There is about 6ha of land currently zoned “I”” in Chai Wan
East adjacent to the Basin. It can be broadly divided into two parts: the low-rise
developments to the east of the Basin; and the medium to low-rise developments to the
south of the Basin bounded by Sheung Ping Street, Fung Yip Street, On Yip Street and
Sun Yip Street (Plans 16a to 16¢). For the “OU(Business)” zone, it comprises two
areas, the area to the west of the MTR Chai Wan Station which comprises a total of 37
sites and the area around On Yip Street in the east with 5 sites (Plans 17a to 17¢).
These sites were rezoned from “I” to “OU(Business)” in 2001. In assessing the
development intensity, thorough examination of the nature of the developments,
existing building profile including PR, building age and building height, lease
entitlements, redevelopment potential have been carried out. The PR and BH of the
existing buildings and restrictions under respective leases in “I”” and “OU(Business)” -
zones are shown at Plans 16d & 16e and Plans 17d & 17e respectively. More
detailed information on these aspects is provided at Attachments VIII and IX.

Hong Kong Planning Standards and Guidelines (HKPSG)

12,5

Under the HKPSG, a maximum average PR of 9.5 is recommended for existing
industrial/business areas in the Metro Area, and the PR of individual sites could range
from 5 to 12. Having regard to local conditions, some adjustments to the above
standards such as height and density restrictions, capacity of approach roads,
infrastructure provision etc. may be required. The guidelines should be applied in
drawing up conditions of land grant or lease modification and for proposed
redevelopment sites. Given that the private lots in the “I” and “OU(Business)” zones
are all industrial lots, any redevelopment to include the wide range of non-industrial
uses permissible under both zonings would generally require lease modification or
waiver. A maximum PR of 12 as recommended in the HKPSG would still provide
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sufficient incentives for redevelopment, particularly for the “OU(Business)” sites
which involve an upzoning when compared to the existing lease entitlement. The PR
restriction of 12 has already been imposed on the “OU(Business)” zones in Kowloon
and in Shau Kei Wan.

Traffic Assessment

12.6

According to the Commissioner for Transport (C for T)’s advice, the capacity of the
road network in the “OU(Business)” area west of the MTR Chai Wan Station is very
limited and the local traffic is very busy. Having regard to TD’s advice and to
ascertain the traffic constraints on future redevelopments in both the “I” and
“OU(Business)” zones, the Cross-boundary Infrastructure and Development Section
of PlanD undertook a traffic assessment of the areas zoned “I” and “OU(B)” in the
Area. A copy of the traffic assessment is at Attachment XII. The assessment shows
that even under the PR 12 scenario, road improvement schemes and traffic
management measures may be necessary to cater for the future redevelopments in the
two zones (see paragraph 5.2 of the Traffic Assessment Report). The additional traffic
generated from the redevelopment of the “I” and “OU(B)” sites to the maximum
permissible PR of 15 for non-domestic uses under the Building (Planning)
Regulations would be substantial and may cause very severe traffic congestion
problem. From traffic point of view, it is recommended that the redevelopment of
these areas should be restricted to a maximum PR of 12.

“I” Zone

12.7

12.8

As shown on Plan 16d, there are 21 sites in this area to the south of the Basin, which
have been developed for industrial or industrial-related purposes. 6 sites are subject to
both maximum PR of 12 and BH restrictions of 111-114mPD under their respective
leases (i.e. the recommended maximum PR of 12 has already been effected in the
granting of these sites). The remaining 15 sites are all subject to BH restrictions only,
with 13 sites of about 5SImPD while the remaining two of about 95mPD (Federal
Centre) and 114mPD (Yiko Industrial Building). While the 2 sites subject to taller BH
restrictions under leases have been developed up to PR of 15, the other 13 sites subject
to stringent BH control under leases are of PR 12 or below. As redevelopment to the
existing PR would be allowed even with the imposition of a PR restriction of 12 for
these “I” sites, private development rights would not be adversely affected.

For the 3 “I” Sites to the east of the Basin, except for Safety Godown Industrial
Building (site area 4,624m”) which is subject to both maximum GFA and BH
restrictions (31,5 86.5m” for 3/F and above, and 51.5mPD) under lease, the remaining
two have neither BH nor PR restrictions stipulated under their respective lease. The
existing PRs of the three godowns range from 7.34 to 9.88 (Kerry Godown).

Detailed information on the existing BH and PR as well as the development
restrictions under lease for the “I” sites is at Attachment VIII. Taking into account
the recommended maximum PR under the HKPSG and the findings of the traffic
assessment as stated in paragraphs 12.5 and 12.6 respectively; and the lease
restrictions for the various sites, a maximum PR of 12 together with the proposed
maximum BH of 100mPD, or the PR and BH of the existing developments, whichever
are the greater, are recommended for the “I” zone.

“OU(Business)” Zone
12.10 Most of the 42 sites within the “OU(Business)” zone have been developed. A table

showing the existing BH and PR as well as the development restrictions under lease
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for developments within the “OU(Business)” zones is at Attachment IX.

On the existing development intensity, 19 out of 37 of the sites to the west of the MTR
Chai Wan Station are of PR 12 or below while the remaining 18 sites have PR ranging
from 13.05 to 15 (Plan 17d). 13 sites of these sites are subject to BH restrictions of
91.4mPD to 108mPD under their respective leases, with 1 also subject to a maximum
PR of 9.6. For the 5 “OU(Business)” sites around On Yip Street in the east, 4 out of
the 5 sites are not subject to PR and BH restrictions under their respective leases. The
remaining one is subject to airport height restriction and PR 15. Their existing PRs
range from 10.08 to 15.64.

Having regard to the recommended maximum PR under the HKPSG and the findings
of the traffic assessment as stated in paragraphs 12.5 and 12.6 above; and the lease
restrictions for the various sites, a PR restriction of 12 together with the proposed BH
restriction of 120mPD are recommended for the “OU(Business)” zone. Given that 13
sites are subject to BH restrictions of 91.4mPD to 108mPD under leases which
indirectly restrict the development intensity, redevelopment to the existing PR would
be allowed and the “OU(Business)” zone represents an upzoning of the industrial lots
where lease modification is required to effect non-industrial uses such as office/hotel
development, it is considered that the proposed PR restriction of 12 would not unduly
affect private development rights.

Proposed PR/GFA Restrictions for “OUMTRCDA)” Zone

12.13

The “OUMTRCDA)” site is occupied by the private residential development of Heng
Fa Chuen. It is considered appropriate to impose a maximum domestic and
non-domestic GFA of 425,000m” and 26,750m> respectively in accordance with the
lease conditions.

Appraisal of Visual Impact

13.1

13.2

The profile of the existing developments including BHs in the Area are detailed in
paragraphs 5 and 6 above. Moreover, the urban design principles for formulating the
BH restrictions and concept behind the control are set out in paragraphs 9 and 10
above respectively. To assess the visual impacts of redevelopment and the proposed
BH restrictions on the overall townscape of the Area, 4 local vantages points (VPs) are
selected. 2 of the VPs are located at the high grounds of Chai Wan Au (VPsl1 and 2),
which provide a panoramic view from a highland area over the major developments in
the northern part of the Area. Another one at a popular tourist attraction, Lei Yue Mun
in Kowloon (VP3), which provides a front view from the north to the Area. The last
one from the Hong Kong Trail (VP10), a popular hiking trail, which provides a
panoramic view from over the southern part of the Area. Locations of these VPs are
indicated on Plan 4. The Area does not fall within the ‘view fan’ of the identified VPs
under the Urban Design Guidelines which are focused on the central Harbour area.

The visual impact of proposed BH restrictions as proposed in paragraph 11 above are
demonstrated by photomontages at Plans 14A to 14E. With waterfront location and
existing BH of 193mPD, the height of Island Resort is considered excessive. As
explained in paragraph 10.3(g), it is proposed to impose a lower BH of 140mPD for
any future redevelopment on this site and claim for the existing BH is not allowed.
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For the Area as a whole, the general BH principles as mentioned in paragraph 9 above
are largely achievable. It is considered that the overall visual impact of
development/redevelopment to the proposed BH restrictions would not be significant.

Review of the “C/R” Zone (Plans Al to Add)

14.1

14.2

14.3

14.4

Opportunity has been taken to review the “C/R” zone on the OZP. According to the
recommendations of the Stage II Study on Review of Metroplan (The Metroplan
Review) completed in 2003, the “C/R” zoning should be reviewed for more effective
infrastructure planning and better land use management. A land use review has been
undertaken to examine these “C/R” sites with a view to rezoning to appropriate
zonings so as to provide a clear planning intention.

On the Chai Wan OZP, about 3.04 hectares of land is zoned “C/R” covering the
residential sites scattered in the Central and Western Core Areas, including the New
Jade Garden on top of MTR Chai Wan Station, Koway Court, Bayview Park, Wah Tai
Mansion, Winner Centre and Kam Yuen House along Chai Wan Road, Chai Wan
Cinema Building at Wan Tsui Road, Yen Lok Building and Kin Yip Building at Lin
Shing Road, and Moon Wah Building and Man Wah Building at Fei Tsui Road (Plans
Al to A4d).

All of these existing developments are predominantly residential in nature with lower
three floors used for retail/commercial activities akin to “R(A)” type development. In
view of the predominant residential nature of these existing developments and taking
into consideration their locations in predominantly residential neighbourhoods, the
“C/R” sites are considered suitable for rezoning to “R(A)”. Commercial development
and other Column 2 uses may be permitted by way of planning permission system
based on individual merits. For those existing buildings with commercial uses above
the lowest three floors (including New Jade Garden, Koway Court, Chai Wan Cinema
Building and Winner Centre), they will not be affected by the rezoning exercise since
commercial uses such as eating place, office and shop and services are always
permitted in the purpose-designed non-residential portion of an existing building
and/or could be continued with “existing use” status under the Notes for the “R(A)”
zone and the Covering Notes.

As for New Jade Garden, since part of the site currently falls within an area partly
zoned “C/R” and partly shown as ‘Road’ on the OZP, to rectify the discrepancy
between the lot boundary and the zoning boundary and to reflect the planning
intention for residential development, it is proposed to rezone the “C/R” zone and the
concerned ‘Road’ area to “R(A)”.

Review of the “O” Zone (Plan 18 and Attachment VI)

15.1

In considering the objections lodged by Real Estate Developers Association to 11 draft
OZPs on 4.2.2005, the Board requested the PlanD to separately review the sites zoned
“O” which involved private land on OZPs. The Board considered that if there was no
intention to develop the concerned “O” sites as public open space in the long term,
they should be rezoned to other more appropriate zonings when the opportunity arose.

The review is to update the status of the existing open spaces and verify the land uses
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on the OZP. There are about 21.35ha of land zoned “O” on the OZP. Currently, there
are a total of 20 open space sites in the Area (Plan 18). 17 of them are currently zoned
as “O” and the remaining 3 are under various zonings. Except for part of Site 12
falling within the ex-CMB depot site, all of these “O” sites are under government
ownership. For Site 12 for which was partially owned by CMB, the site was
previously zoned “I”, “G/IC” and area shown as “Road” and was rezoned to
“CDA(1)”and “O”in 2001. The “O” zone is to provide a larger buffer area with better
configuration between future residential development at the “CDA” site and the
nearby industrial developments. The existing status of the “O” sites is summarized in
Attachment VI.

Of the 20 sites, 16 of them have been developed into public open space, sitting-out
area or amenity area. As discussed in paragraph 16.7 below, it is proposed to rezone
an undeveloped site in Heng Fa Chuen (Site 21) from “OUMTRCDA)” to “O”.
While there is currently no programme for the development of the remaining Sites 12,
13 and 17, the Director of Leisure and Cultural Services considers that the “O” zoning
of these sites should be retained for open space provision in the longer term.

The “O” zoning of the 17 “O” sites are considered appropriate and should be retained.
Other than Site 21 mentioned above, opportunity is also taken to rezoning the
following sites (Sites 19 and 20) to reflect their planning intention for open space use:

(a) rezoning of Site 19 occupied by Tai Man Street Sitting-out Area to the south of
Neptune Terrace from “G/IC” to “O” (Plans H1 to H3); and

(b) rezoning of Site 20 occupied by the playground at Chai Wan Road (i.e. Hing Wah
Estate Playground No.1) from “R(A)” to “O” (Plans B4 to B6).

Other Rezoning Proposals (Plan 15)

Rezoning of a bus terminus and 4 school sites from “R(A)” to “G/IC” (Sites R3a-R3e) (Plans
Cla to C3d)

16.1

A free-standing bus terminus in Siu Sai Wan Estate (Site R3d of about 2,078m?)
(Plans Cle¢, C2d and C3c¢) and the following 4 sites occupied by free-standing
schools (Sites R3a-R3c) located at the periphery of public housing estates are
proposed to be rezoned from “R(A)” to “G/IC” to reflect their planning intention and
stipulation of a maximum BH of 1 storey and 8 storeys for the bus terminus and school
sites respectively:

(a) Hing Wah (II) Estate: The Rotary Club of Hong Kong Island West Hong Chi
Morninghope School (about 1,506m?) (Site R3a) (Plans Cla, C2a and C3a);

(b) Wan Tsui Estate: The Salvation Army Centaline Charity Fund School (about
3,896m” ) (Site R3b) (Plans Cla, C2b, and C3a); and

(c) Tsui Wan Estate: Islamic Kasim Tuet Memorial College, and S.K.H. Li Fook Hing
Secondary School (about 14,689m?) (Site R3c¢) (Plans C1b, C2¢ and C3b).
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_Rezoning of Hing Wah Community Hall from “R(A)” to “G/IC” (Site R3e) (Plans Cld, C2e
and C3d)

16.2

With an area of about 4,084m? the subject site is occupied by the Hing Wah
Community Hall. To reflect the planning intention for GIC use on site and the
allocation boundary of the hall, it is proposed to rezone the site from “R(A)” to
“G/IC”. A BH restriction of 3 storeys is proposed. At present, the community hall is
of 2 storeys and is sub-standard. Due to site constraint, the community hall cannot be
extended horizontally. A BH restriction of 3 storeys is proposed to cater for its plan for
Home Affairs Department’s redevelopment plan for the community hall to include the
provision of multi-purpose rooms to meet local demand. A conceptual drawing
showing the future uses of the redevelopment is at Plan C4.

Rezoning of a strip of land at Chong Fu Road from “I” and “O” to “G/IC” (Site R5) (Plans
Elto E3)

16.3

The site of 902m? is currently occupied by a sea water pump house of the Eastern
Hospital, which is proposed to be rezoned from “I” and “O” to “G/IC” to reflect the
planning intention and the allocation boundary and stipulation of BH restriction of 1
storey.

Rezoning of a piece of land to the southwest of Heng Fa Chuen from “G/IC” to “GB” (Site
R10a) (Plans I1a, I2a and I3a)

16.4

Being part of the green foothills of Chai Wan Au, the piece of land with an area of
about 11.9ha is covered by natural vegetation, part of which falls within the boundary
of the old Lyemun Barracks (Grade 1 historic compound). It is proposed to rezone the -
site from “G/IC” to “GB” to preserve the existing natural topography and vegetation.

Rezoning of a strip of land at Cape Collinson Road from “G/IC” to “GB” (Site R10b) (Plans
I1b, 12b and I3b)

16.5

The subject strip of land with an area of about 5,420m* is currently covered with dense
vegetation, which was previously reserved for development of public car park. Given
the site is no longer required for public car park use as advised by C for T, it is
proposed to rezone the site from “G/IC” to “GB” to preserve the existing well-grown
vegetation and natural topography.

Rezoning of two school sites in Heng Fa Chuen from “OUMITRCDA)” to “G/IC” and
“G/IC(3)” (Sites R13a and R13b) (Plans K1 to K3)

16.6

The sites occupied by Lingnan Secondary School (about 7,390m2) and the Salvation
Army Ann Wyllie Memorial Primary School (about 3,982m%) in Heng Fa Chuen are
proposed to be rezoned from “OUMTRCDA)” to “G/IC” and “G/IC(3)” respectively
to reflect their planning intention for GIC use on site and the allocation boundary with
stipulation of BH restriction of 8 storeys.

Rezoning of a site in Heng Fa Chuen from “OU(MTRCDA)” to “O” (Site R14) (Plans L1 to

L3)

16.7

With an area of about 4,186m?, the site is located at Shing Tai Road in Heng Fa Chuen
and is currently used as a temporary fee-paying public car park. Falling within the



. 6 -

Consultation Zone of an existing LPG compound which is identified as a Potentially
Hazardous Installation, the Director of Electrical and Mechanical Services has advised
that the development at the subject site should not result in significant increase in
population. In view of the above, its waterfront location and close proximity to
surrounding school/residential developments, it is proposed to rezone the site from
“OUMTRCDA)” to “O”.

Rezoning of electricity switching stations, amenity plot and road at the junction of Chai Wan
Road/Tai Tam Road to “G/IC”, “GB” and ‘Road’ (Sites R11, R16, R17a and R17b) (Plans N1
to N3b)

16.8 To reflect the planning intention, it is proposed to rezone the sites (R17a of about
580m” and R17b of about 3,590m?) occupied by electricity switching stations
(currently zoned “GB”) and the Tai Tam Road/Chai Wan Road Amenity Plot
(currently shown as ‘Road’ with about 870m?), and a strip of land occupied by portion
of Tai Tam Road (currently zoned “GB” with about 2,131m2) to “G/IC”, “GB” and
area shown as ‘Road’ respectively. BH restrictions of 3 storeys and 3/8 storeys are
proposed for Site R17a and Site R17b respectively.

Rezoning of a site from “OU(Cemetery)” to “G/IC” for extension of the Chai Wan Salt Water
Service Reservoir (Site R15) (Plans M1 to M3)

16.9  Apiece of Government land (about 3,3 87m2) south of Fei Tsui Road is currently zoned
“OU(Cemetery)” on the OZP. To improve the flushing water supply system in the
Chai Wan and Siu Sai Wan areas, the Water Supplies Department has proposed to
extend the existing salt water service reservoir (1 storey) westwards to include the
subject land parcel. Upon completion of the rezoning procedure, construction works
of the proposed service reservoir extension would commence in 2014 for completion
in 2016. The subject site is proposed to be rezoned from “OU(Cemetery)” zone to
“G/IC” to cater for this. A BH restriction of 1 storey is proposed for the extended area.

Rezoning 4 sites from “OU(Business)” Zone to “G/IC” (Sites 12a to 12b) (Plans J1 to J3)

16.10 For the “OU(Business)” sites which are currently used for Government/utility
purposes i.e. refuse collection point, electricity substation, telephone exchange and
cooked food market (Sites R12a to R12d), it is proposed to be rezoned to “G/IC” to
reflect their planning intention for GIC use.

Rezoning portion of the “CDA” zone to area shown as ‘Road’ (Site 6) (Plans F1 to F3)

16.11 With an area of about 2,257m?, the site is occupied by the existing open-air bus
terminus. C for T has advised that the subject terminus is designated as terminal point
of a number of public bus/green mini bus routes and as queuing and pick up/set down
area during Ching Ming and Chung Yeung Festival. In addition, with reference to the
findings of the AVA study, the terminus is located in the vicinity of the major
southwest-northeast air path, which would facilitate the air ventilation. From urban
design point of view, this area should be left open to provide visual relief and
breathing space to the congested industrial area near the MTR Station. In view of the
above, it is proposed to rezone the remaining portion from “CDA” to area shown as
‘Road’ to reflect its planning intention for bus/minibus terminus use.
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PROPOSED AMENDMENTS TO THE OZP

17.

Proposed Amendments to Matters Shown on the Plan

17.1

17.2

17.3

17.4

17.5

17.6

L&

17.8

17.9

17.10

17.11

The proposed amendments as shown on the draft Chai Wan OZP No. S/H20/19A
(Attachment I) are explained as below:

Item A — Incorporation of BH Restrictions

Stipulation of BH restrictions, in terms of mPD or number of storeys, on the Plan for
the areas zoned “CDA”, “R(A)”, “I”, “G/IC” and “OU” zones in accordance with
paragraph 11 above.

Item B1 (about 2.3ha) (Plans Al to A4d) :
Rezoning of the “C/R” sites at Chai Wan Road, Wan Tsui Road, Lin Shing Road and
Fei Tsui Road to “R(A)” in accordance with paragraph 14 above.

Item B2 (about 7,906m?) (Plans — A1, A2¢, A3 and A4d) :
Rezoning of the site New Jade Garden from “C/R” zone and an area shown as ‘Road’
to “R(A)” in accordance with paragraph 14.4 above.

Item C1 (about 2.6ha) (Plans B1 to B3) :
Rezoning of the Island Resort site from “R(A)” to “R(A)1” in accordance with
paragraph 10.3(g) above.

Item C2 (about 2,689m?) (Plans B4 to B6) :
Rezoning of the site occupied by a playground at Chai Wan Road from “R(A)” to “O”
in accordance with paragraph 15.4(b) above.

Item D (about 2.6ha) (Plans Cla to C3d) :

Rezoning of 4 sites (about 2ha) in Hing Wah (II) Estate, Wan Tsui Estate and Tsui Wan
Estate, the bus terminus in Siu Sai Wan Estate (about 2,0781112) and the site occupied
by the Hing Wah Community Hall (about 4,084m?) at the junction of Chai Wan
Road/Wan Tsui Road from “R(A)” to “G/IC” in accordance with paragraphs 16.1 and
16.2 above.

Item E (about 3,507m?) (Plans — D1 to D4b) :
Rezoning of the oil depot site in the Chai Wan East Area from “I” to “OU(Oil Depot)”
in accordance with paragraph 10.3 above.

Item F (about 902m?) (Plans E1 to E3):
Rezoning of an area at Chong Fu Road from “I” and “O” to “G/IC” in accordance with
paragraph 16.3 above.

Item G (about 2,557m?) (Plans F1 to F3) :
Rezoning of an area at the junction of Ning Foo Street and Lee Chung Street from
“CDA” to area shown as ‘Road’ in accordance with paragraph 16.11 above.

Item H (about 3,322m?) (Plans G1, G2a and G3) :
Rezoning of a site occupied by the Chai Wan Fire Station at Sheung On Street from
“G/IC” to “G/IC(1)” in accordance with paragraph 11.7(b) above.
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17.16
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17.18

17.19

17.20

17.21

17.22
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Item J1 (about 7ha) (Plans D1 to D4c) :
Rezoning of 5 sites in the Chai Wan East Area from “G/IC” to “G/IC(2)” in
accordance with paragraph 11.7(e) above.

Item J2 (about 4,431m?) (Plans G1, G2b and G4a) : ,
Rezoning of a site occupied by staff quarters buildings in the Hong Kong Institute of
Vocational Education (Chai Wan) from “G/IC” to “G/IC(2)” in accordance with
paragraph 11.7(h) above.

Item J3 (about 4ha) (Plans G1, G2¢ and G4b) :
Rezoning of an area occupied by the Barrack Block and East Block of Eastern
Hospital from “G/IC” to “G/IC(2)” in accordance with paragraph 11.7(g) above.

Item K (about 801m?) (Plans H1 to H3) :
Rezoning of a site to the south of Neptune Terrace from “G/IC” to “O” in accordance
with paragraph 15.4(c) above.

Item L (about 12.5ha) (Plans Ila to I3b) :

Rezoning of an area (about 11.%ha) to the southwest of Heng Fa Chuen and a site
(about 5,4201112) at Cape Collinson Road from “G/IC” to “GB” in accordance with
paragraphs 16.4 and 16.5 above respectively.

Item M (about 2,131m%) (Plans N1, N2a and N3a) :
Rezoning of an area occupied by portion of Tai Tam Road and road-side slope from
“GB™ to area shown as ‘Road’ in accordance with paragraph 16.8 above.

Item N (about 2,087m”) (Plans J1 to J3) :

Rezoning of 4 sites occupied by Cheung Lee Street Refuse Collection Point (about
259m?), Chai Wan Electricity Substation (about 463m?), Kut Shing Street Cooked
Food Market (about 296m?) and Cheung Lee Street Telephone Exchange (about
1,068m?) from “OU(Business)” to “G/IC” in accordance with paragraph 16.10 above.

Item P1 (about 7,390m?) (Plans K1 to-K3) :
Rezoning of the site occupied by Lingnan Secondary School in Heng Fa Chuen from
“OUMTRCDA)” to “G/IC” in accordance with paragraph 16.6 above.

Item P2 (about 3,982m?) (Plans K1 to K3) :

Rezoning of the sites occupied by Salvation Army Ann Wylie Memorial Primary
School in Heng Fa Chuen from “OU(MTRCDA)” to “G/IC(3)” in accordance with
paragraph 16.6 above.

Item Q (about 4,186m?) (Plans L1 to L3) :
Rezoning of a site at Shing Tai Road in Heng Fa Chuen from “OU(MTRCDA)” to “O”
in accordance with paragraph 16.7 above.

Item R (about 3,387m?) (Plans M1 to M3)
Rezoning of a site at Fei Tsui Road from “OU(Cemetery)” to “G/IC” in accordance
with paragraph 16.9 above.

Item S (about 870m?) (Plans N1, N2a and N3a) :
Rezoning of a site occupied by Tai Tam Road/Chai Wan Road Amenity Plot from
‘Road’ to “GB” in accordance with paragraph 16.8 above.
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Item T (about 4,170m?) (Plans N1, N2a, N2b and N3b) :
Rezoning of two sites occupied by electricity switching substations at Chai Wan Road
from “GB” to “G/IC” in accordance with paragraph 16.8 above.

Item Ul (Plans O1, O2a and O3) :
Designation of a strip of land of 30m wide on the south of Hing Man Estate as NBA in
accordance with paragraph 7.6(i) above.

Item U2 (Plans O1, O2b and O4a) :
Designation of a strip of land of 20m wide at Tsui Wan Estate as NBA in accordance
with paragraph 7.6(iii) above.

Item U3 (Plans O1, O2c¢ and O4b) :

Designation of the strips of land along Hong Man Street and on both sides of the
pedestrian stairway to Tai Man Street as NBAs in accordance with paragraph 7.6(ii)
above.

Item U4 (Plans O1, O2d and O4c) :
Designation of a maximum BH of 23mPD for part of the podia of the Chai Wan
Industrial Centre and Minico Building in accordance with paragraph 7.6(vi) above.

Item US (Plans O1, O2e and O4d) :
Designation of a maximum BH of 21mPD for part of the Chal Wan Flatted Factory site
in accordance with paragraph 7.6(v) above.

Item V :
As TD has confirmed that there is no programme for the “Possible Tunnel to Tai
Tam™, the dotted line on the OZP to indicate the said route will be deleted.

Revision to the Notes of the OZP

18.1

18.2

The proposed amendments to the Notes for “CDA”, “R(A)”, “I”’, “G/IC” and “OU”
zones to incorporate the BH and/or PR/GFA restrictions, as discussed in paragraphs 11
and 12 above are shown on the revised Notes of the OZP. Minor relaxation clauses on
the BH and NBA restrictions are also incorporated into the Notes for the relevant
Zones.

Copy of the revised Notes (with additions in bold and italics and deletions eressed
out) is attached at Attachment IT for Members’ consideration.

Revision to the Explanatory Statement of the OZP

19.1

The Explanatory Statement (ES) of the OZP is proposed to be revised, where
appropriate, to take into account the proposed amendments as mentioned in the above
paragraphs. Opportunity has also been taken to update the general information for the

various land use zones to reflect the latest status and planning circumstances of the
OZP.

Copy of the revised ES (with additions in bold and italics and deletions erossed-out) is
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at Attachment ITI for Members’ consideration.

20. Plan Number
Upon exhibition for public inspection, the Plan will be renumbered as S/H20/20.
21. Consultation
Departmental Circulation
21.1  The proposed BH and PR/GFA restrictions and the proposed rezoning of various sites
have been circulated to relevant Government departments for comments and their
comments have been incorporated in the above paragraphs, where appropriate.

Public Consultation

21.2  Since the proposals involved BH cbntrol, it is considered not appropriate to carry out

prior public consultation. Any pre-mature release of the development control
information may lead to people rushing in to submit building plans before the control
is incorporated into the OZP. This would defeat the whole purpose of development
control. In any event, the proposed amendments to the OZP will be exhibited under
section 7 of the Ordinance for public inspection and submitting representations and
comments, which is statutory channel to solicit public views.

21.3  The Eastern District Council (EDC) will be consulted on the amendments during the

exhibition period of the draft Chai Wan OZP No. S/H20/19A (to be renumbered to
S/H20/20 upon exhibition) for public inspection under section 7 of the Ordinance.
Local consultation forum or briefing can also be arranged upon request.

22, Decision Sought

Members are invited to:

(a) agree to the proposed amendments to the draft Chai Wan OZP No. S/H20/19 and
that the draft Chai Wan OZP No.S/H20/19A at Attachment I (to be renumbered
to S/H20/19 upon exhibition) and its Notes at Attachment II are suitable for
exhibition under section 7 of the Ordinance; and

(b) adopt the revised ES at Attachment III for the draft Chai Wan OZP No.
S/H20/19A as an expression of the planning intentions and objectives of the Board
for the various land use zones on the Plan and the revised ES will be published
together with the Plan.

Attachments
Attachment I Draft Chai Wan OZP No. S/H20/19A

Attachment IT Revised Notes of the Draft Chai Wan OZP No. S/H20/19A
Attachment II1 Revised Explanatory Statement of the Draft Chai Wan OZP No. S/H20/19A
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Summary of Existing Building Heights of Developments and Proposed
Building Height Restrictions within “G/IC” Zone in the Chai Wan Planning
Scheme Area

Summary of Existing Building Heights of Developments and Proposed
Building Height Restrictions within “OU” Zone in the Chai Wan Planning
Scheme Area

Existing Status of Sites zoned “O” in the Chai Wan Planning Scheme Area
Existing and Planned Provision of Open Space under the Draft Chai Wan OZP
No. S/H20/19A

Summary of Existing Building Height & Plot Ratio and Development
Restrictions under Lease for “I” Zone in the Chai Wan Planning Scheme Area
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Restrictions under Lease for “OU(Business)” Zone in the Chai Wan Planning
Scheme Area
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Concept Plan for the Proposed Building Height Profile

Proposed Building Height Restrictions for “CDA”, “R(A)”, “I” and “OU”
Zones

Proposed Building Height Restrictions for “G/IC” Zones

Photomontages showing Proposed Building Height Profile

Rezoning Proposals

“Industrial” Zone in Chai Wan OZP

“OU(Business)” Zone in Chai Wan OZP

Review of Open Space Sites

Existing “C/R” Sites Proposed to be Rezoned to “R(A)”

Existing Island Resort Site Proposed to be Rezoned to “R(A)1”

Existing Hing Wah Estate Playground No.1 Proposed to be Rezoned to “O”
Existing School Sites, Bus Terminus at Siu Sai Wan Estate and Hing' Wah
Community Hall Proposed to be Rezoned to “G/IC”

Conceptual Drawing for Hing Wah Community Hall Redevelopment
Existing “I” and “G/IC” Sites Proposed to be Rezoned to “OU(Oil Depot)”
and “G/IC(2)” Respectively

Existing Seawater Pumping Station at Chong Fu Road Proposed to be
Rezoned from “I” and “O” to “G/IC”

Portion of the Existing “CDA” Site Proposed to be Rezoned to Area Shown as
‘Road’

Existing “G/IC” Sites Proposed to be Rezoned to “G/IC(1)” and “G/IC(2)”
Block Plan of Hong Kong Institute of Vocational Education

Conceptual Scheme for Ambulatory Care Block at Eastern Hospital

Existing “G/IC” Sites Proposed to be Rezoned to “O”



Plans I1a to I3b
Plans J1 to J3
Plans K1 to K3
Plans L1 to L3

Plans M1 to M3

Plans N1 to N3b

Plans O1 to O4d
Plan P1

3

Existing “G/IC” Sites Proposed to be Rezoned to “GB”

Existing “OU(Business)” Sites Proposed to be Rezoned to “G/IC”

Existing Schools Proposed to be Rezoned from “OUMTRCDA)” to “G/IC”
and “G/IC(3)”

Existing Undeveloped Site at Shing Tai Road Proposed to be Rezoned from
“OUMTRCDA)” to “O”

Site at Fei Tsui Road Proposed to be Rezoned ﬁom “OU(Cemetery)” to
“G/1C”

Sites at Chai Wan Road Proposed to be Rezoned to “G/IC”, “GB” and ‘Road’
Proposed Designation of Non-Building Areas

Development Concept Plan for the “CDA(1)” site
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Attachment I of
MPC Paper No. 1/12

HONG KONG PLANNING AREA NO. 20

DRAFT CHAT WAN OUTLINE ZONING PLAN NO. S/H20/194

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES

(N. B. These form part of the Plan)

(1) These Notes show the uses or developments on land falling within the boundaries of
the Plan which are always permitted and which may be permitted by the Town
Planning Board, with or without conditions, on application. Where permission from
the Town Planning Board for a use or development is required, the application for such
permission should be made in a prescribed form. The application shall be addressed to
the Secretary of the Town Planning Board, from whom the prescribed application form
may be obtained.

(2) Any use or development which is always permitted or may be permitted in accordance
with these Notes must also conform to any other relevant legislation, the conditions of
the Government lease concerned, and any other Government requirements, as may be
applicable.

3) (a) No action is required to make the existing use of any land or building conform
to this Plan until there is a material change of use or the building is
redeveloped.

(b) Any material change of use or any other development (except minor alteration
and/or modification to the development of the land or building in respect of the
existing use which is always permitted) or redevelopment must be always
permitted in terms of the Plan oz, if permission is required, in accordance with
the permission granted by the Town Planning Board.

(c) For the purposes of subparagraph (a) above, “existing use of any land or
building” means -

(i) before the publication in the Gazette of the notice of the first statutory
plan covering the land or building (hereafter referred as ‘the first plan’),

» ause in existence before the publication of the first plan which has
continued since it came into existence; or

e ause or a change of use approved under the Buildings Ordinance
which relates to an existing building; and

(ii) after the publication of the first plan,

* ause permitted under a plan which was effected during the effective
period of that plan and has continued since it was effected; or

e ause or a change of use approved under the Buildings Ordinance
which relates to an existing building and permitted under a plan
prevailing at the time when the use or change of use was approved.



4)

)

(6)

(7

®)
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Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board, all permissions granted by the Town Planning Board in respect of the
site of the use or material change of use or development or redevelopment shall lapse.

Road junctions, alignments of roads and railway tracks, and boundaries between zones
may be subject to minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation, the conditions. of
the Government lease concerned, and any other Government requirements, and there is
no need for these to conform to the zoned use or these Notes. For temporary uses
expected to be over 5 years, the uses must conform to the zoned use or these Notes.

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except (a) where the uses or developments are specified in
Column 2 of the Notes of individual zones or (b) as provided in paragraph (8) in relation
to areas zoned “Coastal Protection Area”:

(a) provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, road, bus/public light bus stop or lay-by, cycle
track, Mass Transit Railway station entrance, Mass Transit Railway structure
below ground level, taxi rank, nullah, public utility pipeline, electricity mast,
lamp pole, telephone booth, telecommunications radio base station, automatic
teller machine and shrine;

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities,
waterworks (excluding works on service reservoir) and such other public works
co-ordinated or implemented by Government; and

(c) maintenance or repair of watercourse and grave.
In areas zoned “Coastal Protection Area”,
(a) the following uses or developments are always permitted:

(1) maintenance or repair of plant nursery, amenity planting, sitting out area,
rain shelter, refreshment kiosk, road, watercourse, nullah, public utility
pipeline, electricity mast, lamp pole, telephone booth, shrine and grave;
and

(i)  geotechnical works, local public works, road works, sewerage works,
drainage works, environmental improvement works, marine related
facilities, waterworks (excluding works on service reservoir) and such
other public works co-ordinated or implemented by Government; and
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(b) the following uses or developments require permission from the Town Planning
Board:

provision of plant nursery, amenity planting, sitting out area, rain shelter,
refreshment kiosk, footpath, public utility pipeline, electricity mast, lamp pole,
telephone booth and shrine.

(9) In any area shown as ‘Road’, all uses or developments except those specified in
paragraph (7) above and those specified below require permission from the Town
Planning Board:

on-street vehicle park, railway track.

(10)  Unless otherwise specified, all building, engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments
within the same zone are always permitted and no separate permission is required.

(11)  In these Notes, “existing building” means a building, including a structure, which is
physically existing and is in compliance with any relevant legislation and the
conditions of the Government lease*concerned.



HONG KONG PLANNING AREA NO. 20

DRAFT CHAI WAN OUTLINE ZONING PLAN NO. S/H20/194

Schedule of Uses

Page
COMPREHENSIVE DEVELOPMENT AREA 1
COMMERCIALARESIDENTIAL 3
RESIDENTIAL (GROUP A) 45
INDUSTRIAL 68
GOVERNMENT, INSTITUTION OR COMMUNITY 811
OPEN SPACE 913
OTHER SPECIFIED USES 164
GREEN BELT 1624
COASTAL PROTECTION AREA 1725

COUNTRY PARK 1826
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COMPREHENSIVE DEVELOPMENT ARFEA

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot

Commercial Bathhouse/Massage Establishment

Eating Place

Educational Institution

Exhibition or Convention Hall

Flat

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Hotel

House

Information Technology and
Telecommunications Industries

Institutional Use (not elsewhere specified)

Library

Market

Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

Residential Institution

School

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

Planning Intention

This zone is intended for comprehensive development/redevelopment of the area for residential and/or
commercial uses with the provision of open space and other supporting facilities. The zoning is to facilitate
appropriate planning control over the development mix, scale, design and layout of development, taking account
of various environmental, traffic, infrastructure and other constraints.

(please see next page)
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COMPREHENSIVE DEVELOPMENT AREA (cont’d) : 3

Remarks

(1) Pursuant to section 4A(2) of the Town Planning Ordinance, and except as otherwise expressly provided that
it is not required by the Town Planning Board, an applicant for permission for development on land
designated “Comprehensive Development Area” or “Comprehensive Development Area (1)” shall prepare a
Master Layout Plan for the approval of the Town Planning Board and include therein the following
information :-

(i)  the area of the proposed land uses, the nature, position, dimensions, and heights of all buildings to be
erected in the area;

(i1)  the proposed total site area and gross floor area for various uses, total number of flats and flat size,
where applicable;

(iii) the details and extent of Government, institution or community (GIC) and recreational facilities,
public transport and parking facilities, and open space to be provided within the area;

(iv)  the alignment, widths and levels of any roads proposed to be constructed within the area;
(v)  the landscape and urban design proposals within the area;
(vi) programmes of development in detail;

(vii) an environmental assessment report to examine any possible environmental problems that may be
caused to or by the proposed development during and after construction and the proposed mitigation
measures to tackle them;

(viii) a drainage and sewerage impact assessment report to examine any possible drainage and sewerage
problems that may be caused by the proposed development and the proposed mitigation measures to
tackle them;

(ix) a traffic impact assessment report to examine any possible traffic problems that may be caused by the
proposed development and the proposed mitigation measures to tackle them;-and

(x)  an air ventilation assessment report fo examine any possible air ventilation problems that may be
caused by the proposed development and the proposed mitigation measures to tackle them;

(xi) a visual impact assessment to examine any possible visual impacts that may be caused by the
proposed development and the proposed mitigation measures to tackle them; and

(xii) such other information as may be required by the Town Planning Board.

(2)  The Master Layout Plan should be supported by an explanatory statement which contains an adequate
explanation of the development proposal, including such information as land tenure, relevant lease
conditions, existing conditions of the site, the character of the site in relation to the surrounding areas,
principles of layout design, major development parameters, design population, types of GIC facilities, and
recreational and open space facilities.

(3)  On land designated “Comprehensive Development Area”, no new development, or addition, alteration
and/or modification to or redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of the maximum building height, in terms of metres above Principal Datum, as
stipulated on the Plan, or the height of the existing building, whichever is the greater. The provision for
development/redevelopment to the height of the existing building is not applicable to part of the Chai
Wan Flatted Factory site which is subject to a maximum building height of 21mPD, as stipulated on the
Plan.

(please see next page)
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COMPREHENSIVE DEVELOPMENT AREA (cont’d)

Remarks (cond’t)

(34) On land designated “Comprehensive Development Area (1)”, no new development, or addition, alteration
and/or modification to or redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of a maximum gross floor area of 86,268m? and the maximum building height, in
terms of metres above Principal Datum, as stipulated on the Plan, or the gross floor area and the height
of the existing building, whichever is the greater.

(45) In determining the maximum gross floor area for the purposes of paragraph (4) above, any floor space that
is constructed or intended for use solely as car park, loading/unloading bay, plant room, caretaker’s office
and caretaker’s quarters, or recreational facilities for the use and benefit of all the owners or occupiers of
the domestic building or domestic part of the building, provided such uses and facilities are ancillary and
directly related to the development or redevelopment, may be disregarded. Any floor space that is
constructed or intended for use solely as public transport facilities, or GIC facilities, as required by the
Government, may also be disregarded.

(6)  Based on the individual merits of a development or redevelopment proposal, minor relaxation of the
gross floor area and building height restrictions stated in paragraphs (3) and (4) above may. be
considered by the Town Planning Board on application under section 16 of the Town Planning
Ordinance.



S/H20/194
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RESIDENTIAL (GROUP A)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot

Flat

Government Use (not elsewhere specified)

House

Library

Market

Place of Recreation, Sports or Culture

Public Clinic

Public Transport Terminus or Station

(excluding open-air terminus or station)

Residential Institution

School (in free-standing purpose-designed
building only)

Social Welfare Facility

Utility Installation for Private Project

Commercial Bathhouse/Massage Establishment
Eating Place
Educational Institution
Exhibition or Convention Hall
Government Refuse Collection Point
Hospital
Hotel
Institutional Use (not elsewhere specified)
Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances
Office
Petrol Filling Station
Place of Entertainment
Private Club
Public Convenience
Public Transport Terminus or Station
(not elsewhere specified)
Public Utility Installation
Public Vehicle Park (excluding container vehicle)
Religious Institution
School (not elsewhere specified)
Shop and Services
Training Centre

(please see next page)
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RESIDENTIAL (GROUP A) (cont’d)

In addition, the following uses are always permitted
(a) on the lowest three floors of a building, taken to
include basements; or (b) in the purpose-designed
non-residential portion of an existing building, both
excluding floors containing wholly or mainly car
parking, loading/unloading bays and/or plant room:

Eating Place

Educational Institution
Institutional Use (not elsewhere specified)
Off-course Betting Centre
Office

Place of Entertainment
Private Club

Public Convenience
Recyclable Collection Centre
School

Shop and Services

Training Centre

Planning Intention

This zone is intended primarily for high-density residential developments. Commercial uses are always permitted
on the lowest three floors of a building or in the purpose-designed non-residential portion of an existing building.

Remarks

(1) On land designated “Residential (Group A)” (“R(A)”), no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of the maximum building height in terms of metres above Principal Datum, as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

2) On land designated “R(A)1”, no new development, or addition, alteration and/or modification to or
g /4 !

redevelopment of an existing building shall result in a total development and/or redevelopment in excess of
the maximum building height, in terms of metres above Principal Datum, as stipulated on the Plan.

(please see next page)
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RESIDENTIAL (GROUP A) (cont’d)

Remarks (cont’d)

(3) A minimum 30m wide non-building area to the south of Hing Man Estate shall be provided as stipulated on
the Plan. In addition, a minimum 20m wide non-building area shall be provided within Tsui Wan Estate
(covering part of Tsui Wan Street), and a minimum 10m wide non-building area shall be provided from the
lot boundary of Greenwood Terrace fronting Hong Man Street as stipulated on the Plan.

(4) Based on the individual merits of a development or redevelopment proposal, minor relaxation of the building

height restrictions stated in paragraphs (1) and (2) above may be considered by the Town Planning Board on
application under section 16 of the Town Planning Ordinance.

(5) Under exceptional circumstances, for a development or redevelopment proposal, minor relaxation of the
non-building area restrictions as stipulated on the Plan or stated in paragraph (3) above may be considered
by the Town Planning Board on application under section 16 of the Town Planning Ordinance.



8 - S/H20/19*

INDUSTRIAL

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot

Bus Depot

Cargo Handling and Forwarding Facility
(not elsewhere specified)

Eating Place (Canteen, Cooked Food Centre only)

Government Refuse Collection Point

Government Use (not elsewhere specified)

Industrial Use (not elsewhere specified)

Information Technology and Telecommunications
Industries

Office (Audio-visual Recording Studio, Design and
Media Production, Office Related to Industrial
Use only)

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or Radio
Transmitter Installation

Recyclable Collection Centre

Research, Design and Development Centre

Shop and Services
(Motor-vehicle Showroom on ground floor,
Service Trades only)

Utility Installation for Private Project

Vehicle Repair Workshop

Warehouse (excluding Dangerous Goods Godown)

Broadcasting, Television and/or Film Studio

Cargo Handling and Forwarding Facility
(Container Freight Station, free-standing
purpose-designed Logistics Centre only)

Concrete Batching Plant

Container Vehicle Park/Container Vehicle
Repair Yard

Dangerous Goods Godown

Eating Place (not elsewhere specified) (in wholesale
conversion of an existing building only)

Educational Institution (ground floor only except in
wholesale conversion of an existing building)

Exhibition or Convention Hall

Industrial Use (Bleaching and Dyeing Factory,
Electroplating/Printed Circuit Board
Manufacture Factory, Metal Casting
and Treatment Factory/Workshop only)

Institutional Use (not elsewhere specified) (in
wholesale conversion of an existing building
only)

Marine Fuelling Station

Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances

Off-course Betting Centre

Offensive Trades

Office (not elsewhere specified)

Open Storage

Petrol Filling Station

Pier

Place of Entertainment (ground floor only except in
wholesale conversion of an existing building)

Place of Recreation, Sports or Culture

Private Club

Public Clinic (in wholesale conversion of an existing
building only)

Religious Institution (ground floor only except in
wholesale conversion of an existing building)

Ship-building, Ship-breaking and Ship-repairing Yard

Shop and Services (not elsewhere specified)
(ground floor only, except in wholesale
conversion of an existing building and
Ancillary Showroom” which may be permitted
on any floor)

Training Centre

Vehicle Stripping/Breaking Yard

Wholesale Trade

(please see next page)
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INDUSTRIAL (cont’d)

In addition, the following uses are always permitted
in the purpose-designed non-industrial portion on the
lower floors (except basements and floors containing
wholly or mainly car parking, loading/unloading
bays and/or plant room) of an existing building,
provided that the uses are separated from the
industrial uses located above by a buffer floor or
floors and no industrial uses are located within the
non-industrial portion:

In addition, the following use may be permitted with
or without conditions on application to the Town
Planning Board in  the  purpose-designed
non-industrial portion on the lower floors (except
basements and floors containing wholly or mainly car
parking, loading/unloading bays and/or plant room)
of an existing building, provided that the use is
separated from the industrial uses located above by a
buffer floor or floors and no industrial uses are
located within the non-industrial portion:

Eating Place

Educational Institution

Exhibition or Convention Hall
Institutional Use (not elsewhere specified)
Off-course Betting Centre

Office

Place of Entertainment

Place of Recreation, Sports or Culture
Private Club

Public Clinic

Religious Institution

Shop and Services

Training Centre

Social Welfare Facility (excluding those involving
residential care)

# Ancillary Showroom requiring planning permission refers to showroom use of greater than 20% of the total
usable floor area of an industrial firm in the same premises or building.

Planning Intention

This zone is intended primarily for general industrial uses to ensure an adequate supply of industrial floor space to
meet demand from production-oriented industries. Information technology and telecommunications industries and
office related to industrial use are also always permitted in this zone.

Remarks
(1) On land designated “Industrial”, no new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or redevelopment in excess of a

maximum plot ratio of 12 and the maximum building height, in terms of metres above Principal Datum, as
stipulated on the Plan, or the plot ratio and the height of the existing building, whichever is the greater.

(please see next page)
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INDUSTRIAL (cont’d)

Remarks (cont’d)

In determining the maximum plot ratio for the purpose of paragraph (1) above, any floor space that is
constructed or intended for use solely as car park, loading/unloading bay, plant room and caretaker’s office,
provided such uses and facilities are ancillary and directly related to the development or redevelopment, may
be disregarded.

Where the permitted plot ratio as defined in Building (Planning) Regulations is permitted to be exceeded in
circumstances as set out in Regulation 22(1) or (2) of the said Regulations, the plot ratio for the building on
land to which paragraph (1) applies may be increased by the additional plot ratio by which the permitted plot
ratio is permifted to be exceeded under and in accordance with the said Regulation 22(1) or (2),
notwithstanding that the relevant maximum plot ratio specified in paragraph (1) above may thereby be
exceeded.

Based on the individual merits of a development or redevelopment proposal, minor relaxation of the
building height and plot ratio restrictions stated in paragraph (1) above may be considered by the Town
Planning Board on application under section 16 of the Town Planning Ordinance.
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GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot
Animal Quarantine Centre

(in Government building only)
Broadcasting, Television and/or Film Studio
Cable Car Route and Terminal Building
Eating Place (Canteen, Cooked Food Centre only)
Educational Institution
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Hospital
Institutional Use (not elsewhere specified)
Library
Market
Mass Transit Railway Depot (for “G/IC(3)” only)
Pier
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding container vehicle)
Recyclable Collection Centre
Religious Institution
Research, Design and Development Centre
School
Service Reservoir
Social Welfare Facility
Training Centre
Wholesale Trade

Animal Boarding Establishment

Animal Quarantine Centre
(not elsewhere specified)

Columbarium

Correctional Institution

Crematorium

Driving School

Eating Place (not elsewhere specified)

Flat

Funeral Facility

Helicopter Landing Pad

Helicopter Fuelling Station

Holiday Camp

Hotel

House

Marine Fuelling Station

Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Private Club

Radar, Telecommunications Electronic Microwave
Repeater, Television and/or Radio
Transmitter Installation

Refuse Disposal Installation
(Refuse Transfer Station only)

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Zoo '

Planning Intention

This zone is intended primarily for the provision of Government, institution or community facilities serving the
needs of the local residents and/or a wider district, region or the territory. It is also intended to provide land for
uses directly related to or in support of the work of the Government, organizations providing social services to meet
community needs, and other institutional establishments.

(please see next page)
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GOVERNMENT, INSTITUTION OR COMMUNITY (cont’d)

Remarks

On land designated “Government, Institution or Community” (“G/IC”), no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of the maximum building height, in terms of metres above Principal Datum
or number of storeys, as stipulated on the Plan, or the height of the existing building, whichever is the
greater.

On land designated “G/IC(1)”, no new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or redevelopment in excess of a
maximum building height of 4 storeys, except a drill tower up to 9 storeys, or the height of the existing
building, whichever is the greater.

On land designated “G/IC(2)”, no new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or redevelopment in excess of
the maximum building height, in terms of meires above Principal Datum (including roof-top structures) as
stipulated on the Plan, or the height of the existing building, whichever is the greafter.

On land designated “G/IC(3)”, no new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or redevelopment in excess of a
maximum building height of 8 storeys, excluding the Mass Transit Railway depot below, or the height of the
existing building, whichever is the greafer.

A minimum 30m wide non-building area shall be provided to the north of the Sai Wan Service Reservoir as
stipulated on the Plan.

In determining the relevant maximum number of storey(s) for the purposes of paragraphs (1) and (2) above,
any basement floor(s) may be disregarded.

Based on the individual merits of a development or redevelopment proposal, minor relaxation of the
building height restrictions stated in paragraphs (1) to (4) above may be considered by the Town Planning
Board on application under section 16 of the Town Planning Ordinance.

Under exceptional circumstances, for a development or redevelopment proposal, minor relaxation of the
non-building area restriction as stipulated on the Plan or stated in paragraph (4) above may be considered
by the Town Planning Board on application under section 16 of the Town Planning Ordinance.
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OPEN SPACE

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Aviary

Field Study/Education/Visitor Centre
Park and Garden
Pavilion

Pedestrian Area

Picnic Area
Playground/Playing Field
Promenade

Public Convenience
Sitting Out Area

700

Barbecue Spot
Cable Car Route and Terminal Building
Eating Place
Government Refuse Collection Point
Government Use (not elsewhere specified)
Holiday Camp
Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances
Pier
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
(excluding container vehicle)
Religious Institution
Service Reservoir
Shop and Services
Tent Camping Ground
Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of outdoor open-air public space for active and/or passive
recreational uses serving the needs of local residents as well as the general public.
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OTHER SPECIFIED USES

For “Business” only

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Schedule I: for open-air development or
for building other than industrial or industrial-office building®

Ambulance Depot

Commercial Bathhouse/Massage Establishment

Eating Place

Educational Institution

Exhibition or Convention Hall

Government Use (Police Reporting Centre,
Post Office only)

Information Technology and Telecommunications
Industries

Institutional Use (not elsewhere specified)

Library

Non-polluting Industrial Use (excluding industrial
undertakings involving the use/storage of
Dangerous Goods#)

Off-course Betting Centre

Office

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Radar, Telecommunications Electronic Microwave

Repeater, Television and/or Radio Transmitter
Installation

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

School (excluding free-standing purpose-designed
building and kindergarten)

Shop and Services

Training Centre

Utility Installation for Private Project

Broadcasting, Television and/or Film Studio

Cargo Handling and Forwarding Facility

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hotel

Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances

Non-polluting Industrial Use (not elsewhere specified)

Petrol Filling Station

School (not elsewhere specified)

Social Welfare Facility (excluding those involving
residential care)

Warehouse (excluding Dangerous Goods Godown)

Wholesale Trade

(please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Business” only

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Schedule II: for industrial or industrial-office building @

Ambulance Depot

Bus Depot

Cargo Handling and Forwarding Facility
(not elsewhere specified)

Eating Place (Canteen only)

Government Refuse Collection Point

Government Use (not elsewhere specified)

Information Technology and Telecommunications
Industries :

Non-polluting Industrial Use (excluding industrial
undertakings involving the use/storage of
Dangerous Goods#)

Office (excluding those involving direct provision
of customer services or goods)

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Radar, Telecommunications Electronic Microwave
Repeater, Television and/or Radio Transmitter
Installation

Recyclable Collection Centre

Research, Design and Development Centre

Shop and Services (Motor-vehicle Showroom
on ground floor, Service Trades only)

Utility Installation for Private Project

Warehouse (excluding Dangerous Goods Godown)

In addition, for building without industrial undertakings

involving offensive trades or the use/storage of
Dangerous Goods#, the following use is always
permitted :

Office

Broadcasting, Television and/or Film Studio

Cargo Handling and Forwarding Facility
(Container Freight Station, free-standing
purpose-designed Logistics Centre only)

Educational Institution (ground floor only)

Industrial Use (not elsewhere specified)

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than Entrances

Off-course Betting Centre

Office (not elsewhere specified)

Petrol Filling Station

Place of Entertainment (ground floor only)

Place of Recreation, Sports or Culture

Private Club

Religious Institution (ground floor only)

Shop and Services (not elsewhere specified)
(ground floor only except Ancillary
Showroom* which may be permitted on any
floor)

Training Centre

Vehicle Repair Workshop

Wholesale Trade

(please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Business” only (cont’d)

In addition, the following uses are always permitted
in the purpose-designed non-industrial portion on the
lower floors (except basements and floors containing
wholly or mainly car parking, loading/unloading
bays and/or plant room) of an existing building,
provided that the uses are separated from the
industrial uses located above by a buffer floor or
floors and no industrial uses are located within the
non-industrial portion:

In addition, the following use may be permitted with
or without conditions on application to the Town
Planning Board in  the  purpose-designed
non-industrial portion on the lower floors (except
basements and floors containing wholly or mainly car
parking, loading/unloading bays and/or plant room)
of an existing building, provided that the use is
separated from the industrial uses located above by a
buffer floor or floors and no industrial uses are
located within the non-industrial portion:

Commercial Bathhouse/Massage Establishment
Eating Place

Educational Institution

Exhibition or Convention Hall
Institutional Use (not elsewhere specified)
Library

Off-course Betting Centre

Office

Place of Entertainment

Place of Recreation, Sports or Culture
Private Club

Rublic Clinic

Religious Institution

School (excluding kindergarten)

Shop and Services

Training Centre

Social Welfare Facility (excluding those involving
residential care)

@ An industrial or industrial-office building means a building which is constructed for or intended to be used by
industrial or industrial-office purpose respectively as approved by the Building Authority.

# Dangerous Goods refer to substances classified as Dangerous Goods and requiring a licence for their
use/storage under the Dangerous Goods Ordinance (Cap. 295).

*  Ancillary Showroom requiring planning permission refers to showroom use of greater than 20% of the total
usable floor area of an industrial firm in the same premises or building.

Planning Intention

This zone is intended primarily for general business uses.

S/H20/194"

A mix of information technology and
telecommunications industries, non-polluting industrial, office and other commercial uses are always permitted in
new “business” buildings. 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.

(please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Business” Only (cont’d)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of an existing building
shall result in a total development and/or redevelopment in excess of a maximum plot ratio of 12, and the
maximum building height in terms of metres above Principal Datum as stipulated on the Plan, or the plot
ratio and height of the existing building, whichever is the greater. The provision for
development/redevelopment to the height of the existing building is not applicable to an area between Chai
Wan Industrial Centre and Minico Building which is subject to a maximum building height of 23mPD, as
stipulated on the Plan.

A minimum 3m wide non-building area shall be provided from the lot boundary of 45 Kut Shing Street and
10 Hong Man Street fronting Hong Man Street, and 4m from the lot boundary of 44 Lee Chung Street and
40 Lee Chung Street fronting Hong Man Street as stipulated on the Plan.

In determining the relevant maximum plot ratio for the purposes of paragraph (1) above, any floor space
that is constructed or intended for use solely as car park, loading/unloading bay, plant room and caretaker’s
office, provided such uses and facilities are ancillary and directly related to the development or
redevelopment, may be disregarded.

Where the permitted plot ratio as defined in the Building (Planning) Regulations is permitted to be exceeded
in circumstances as set out in Regulation 22(1) or (2) of the said Regulations, the plot ratio for the building
on land to which paragraph (1) applies may be increased by the additional plot ratio by which the permitted
plot ratio is permitted to be exceeded under and in accordance with the said Regulation 22(1) or (2),
notwithstanding that the relevant maximum plot ratio specified in paragraph (1) above may thereby be
exceeded.

Based on the individual merits of a development or redevelopment proposal, minor relaxation of the building
height and plot ratio restrictions stated in paragraph (1) above may be considered by the Town Planning
Board on application under section 16 of the Town Planning Ordinance.

Under exceptional circumstances, for a development or redevelopment proposal, minor relaxation of the

non-building area restriction as stipulated on the Plan or stated in paragraph (2) above may be considered
by the Town Planning Board on application under section 16 of the Town Planning Ordinance.

(please see next page)
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OTHER SPECIFIED USES (cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Cargo Handling Area” only

Cargo Handling Area Government Use
Public Convenience Public Utility Installation
Utility Installation for Private Project

Planning Intention

This zone is intended to reserve land for cargo handling area use.

Remarks

(1) No new development, or addition, alteration and/or modification to or redevelopment of an existing building
shall result in a total development and/or redevelopment in excess of the maximum building height in terms
of number of storeys as stipulated on the Plan, or the height of the existing building, whichever is the
greater.

(2) In determining the maximum number of storey(s) for the purposes of paragraph (1) above, any basement
floor(s) may be disregarded.

(3) Based on the individual merits of a development or )'edevelopl1zelzt proposal, minor relaxation of the building

height restrictions stated in paragraph (I) above may be considered by the Town Planning Board on
application under section 16 of the Town Planning Ordinance.

(please see next page)
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OTHER SPECIFIED USES (cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Cemetery” only

Columbarium Place of Recreation, Sports or Culture
Crematorium Public Transport Terminus or Station
Funeral Facility Public Utility Installation
Government Use Religious Institution

Grave Shop and Services

Public Convenience Utility Installation for Private Project

Planning Intention

This zone is intended to reserve land for cemetery use.

Remarks

(1) No new development, or addition, alteration and/or modification to or redevelopment of an existing building
shall result in a total development and/or redevelopment in excess of the maximum building height in terms
of number of storeys as stipulated on the Plan, or the height of the existing building, whichever is the
greater.
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