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1. Introduction 

 

This paper is to seek Members‟ agreement that: 

 

(a) the proposed amendments to the approved Wong Nai Chung Outline Zoning Plan 

(OZP) No. S/H7/17 as shown on the draft OZP No. S/H7/17A (Attachment II(A)) 

and its Notes (Attachment II(B)) are suitable for exhibition for public inspection 

under section 5 of the Town Planning Ordinance (the Ordinance); and 

 

(b) the revised Explanatory Statement (ES) of the OZP (Attachment II(C)) is an 

expression of the planning intentions and objectives of the Town Planning Board 

(the Board) for various land use zonings of the OZP, and is suitable for exhibition 

together with the OZP and its Notes. 

 

 

2. Status of the Current OZP 
 

On 8.7.2014, the Chief Executive in Council (CE in C), under section 9(1)(a) of the 

Ordinance, approved the draft Wong Nai Chung OZP No. S/H7/16A.  Upon approval, it 

was renumbered as S/H7/17 (Attachment I) and was exhibited for public inspection 

under section 9(5) of the Ordinance on 18.7.2014.  On 13.7.2015, the CE in C referred 

the approved OZP to the Board for amendment under section 12(1)(b)(ii) of the 

Ordinance. 

 

 

3. Proposed Amendments to the OZP 

 

3.1 In general, in formulating the building height restrictions (BHRs) for the 

“Government, Institution or Community” (“G/IC”) sites, due regard is given to, 

among other considerations, the nature of the existing facilities/uses on the sites, 

the existing building heights, the development restrictions on the land 

allocation/lease (if any), and the need to maintain compatible building mass in the 

local setting.  Unless there are committed proposals or known developments or 

to meet the minimum height requirement, the existing “G/IC” sites will broadly be 

kept to their existing heights to serve as breathing spaces and visual/spatial relief 

of the area.  The BHRs for the two subject “G/IC” sites (namely Man Lam 

Christian Church at Village Road and Po Leung Kuk Headquarters at Leighton 

Road) were therefore imposed to reflect their existing building height when the 

OZP was amended for incorporation of BHRs in 2008.  

 

3.2 The proposed amendments are mainly related to revision of the BHRs for the two 

subject “G/IC” sites in order to facilitate their respective extension/redevelopment 
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proposals (i.e. Amendment Items A & B on Attachment II(A)).  Opportunity 

has also been taken to update the Notes and ES of the OZP to reflect the latest 

planning circumstances. 

 

 

4. Amendment Item A: Revision to the stipulated Maximum Building Height from 5 

Storeys to 11 Storeys for the “G/IC” Site at 9 Village Road 

 

Background 

 

4.1 The site (about 331m
2
) located at the junction of Village Road and Wang Tak 

Street is currently occupied by the Church of Christ in China – Man Lam 

Christian Church (MLCC), a 5-storey building (about 34mPD) for the church and 

its ancillary facilities including offices, pastor‟s quarters and classroom.  It is 

subject to a BHR of 5 storeys, or the height of the existing building, whichever is 

the greater (Plans 1 to 3).  

 

4.2 A BHR of 4 storeys was first imposed for the MLCC site on the draft OZP No. 

S/H7/14 exhibited on 18.1.2008.  During the exhibition period, the MLCC 

submitted a representation (Representation No. R47) against the imposition of 

BHR for their site.  On 14.11.2008, after hearing the representations and related 

comments, the Board decided to partially uphold the MLCC‟s representation by 

amending the BHR for the zone covering the MLCC site from 4 storeys to 5 

storeys to duly reflect the building height of the existing development.  The 

Board also advised that should there be any specific scheme for redevelopment 

which involved major increase in building height, MLCC could submit a section 

12A application for the Board‟s consideration and proper assistance and guidance 

should be provided to MLCC in respect of the planning permission process. 

 

4.3 Later for the draft OZP No. S/H7/15 incorporating amendments to the BHRs for 

the “G/IC” zone covering the Hong Kong Sanatorium & Hospital site, the MLCC 

submitted a representation (Representation No. R1025) providing comments and 

proposal to relax the BHR on the MLCC site to 115mPD. There was another 

representation submitted by a member of the public (Representation No. R1024) 

which also proposed to relax the BHR on the MLCC site. On 8.4.2011, after 

hearing the representations and related comments, the Board decided that the part 

of the two representations related to the BHR on the MLCC site was invalid and 

decided not to propose amendment to meet the representations. The Board also 

advised that if there was an intention to amend the BHR for the MLCC site for 

redevelopment and expansion of the existing facilities and if such proposal was 

well justified and supported by the relevant Government bureaux/departments, 

Planning Department (PlanD) might recommend to the Board to amend the BHR 

of the MLCC site as appropriate. 

 

4.4 Since then, the OZP had been amended once (i.e. draft OZP No. S/H7/16) in 

August 2011.  The “G/IC” zoning and BHR for the MLCC site remain 

unchanged on the draft OZP.  The five draft OZPs (No. S/H7/12 to S/H7/16) and 

all the representations and comments were submitted to CE in C for approval in 

January 2013.  However, due to a petition to CE in C submitted by a representer 

in relation to the draft OZP No. S/H7/12 in April 2013, the draft OZP was not 

approved by the CE in C until July 2014. 
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4.5 In October 2014, after the OZP has been approved, the MLCC confirmed its 

extension proposal and submitted an updated survey on the transportation means 

adopted by their church members in support of their extension proposal. 

 

Extension Proposal 

 

4.6 The MLCC‟s extension proposal (Attachment III) involves erection of 6 

additional floors on top of part of the existing church building, resulting in a total 

building height of 11 storeys (i.e. 55mPD).  With the proposed extension in place, 

the total Gross Floor Area (GFA) of the church building will be increased from 

1,147m
2
 (Plot Ratio (PR) of 3.465) to 2,179m

2
 (PR of 6.583). Schematic section 

and photomontage of the extension proposal are at Drawing 1 and Plan 4, 

respectively.  Major development parameters of the proposal are set out in the 

table below and a comparison with the existing parameters is at Attachment V-a. 

 

Site Area 331m
2
 

No. of Storeys 11 

Building Height (main roof) about 38m (about 55mPD) 

Gross Floor Area 2,179m
2
 

Plot Ratio 6.583 

Major Floor Uses 

G/F
(1)

 Entrance, Parish Hall 

1/F
(1)

 Church Nave and Staff Office 

2/F
(1)

 Upper Part of Church Nave and One Classroom cum Gown Room 

3/F
(1)

 Upper Part of Church Nave, Gallery and Office 

4/F Administration Office, Pastor‟s Office, Flat Roof and E&M facilities 

5/F Choir/Music Room and Roof 

6/F Childcare Room / Classrooms 

7/F Conference Room / Classroom 

8/F Counselling Room / Prayer Room 

9/F Library and Study Room 

10/F
(2)

 Pastor‟s Quarters, Prayer Room and Store 
(1) In the extension proposal, floor uses from G/F to 3/F of the existing 5-storey church building 

will remain unchanged. No on-site car parking and loading/unloading facilities will be 

provided 
(2) The existing Pastor‟s Quarters will be relocated from 4/F to 10/F 

 

4.7 According to the MLCC, the extension proposal is primarily to provide diversified 

community services in Happy Valley.  It would not involve additional religious 

worship space.  The number of visitors upon extension would be similar to the 

existing situation with most of them visiting the church on foot.  As such, 

adverse traffic, environmental and infrastructural impacts on the surrounding area 

are not envisaged. 

 

Policy Support 

 

4.8 Noting the proposed facilities under the extension proposal are prima facie for 

religious and ancillary use in the majority and the MLCC is a charitable religious 

organization, the Home Affairs Bureau (HAB) tendered policy support to the 

religious facilities in the extension proposal. Other relevant Government 

departments consulted have no objection to or adverse comments on the extension 

proposal. 
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Land Administration 

 

4.9 The Government lease of the subject lot as varied and modified by a modification 

letter dated 22.11.1952 contains, inter alias, non-offensive trade clause and 

erection of a Church of a design to be approved by the Director of Public Works 

with a tower not exceeding 56 feet high (about 17m).  The extension proposal 

does not comply with the prevailing lease condition.  If the proposed extension is 

accepted by the Board and amendment to the OZP is approved, subject to policy 

support given by the HAB and/or other relevant bureaux/departments, the owner 

of the subject lot shall apply to the District Lands Office/Hong Kong East 

(DLO/HKE) of Lands Department (LandsD) for a modification of the lease 

conditions of the lot to effect the proposed extension.  However, there is no 

guarantee that such lease modification will be approved and if approved by the 

LandsD acting in its capacity as the landlord at its discretion, it will be subject to 

such terms and conditions, including payment of premium and fees, as imposed 

by the LandsD. 

 

4.10 Regarding Director of Environmental Protection (DEP)‟s requirement for a 

sewerage impact assessment (SIA) to address the sewerage impact due to the 

increase of sewage flow and recommend mitigation measures/upgrading works, 

DLO/HKE has no in-principle objection to include the submission of SIA as a 

condition in the future lease modification. 

 

Technical Aspects 

 

Planning Intention/Land Use 

 

4.11 The extension proposal will involve provision of additional church-related 

ancillary facilities, administration office and reprovisioning of existing pastor‟s 

quarters for MLCC.  These facilities are regarded as „Religious Institution‟ 

which is always permitted in the “G/IC” zone.  

 

Visual and Landscape Impacts 

 

4.12 The site is located within a residential neighbourhood in the lower part of Happy 

Valley area (Plan 1).  Except for The Emperor (Happy Valley) Hotel (about 

92mPD), the site is immediately surrounded by residential developments of 

various intensity and heights (Plans 2 and 3).  To the east and south of the site is 

mainly medium to high-rise residential developments, which are zoned 

“Residential (Group B) (“R(B)”) with BHR of 100mPD on the OZP.  In 

particular, the existing building heights of the two residential developments 

abutting the southern boundary of the site are about 53mPD and 77mPD.  To the 

west of the site across Village Road are low-rise residential developments zoned 

“R(B)3” and “R(B)4” with BHRs of 5 storeys including carports and 5 storeys in 

addition to 1 storey of carports, respectively.  Hong Kong Sanatorium and 

Hospital with BHRs ranging from 2 storeys to 148mPD is located to the further 

north of the site along Village Road.  

 

4.13 While the site is surrounded by existing private developments, public views 

towards the site are confined mainly to the close-range views from Shan Kwong 

Road, Village Road and Wang Tak Street (Plan 2).  A public viewing point at the 

junction of Shan Kwong Road and Village Road, an area which is relatively 
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frequented by locals in vicinity, is taken to illustrate the visual change upon the 

implementation of MLCC‟s extension proposal (viewing point A at Plan 2).  As 

illustrated in Plan 4, the increase in building height from 5 to 11 storeys (i.e. 

55mPD) for the church building will be commensurate with the building height 

profile of the surroundings.  Coupled with the fact that there are no prominent 

visual amenities or landscape features within and in vicinity of the site, significant 

adverse visual and landscape impacts on the surrounding due to the proposed 

BHR amendment are not envisaged. Chief Town Planner/Urban Design and 

Landscape (CTP/UD&L) of PlanD has no adverse comments on the extension 

proposal from urban design and landscape planning point of view.  

 

Air Ventilation Impact 

 

4.14 According to the Air Ventilation Assessment – Expert Evaluation (AVA-EE) on 

Wong Nai Chung Area, the MLCC site does not fall within any air path in the area.  

Given the scale of the proposed extension is relatively small within the urban 

context, significant air ventilation impact due to the proposed extension is not 

anticipated.  CTP/UD&L has no adverse comments on the extension proposal 

from air ventilation perspective. 

 

Traffic, Environmental and Infrastructural Impact 

 

4.15 As mentioned in paragraph 4.7 above, MLCC claimed that the extension proposal 

would not involve additional religious worship space.  The number of visitors 

upon extension would be similar to the existing situation with most of them 

visiting the church on foot.  Based on the updated survey on transportation 

means adopted by their church members submitted by MLCC in October 2014, 

about 75% of the respondents visit the church either on foot or using public 

transport on Sunday. Concerning DEP‟s requirement of a SIA, as mentioned in 

paragraph 4.10 above, the submission of SIA could be included as a condition in 

the future lease modification.  Relevant Government departments consulted have 

no objection to the extension proposal in respect of traffic, environmental and 

infrastructural impacts on the surrounding area.   

 

Proposed Revision to BHR 

 

4.16 In view of the policy support given by HAB to the proposed religious facilities in 

the extension proposal and that the proposal would not induce any significant 

adverse impacts, it is recommended to amend the BHR for the MLCC site from 5 

storeys to 11 storeys (Plan 2). 

 

 

5. Amendment Item B: Revision to the stipulated Maximum Building Height from 3 to 

13 Storeys to 80mPD for part of the “G/IC” Site at 66 Leighton Road 

 

Background 

 

5.1 The “G/IC” site at 66 Leighton Road is currently occupied by Po Leung Kuk 

(PLK) headquarters and its social welfare and educational facilities.  It is subject 

to BHRs ranging from 3 storeys to 19 storeys and 90mPD, or the height of the 

existing building, whichever is the greater (Plan 5).  The BHRs for PLK were 

first imposed under the draft OZP No. S/H7/14 exhibited on 18.1.2008 and remain 
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unchanged on the extant OZP.  Since September 2010, PLK has expressed their 

intention to redevelop part of the PLK site into a new complex to cater for the 

growing demand for community and social welfare services.  Apart from the 

reprovisioning of the existing facilities, PLK considers that there is a strong need 

to extend services to youngsters and elderly.  

 

5.2 The existing PLK development with a total site area of 12,272m
2
 comprises the 

Hong Kong University Space PLK Community College (BHR of 90mPD and 19 

storeys), the Main Building (a 2-storey Grade 2 historic building with BHR of 4 

storeys), the Extension Wing of the Main Building (i.e. the Chu Lee Yuet Wah 

Kindergarden cum Nursery Building with BHR of 4 storeys), the PLK Kwok Law 

Kwai Chun Children Services Building (BHR of 8 storeys), the PLK Vicwood K.T. 

Chong Building (BHR of 13 storeys) and the PLK Vicwood K.T. Chong 

Kindergarten cum Nursery Building (with a transformer and switch room) (BHR 

of 3 storeys) (Plan 6).  The current vehicular access to the site is at Caroline Hill 

Road.  

 

Redevelopment Proposal 

 

5.3 According to PLK‟s redevelopment proposal provided in September 2015 

(Attachment IV), the Community College and the Main Building will remain 

intact whereas the remaining land area in the southern portion of the site (i.e. the 

redevelopment site shown on Plan 6) with a net site area (excluding slope) of 

about 3,765m
2
 will be redeveloped into a new complex for provision of 

educational facilities (including kindergarten cum nursery, language centre and 

school hall), social welfare facilities (including residential care and day care 

services for children, special child care services, residential care home and day 

care services for the elderly, children development centre and youth services), 

administration offices and supporting facilities.  As advised by Director of Social 

Welfare (DSW), they are in continued liaison with PLK on the service mix and 

floor area requirement.  

 

5.4 The new complex will have a GFA of 18,780m
2
 and a maximum building height 

of 80mPD (21 storeys including 2 basement floors). With the redevelopment 

proposal in place, the total GFA and PR for the PLK development as a whole will 

be increased from 30,016m
2
 to 37,725m

2
 and 2.45 to 3.07, respectively.  

Schematic drawings and photomontages for the proposed new complex at the 

redevelopment site are at Drawings 2 to 5.  Major development parameters of 

the proposal are set out in the table below and a comparison with the existing 

parameters is at Attachment V-b. 

 

Whole PLK Site Area 12,272m
2
 

Overall Gross Floor Area 37,725m
2
 

Overall Plot Ratio 3.07 

Redevelopment Site Area 3,765m
2
 

Gross Floor Area  

(Redevelopment Site Only) 

18,780m
2 (1) 

 

Plot Ratio  

(Redevelopment Site Only) 
(2)

 

4.988 

No. of Storeys 

(Redevelopment Site Only) 

9 to 21 (including 2 basement floors) 
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Building Height (main roof) 

(Redevelopment Site Only) 

42mPD to 80mPD 

Overall Parking and Servicing 

Provision 

10 car parking spaces 
(3) 

1 loading/unloading bay 
(3) 

 

1 new rehabilitation bus lay-by 

Major Floor Uses (Redevelopment Site Only)  

LG2/F  Supporting facilities 

LG1/F Supporting facilities and car parking spaces 

G/F-3/F (below 12m) Social welfare facilities (children care services) 

2/F (part) to 7/F (part) 

(12m – 24m) 

Educational facilities  

(incl. kindergarten cum nursery and school hall, etc.) 

Social welfare facilities  

(incl. children care services, elderly care/day care centre 

and children development centre, etc.) 

6/F (part) to 18/F 

(24m – 80m) 

Social welfare facilities  

(incl. centre for child with special needs, youth services 

and student support service, etc.) 

Educational facilities (incl. learning centre, etc.)  

Administration offices and supporting facilities 
(1) GFA consists of Educational Facilities of 2,030m

2
;
 
Institutional Use (administration office and 

supporting facilities) of 6,300m
2 
and Social Welfare Facilities of 10,450m

2
, in which includes 

re-provisioning of existing educational facilities (2,030m
2
), administration offices and 

supporting facilities (5,250m
2
) and social welfare facilities (

 
6,606m

2
 out of

 
which 2,815m

2
 is 

to be relocated from the Main Building) 
(2) Based on the net redevelopment site area of 3,765m

2 

(3) For re-provisioning of existing car parking and loading/unloading facilities
 

 

5.5 In PLK‟s proposal, stepped building height with various levels ranging from 

42mPD to 80mPD is adopted and roof gardens and vertical greenings are 

proposed at different levels to enhance the visual amenity of the new complex.  

While the Main Building, which is a Grade 2 historic building, will remain intact, 

its Extension Wing will be demolished.  To respect the context of the historic 

building, a full-height separation of at least 10m in width between the Main 

Building and the new complex is proposed and the area will be formed into a 

landscaped area with tree plantings.  The new complex will also be set back from 

Link Road for about 9.5m to create a buffer (Drawings 2 and 3).   

 

5.6 On internal transport facilities, an additional vehicular access is proposed in the 

southern part of the site at Link Road and an internal road will be provided to link 

up the new access with the existing access at Caroline Hill Road.  In addition, 10 

car parking spaces and 1 loading/unloading bay will be provided for the 

reprovisioning of the existing facilities and 1 new rehabilitation bus lay-by for the 

proposed elderly care and day care centre at LG1/F (Drawing 2). 

 

5.7 Technical assessments conducted by PLK for the redevelopment proposal 

concluded that no significant adverse traffic, environmental, sewerage, air 

ventilation and visual impacts on the surrounding area are envisaged. 

 

Policy Support 

 

5.8 The Labour and Welfare Bureau (LWB) has in general offered in-principle policy 

support to the proposed social welfare facilities and the Education Bureau (EDB) 

has no objection to the reprovisioning of the existing educational facilities in the 
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redevelopment proposal on condition that the usable area of the outdoor 

playground would not be less than 400m
2
.  Other relevant Government 

departments consulted have no objection to or adverse comments on the 

redevelopment proposal. 

 

Land Administration 

 

5.9 The redevelopment site, as part of the PLK lot, is governed by the lease of 

I.L.9011.  It is restricted for (i) non-profit making kindergartens and schools; (ii) 

child care centres, residential homes for children and such other welfare facilities; 

(iii) the headquarters of PLK together with ancillary facilities; and (iv) other uses 

as may be approved by the Director of Lands.  There is no restriction on PR, site 

coverage and height under the lease, but a portion of the lot, which is mainly the 

slope at the back of the existing Vicwood K. T. Chong Building, is designated as 

non-building area (NBA).  While the NBA will not be affected by the proposed 

redevelopment, prior approvals under lease would be required for the proposed 

new social welfare services/uses subject to policy support from DSW, and felling 

of existing trees within the subject lot. 

 

Technical Aspects 

 

Planning Intention/Land use 

 

5.10 The redevelopment proposal will involve educational facilities, social welfare 

facilities and the administration office and supporting facilities for PLK.  These 

facilities are regarded as „School‟, „Social Welfare Facility‟ and „Institutional Use‟ 

which are always permitted in the “G/IC” zone. 

 

Visual and Landscape Impacts 

 

5.11 The redevelopment site is immediately surrounded by residential and G/IC 

developments (Plans 6 and 7).  Abutting the southern boundary of the 

redevelopment site is the PLK Gold & Silver Exchange Society Pershing Tsang 

School, which is zoned “G/IC” with a BHR of 8 storeys.  To the west of the site 

is Leighton Hill, a high-rise residential development zoned “R(B)” with a BHR of 

170mPD situated on top of a vegetated slope with site levels ranging from about 

37mPD to 50mPD.  Area to the south and east of the site across Link Road is 

occupied by high-rise residential developments zoned “R(B)” with a BHR of 

100mPD.  To the further east across Caroline Hill Road are the EMSD 

ex-workshop and recreational clubs zoned “G/IC” and “Other Specified Use 

(Sports and Recreational Club)”, respectively, with BHRs of 2 to 7 storeys.  To 

the further north of the site is the commercial area of Causeway Bay predominated 

by high-rise commercial developments zoned “Commercial” with BHRs of 

130mPD and 200mPD.  

 

5.12 The PLK has submitted a visual appraisal to demonstrate the visual impact of the 

proposed redevelopment (Appendix III of Attachment IV).  Given the existing 

built-up context around the redevelopment site, public views towards the 

proposed redevelopment are confined to the close-range views from the northeast 

at the junction of Link Road/Caroline Hill Road and from the south at the junction 

of Link Road/Broadwood Road.  For the views from the northeast, the scale of 

the proposed redevelopment would be in keeping with the existing neighbourhood 
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and would not unduly affect the visual setting of the adjacent historic building 

(Drawing 4).  As for the views from the south, significant adverse visual 

impacts will not be resulted since the southern portion of the new complex will 

have a building height of 65mPD, which is comparable to the building height of 

about 62mPD for the existing Vicwood K.T. Chong Building (Drawing 5).  

CTP/UD&L, PlanD considered that with the proposed mitigated measures in 

place, inter alia, the extensive vertical/exterior soft landscaping, the ground floor 

landscape buffer, stepped height profile and setback from the historic building, the 

proposed redevelopment is not considered visually incompatible with the 

surroundings.  

 

5.13 According to the Tree Survey provided by PLK (Appendix IV of Attachment IV), 

there are 34 trees within the redevelopment site.  To allow for the proposed 

redevelopment, four of the existing trees (including 2 dead trees), which are 

common species, will be felled.  PLK proposed to compensate the loss with 7 

new trees which will be planted at the landscaped area between the new complex 

and the Main Building and the outdoor playground.  Also, landscaping and 

greening will be provided at different levels of the new complex, offering 

greenery and visual relief to the surrounding areas.  As such, significant 

landscape impact is not envisaged. CTP/UD&L has no adverse comments on the 

redevelopment proposal from urban design and landscape planning point of view. 

 

Air Ventilation Impact 

 

5.14 According to the AVA-EE on Wong Nai Chung Area, the PLK site does not fall 

within any major air path of the Area.  PLK has submitted an AVA-EE Report 

(Appendix VIII of Attachment IV) to assess the potential impacts on the air 

ventilation of the locality due to the redevelopment proposal, taking into account 

the building heights of surrounding developments and the existing wind 

environment of Wong Nai Chung and Causeway Bay areas. It is concluded that 

given the redevelopment site is surrounded by high-rise developments and is 

located at the downwind area of the prevailing winds from the northern and 

eastern quadrants and from the south and southwest directions, significant 

blockage of air flow due to the new complex is not envisaged.  Beside, PLK has 

proposed design measures, including setback along Link Road, building 

separations in the northern and southern part of the redevelopment site as well as 

the stepped height profile with a lower roof garden in the middle portion of the 

new complex, to promote building permeability and air ventilation. Hence, it is 

considered that the proposed redevelopment will unlikely cause unacceptable 

adverse air ventilation impacts on the surroundings.  CTP/UD&L has no adverse 

comments on the redevelopment proposal from air ventilation perspective. 

 

Heritage Impact 

 

5.15 The Main Building, i.e. the Grade 2 historic building, will not be affected by the 

proposed redevelopment.  To respect the setting for the historic building, PLK 

proposed a full-height separation ranging from 10m to 21m from the new complex 

and the area between the two buildings will be dedicated as a landscaped area 

(Drawing 2).  Stepped height profile with landscaped terraces/roof garden will 

also be adopted.  Commissioner for Heritage and Director of Leisure and 

Cultural Services Department have no adverse comments on the redevelopment 

proposal.  In addition, PLK agreed that a condition survey for the Main Building 
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will be conducted and works proposal which may affect the Main Building will be 

submitted to Antiquities and Monuments Office for comments prior to 

commencement of construction works.  Hence, significant adverse impact on the 

value of the historic building is not anticipated.  

 

Traffic, Environmental and Infrastructural Impact 

 

5.16 PLK has submitted a traffic impact assessment (TIA) and updated junction 

analysis (Appendices V and VI of Attachment IV), which demonstrated that the 

redevelopment proposal with an additional vehicular access at Link Road and 

additional traffic generation (due to the increase in office area and social welfare 

services) would not have adverse traffic impact on Link Road and the nearby road 

network.  Commissioner for Transport has no adverse comment on the TIA and 

the updated junction analysis submitted. 

 

5.17 PLK has also submitted a sewerage impact assessment (SIA) (Appendix VII of 

Attachment IV) to demonstrate that the potential sewage impact of the 

redevelopment proposal would be minimal.  To minimize the potential noise 

impact, educational facilities, child care centre, elderly care/day care centre and 

offices are to be centrally ventilated and installed with suitable window type.  

Fresh air intake is planned at roof top of the new complex and 9.5m buffer 

distance from Link Road is also proposed (Drawing 2). PLK has confirmed that a 

Preliminary Environmental Review (PER) will be prepared in the course of 

application to Lotteries Fund for construction cost at a later stage so as to further 

address the environmental issues in detail. DEP, Chief Engineer/Hong Kong & 

Islands of Drainage Services Department (CE/HK&I, DSD) and other relevant 

Government departments consulted have no objection to the redevelopment 

proposal at this stage.  

 

Public Consultation 

 

5.18 On 6.1.2015, PLK has consulted the Wan Chai District Council (WCDC) on their 

redevelopment proposal. The WCDC expressed a general support to the 

redevelopment proposal and provided comments on various issues including 

traffic and transport arrangement, visual impact of the redevelopment on the 

surrounding landscape as well as the natural lighting and air ventilation impacts 

on the neighbourhood.  PLK has also consulted the local residents, including 

Silverwood, Caroline Height, Jade Terrace, Greenway Terrace and Leighton Hill.  

The locals consulted expressed concerns on the potential traffic, visual and air 

ventilation impacts, as well as the possible impacts during the construction stage.  

 

Proposed Revision to BHR 

 

5.19 In view of the policy support given by LWB to the proposed social welfare 

facilities and EDB‟s no objection to the reprovisioning of the existing educational 

facilities in the redevelopment proposal and the redevelopment proposal would 

not have any significant adverse impacts, it is recommended to amend the BHRs 

for the southern part of the PLK site with an area of about 3,489m
2
, which 

comprises the redevelopment site (excluding the building separation area between 

the new complex and the Main Building) and part of the abutting slope from 3, 4, 

8 and 13 storeys to 80mPD (Plan 6).  
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6. Proposed Amendments to Matters shown on the Plan 

 

The proposed amendments as shown on the draft Wong Nai Chung OZP No. S/H7/17A 

(Attachment II(A)) are as follows: 

 

(a) Item A (Site Area: about 331m
2
) (Plans 1 and 2) 

Amendment of the stipulated maximum building height for the “G/IC” site from 5 

storeys to 11 storeys. 

 

(b) Item B (Site Area: about 3,489m
2
) (Plans 5 and 6) 

Amendment of the stipulated maximum building heights for southern part of the 

“G/IC” site covering the PLK Kwok Law Kwai Chun Children Services Building, 

the PLK Vicwood K.T. Chong Building, and the Vicwood K.T. Chong 

Kindergarten cum Nursery Building from 3, 4, 8 and 13 storeys to 80mPD.  

 

 

7. Proposed Amendments to the Notes of the OZP 

 

7.1 Amendments to the Notes of the OZP (Attachment II(B)) are proposed as follows:  

 

(a) Amendments to the exemption clause on maximum PR/GFA in the remarks 

for “Residential (Group B)” (“R(B)”) zone and on maximum PR and site 

coverage for “R(C)” zone to clarify that exemption of caretaker‟s quarters 

and recreational facilities are only applicable to those facilities for the use 

and benefit of all the owners or occupiers of the domestic building or 

domestic part of the building; and 

 

(b) Other minor textual amendments. 

 

7.2 The proposed amendments to the Notes of the OZP (with additions in bold and 

italics and deletions in „crossed out‟) are at Attachment II(B) for Members‟ 

consideration. 

 

 

8. Revision to the ES of the OZP (Attachment II(C)) 

 

The Explanatory Statement (ES) of the OZP is proposed to be revised to take into account 

the proposed amendments as mentioned in paragraph 7 above.  Opportunity has also 

been taken to update the general information for various land use zones to reflect the 

latest status and planning circumstances of the OZP.  The proposed amendments to the 

ES of the OZP (with additions in bold and italics and deletions in „crossed out‟) are at 

Attachment II(C) for Members‟ consideration.  

 

 

9. Plan Number 

 

Upon exhibition for public inspection, the OZP will be renumbered as S/H7/18. 
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10. Consultation 

 

Departmental Circulation 

 

10.1 As mentioned in paragraphs 4.8 and 5.8 above, the HAB has tendered policy 

support to the religious facilities in the MLCC‟s extension proposal, and the LWB 

has in general offered in-principle policy support to the proposed social welfare 

facilities and the EDB has no objection to the reprovisioning of the existing 

educational facilities in the redevelopment proposal of PLK.  Other relevant 

Government departments had no objection to or adverse comments on the two 

proposals. 

 

10.2 The proposed amendments mentioned in paragraphs 6 to 8 above have been 

circulated to the following bureaux/departments.  All of them have no objection 

to or adverse comment on the proposed amendments: 

 

(a) Secretary for Education;  

(b) Secretary for Home Affairs; 

(c) Secretary for Labour and Welfare;  

(d) Commissioner for Heritage, Development Bureau; 

(e) Chief Architect/Central Management Division 2, Architectural Services 

Department; 

(f) Chief Building Surveyor/Hong Kong East & Heritage, Buildings 

Department; 

(g) Project Manager (Hong Kong Island & Islands), Civil Engineering and 

Development Department; 

(h) Head of Geotechnical Engineering Office, Civil Engineering and 

Development Department; 

(i) Chief Engineer/Hong Kong & Islands, Drainage Services Department; 

(j) Director of Environmental Protection; 

(k) Director of Fire Services; 

(l) Chief Highway Engineer/Hong Kong, Highways Department; 

(m) District Officer (Wan Chai), Home Affairs Department;  

(n) District Lands Officer/Hong Kong East, Lands Department; 

(o) Antiques and Monument Office, Leisure and Cultural Services Department;  

(p) Chief Town Planner/Urban Design & Landscape Section, Planning 

Department;  

(q) Commissioner of Police; 

(r) Director of Social Welfare;  

(s) Commissioner for Transport; and 

(t) Chief Engineer/Construction, Water Supplies Department.  

 

Consultation with Wan Chai District Council (WCDC) 

 

10.3 On 15.9.2015, PlanD consulted the WCDC on the proposed amendments to the 

OZP.  The WCDC expressed in-principle support to the proposed amendments to 

the OZP and provided comments on various issues including controlling the 

building height of MLCC Site in terms of mPD instead of number of storeys, 

potential traffic impacts of MLCC‟s and PLK‟s proposals, access arrangement for 

PLK‟s redevelopment, the interface between PLK‟s redevelopment and the 

proposed redevelopment of the EMSD ex-workshop at Caroline Hill Road, and 

promoting the use of public transport upon completion of the two proposals. 
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11. Decision Sought 
 

Members are invited to: 

 

(a) agree to the proposed amendments to the approved Wong Nai Chung OZP No. 

S/H7/17 and that the Amendment Plan No. S/H7/17A at Attachment II(A) (to be 

renumbered to S/H7/18 upon exhibition) and its Notes at Attachment II(B) are 

suitable for exhibition under section 5 of the Ordinance; and 

 

(b) adopt the revised ES at Attachment II(C) for the draft Wong Nai Chung OZP No. 

S/H7/17A as an expression of the planning intentions and objectives of the Board 

for various land use zonings of the OZP and the revised ES will be published 

together with the OZP. 

 

 

12. Attachments 
 

Attachment I Approved Wong Nai Chung OZP No. S/H7/17 (reduced to A3 size) 

Attachment II(A) Draft Wong Nai Chung OZP No. S/H7/17A 

Attachment II(B) Revised Notes of Draft Wong Nai Chung OZP No. S/H7/17A 

Attachment II(C) Revised ES of Draft Wong Nai Chung OZP No. S/H7/17A 

Attachment III Extension Proposal submitted by MLCC 

Attachment IV Redevelopment Proposal submitted by PLK 

Attachments V-a & V-b  Comparison of the Existing and Proposed Development Parameters 

of the Proposals 

Drawing 1 Schematic Drawing submitted by MLCC 

Drawings 2 to 5 Schematic Drawings and Photomontages submitted by PLK 

Plan 1 Location Plan for MLCC Site (Amendment Item A) 

Plan 2 Site Plan for MLCC Site (Amendment Item A) 

Plan 3 Site Photo for MLCC Site (Amendment Item A) 

Plan 4 Photomontage of the MLCC‟s Extension Proposal 

Plan 5 Location Plan for PLK Redevelopment Site (Amendment Item B) 

Plan 6 Site Plan for PLK Redevelopment Site (Amendment Item B) 

Plan 7 Site Photos for PLK Redevelopment Site (Amendment Item B) 

 

 

 

 

PLANNING DEPARTMENT 

OCTOBER 2015 
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