


 

MPC Paper No. 11/16 

For Consideration by the 

Metro Planning Committee 

on 26.8.2016  

 

 

Submission for Partial Fulfillment of 

Approval Condition (a) under Application No. A/H15/232-2 

 

Proposed Hotels in “Other Specified Uses” 

annotated “Ocean Park” Zone, Ocean Park 

 

 

Applicant Tourism Commission represented by Ocean Park Corporation 

 

Site  Ocean Park, Hong Kong 

 

Site Area Ocean Hotel:    17,044m
2
 

 Fisherman’s Wharf Hotel: 12,400m
2
 

 Spa Hotel:    16,770m
2
 

 

Land Status RBL 1020 RP & Extensions 

 

(a) Term: 75 years from 22.12.1972. 

 

(b) User: Restricted for a non-profit making Oceanarium and Park and 

such purposes (including, but not restricted to, commercial 

advertising, amusements, concerts, water shows, variety shows, 

exhibitions, rides, cinema, theatre shows, access road, craft village, 

underground cable car system and staff residential quarters) as may 

first be approved by the Director of Lands. 

 

Plan Approved Aberdeen & Ap Lei Chau Outline Zoning Plan (OZP) No. 

S/H15/24 (in force when Application No. A/H15/232 was submitted)  

 

 Draft Aberdeen & Ap Lei Chau OZP No. S/H15/30 (currently in force) 

 

Zoning “Other Specified Uses” annotated “Ocean Park” (“OU(Ocean Park)”) 

 

(a) Maximum building height (BH) of 6 storeys for Ocean Hotel, 14 

storeys for Fisherman’s Wharf Hotel and 8 storeys for Spa Hotel, or 

the height of the existing building, whichever is the greater. 

 

(b) Provision for application for minor relaxation of the BH restriction. 

  

Submission Partial fulfillment of approval condition (a), i.e. the building form, layout, 

design, disposition and BH of the proposed hotel developments to the 

satisfaction of the Metro Planning Committee of the Town Planning 

Board (the Board), for Fisherman’s Wharf Hotel only 
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1. The Submission for Partial Fulfillment of Approval Condition (a) 

 

1.1 On 19.12.2008, the Metro Planning Committee (the Committee) of the Board 

approved three proposed hotels (i.e. Ocean Hotel, Fisherman’s Wharf Hotel 

and Spa Hotel) within Ocean Park (Plan AA-1b) under Application No. 

A/H15/232 with conditions including, inter alia, condition (a) mentioned 

above.   

 

1.2 On 29.7.2016, the applicant submits a Master Layout Plan (MLP) showing the 

building form, layout, design, disposition and BH of Fisherman’s Wharf Hotel 

for partial fulfillment of approval condition (a).  The major development 

parameters are summarized in the table below: 

 

Development 

Parameters 

 

A/H15/232 

(Fisherman’s Wharf 

Hotel only) 

Current Proposal 

(for Compliance of 

Approval Condition (a) 

Site Area (m
2
) 12,400 12,400 

Plot Ratio 3.27 3.27 

Gross Floor Area (m
2
) 40,570 40,570 

Site Coverage 

 Hotel Tower 

 Podium 

 

40% 

68% 

 

25% 

68% 

Maximum BH (at main 

roof) (mPD) 
74 73.5 

Number of Storeys 14 14 

Number of Guestrooms 460 460 

 

1.3 The key features related to the building form, design, disposition and BH of 

the proposed hotel are as follows: 

(i) two curvilinear blocks separated by a 15m building gap so as to fulfill 

the requirements on building separation under the Sustainable Building 

Design (SBD) Guidelines.  The blocks are also set back towards the 

hillsides; 

(ii) a terraced podium cascading towards the sea with a landscaped garden 

at 3/F of the podium; 

(iii) a uniform 10m wide waterfront promenade at 1/F and a 3m wide 

pedestrian walkway at G/F; and 

(iv) a BH of 73.5mPD for East Tower and a stepped BH of 69mPD and 

65.5mPD for West Tower. 

The MLP, floor plans, section plans, perspective drawings and photomontages 

are at Drawings AA-1b to AA-19b.  

 

1.4 For partial fulfillment of approval condition (a), the applicant has submitted 

the following documents:  

 

(a)  Letter dated 29.7.2016 enclosing a set of information 

and drawings 

(Appendix I) 

(b) Letter dated 16.8.2016 enclosing replacement pages (Appendix Ia) 
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2. Justifications from the Applicant 

 

The justifications put forth by the applicant in support of the proposal are detailed in 

the submissions at Appendices I and Ia.  They can be summarized as follows: 

 

(a) the proposed hotel design has taken into account the surrounding environment 

with an objective to achieve a sustainable, compatible and green design whilst 

allowing a 10m wide vibrant promenade for public enjoyment; 

 

(b) to fulfill the latest building separation requirements of the SBD Guidelines, two 

curvilinear towers with a building gap of not less than 15m are proposed, which 

reduces the overall building mass, enhances visual and air permeability of the 

site; 

 

(c) the hotel towers are set back from the waterfront to reduce the perceived 

building mass and to allow for a waterfront promenade on the 1/F of the podium 

for public enjoyment.  The unique curvilinear design of the hotel towers with 

podium terrace provides changing visual experiences to the general public as 

they walk along the waterfront promenade; 

 

(d) a great lawn and landscaped terraces are proposed to front the water creating a 

sustainable resort type environment for public enjoyment.  A variety of species 

and amenity planting will be provided throughout the proposed hotel to enhance 

visual interest all year round;   

 

(e) complementing with the future Water Park which is under construction located 

to its southeast, a terraced design is adopted in the proposed hotel to integrate 

with the existing natural setting and maximize the visitors’ experience of Tai 

Shue Wan (Drawing No. AA-14b);  

 

(f) to address  MPC Members’ comments, the feasibility of reducing the BH of 

the West Tower to 8 storeys was explored during the design process.  It will 

however result in an increase in the tower footprint by 63% and thus reduction 

in open space and greenery area on 3/F podium by 18% and 23% respectively.  

This would defeat the design objective as mentioned in paragraph 2(a).  As a 

practical alternative, the proposed development has been designed with a 

descending BH profile from east to west at a BH of 73.5mPD for East Tower 

and a stepped BH of 69mPD and 65.5mPD for West Tower; and  

 

(g) to mitigate the visual impact of the proposed hotel to the surrounding 

environment, the current proposal has adopted a number of design features 

including building separation and setback and extensive landscaping.  To 

further soften the visual impact, façade materials of the building will be chosen 

carefully and reflective materials will also be avoided as much as possible to 

provide a softer and warmer outlook to the hotel blocks to blend in with the 

surroundings. 

 

 

3.  Background 

 

3.1 The three proposed hotels (i.e. Ocean Hotel at the entrance, Fisherman 

Wharf’s Hotel at Tai Shue Wan and Spa Hotel at the Summit) within Ocean 
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Park fall within an area zoned “Other Specified Uses” annotated “Ocean Park” 

on the draft Aberdeen & Ap Lei Chau Outline Zoning Plan No. S/H15/30 

(Plan AA-1b).  On 19.12.2008, the Committee approved with conditions the 

three proposed hotels under Application No. A/H15/232.   

 

3.2 During the consideration of Application No. A/H15/232, the Committee noted 

that the application was intended to ascertain the location and the major 

development parameters for the three proposed hotels so as to allow the 

prospective bidders to formulate their design schemes.  The design of the 

three proposed hotels was not final.  The actual design schemes would be 

subject to further refinements and changes by the future developers.  For 

Fisherman Wharf’s Hotel, some MPC Members also commented that there 

might be scope to reduce the BH of the development to 8 storeys so that the 

building profile would be more in line with the mountain backdrop.   

 

3.3 Approval condition (a) was imposed, among others, requiring the building 

form, layout, design, disposition and BH of the three proposed hotels to the 

satisfaction of the Committee such that the final design would be subject to the 

scrutiny of the Committee.   

 

3.4 An extract of the minutes of the meeting on 19.12.2008 and the approval letter 

are at Appendices II and III respectively.     

 

3.5 In October 2012, the applicant applied for extension of time for 

commencement of development (Application No. A/H15/232-2) by a further 

period of 48 months, i.e. four years, which was approved by the Director of 

Planning under the delegated authority of the Board on 30.11.2012 with the 

approval conditions same as the original approval imposed.  The approval 

letter is at Appendix IV. 

 

3.6 In respect of the Fisherman’s Wharf Hotel, the Ocean Park Corporation 

conducted a tendering exercise in 2015 and appointed the “Most Preferred 

Proponent” to implement the proposed hotel in February 2016.  On 29.7.2016, 

the applicant submitted the current submission for partial fulfillment of 

approval condition (a). 

 

 

4. The Site and Its Surrounding Areas (Plans AA-1b to AA-3b) 

 

4.1 The site is: 

 

(a) currently covered by shrubland, and a section of Sham Wan Road which 

is the only access road and restricted for the use of the Ocean Park; and 

 

(b) enclosed by the foothills of Brick Hill on the east and north, and 

bounded by coastline along Sham Wan Road on the southern and 

western sides. 

 

4.2 The surrounding areas have the following characteristics: 

  

(a) to its north along Sham Wan Road is the Po Chong Wan Temporary 

Industrial Area; 
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(b) to its northeast is the ridge of the Brick Hill; 

 

(c) to its southeast is Tai Shue Wan where the future Water Park is currently 

under construction; and 

 

(d) to its further southeast is the Ocean Park Summit at an elevated platform. 

 

 

5. Comments from Relevant Government Departments 
 

The applicant’s submissions for partial fulfillment of approval condition (a) in respect 

of the Fisherman Wharf’s Hotel have been circulated to relevant Government 

departments for comments and their views on the submission are summarized as 

follows: 

 

Urban Design, Visual and Architectural Aspects 

 

5.1 Comments of the Chief Town Planner/Urban Design & Landscape, Planning 

Department (CTP/UD&L, Plan D): 

 

whilst the proposed scheme with three tiers of height (i.e. 65.5mPD, 69mPD 

and 73.5mPD) would provide a less distinct height variation, the hotel towers 

are set back considerably from the waterfront and sit on top of a podium 

designed with cascading open decks looking out to the sea.  A 10m wide 

waterfront promenade is provided on the first floor deck and lined with 

retailed and dining facilities on the hill ward side to add to the vibrancy of the 

area.  The proposed scheme provides an open, spacious and welcoming 

waterfront area for public enjoyment. 

 

5.2 Comments of the Chief Architect/Central Management Division 2, 

Architectural Services Department (CA/CMD2, ArchSD): 

 

based on the information provided, he has some detailed comments in 

Appendix V from architectural point of view for the applicant to note and 

follow up at the detailed design stage. 

 

Landscape Aspect 

 

5.3 Comments of CTP/UD&L, Plan D: 

 

it is understood that a submission for approval condition (d) regarding tree 

preservation and Landscape Master Plan would be submitted by the applicant.  

Detailed comments on landscape aspect will be given upon submission of 

Landscape Master Plan. 

 

Building Aspect 

 

5.4 Comments of the Chief Building Surveyor/Hong Kong West, Buildings 

Department (CBS/HKW, BD): 

 

(a) no in-principle objection to the submission; and  
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(b) detailed comments on the proposal can only be made at the general 

building plan submission stage. 

 

Fire Safety Aspect 

 

5.5 Comments of the Director of Fire Services (D of FS): 

 

(a) no specific comment on the submission; and 

 

(b) detailed fire services requirements will be formulated upon receipt of 

formal submission of general building plans. 

 

Traffic Aspect 

 

5.6 Comments of the Commissioner for Transport (C for T): 

 

(a) no comment on the submission; and 

 

(b) it is understood that a submission for approval condition (e) regarding 

vehicular access arrangement and internal transport facilities would be 

submitted by the applicant. 

 

District Officer’s Comments 

 

5.7 Comments of the District Officer (Southern), Home Affairs Department 

(DO(S), HAD): 

 

(a) no comment on the submission; and 

 

(b) the issue “Progress of Fullerton Hotel at Ocean Park” was discussed at 

the meeting of the District Development and Housing Committee 

(DDHC) under the Southern District Council (SDC) held on 21.3.2016.  

In general, the DDHC was delighted to see the sustainable development 

of the Ocean Park and pleased that Ocean Park has been actively heeded 

of the SDC’s comments.  Some comments/suggestions were provided 

at the meeting for Ocean Park to note and follow up at the detailed 

design stage. 

 

 

6. Planning Considerations and Assessment 

 

6.1 The Committee considered the application (No. A/H15/232) for three 

proposed hotels (i.e. Ocean Hotel, Fisherman’s Wharf Hotel and Spa Hotel) in 

Ocean Park on 19.12.2008.  An approval condition (a) was imposed, amongst 

others, requiring the building form, layout, design, disposition and BH of all 

the three proposed hotels to the satisfaction of the Committee.  The current 

submission involves a MLP for partial fulfillment of approval condition (a) in 

respect of the Fisherman’s Wharf Hotel only.   

 

6.2 Under the current proposal, two hotel towers are proposed close to the 

mountain at the back and sit on top of a terraced and landscaped podium 

cascading towards the sea.  The two curvilinear hotel towers are separated by 
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a 15m building gap to improve the visual permeability, allow visual 

penetration to the natural backdrop behind, reduce the visual bulk and promote 

visual diversity of the building blocks.  The proposed layout will also allow a 

more open, spacious and welcoming waterfront area at the edge of the 1/F 

podium for public enjoyment.  Within this waterfront area, a uniform 10m 

wide promenade lined with retail and dining facilities will be opened up for 

public access 24 hours free of charge and easily accessible through staircases, 

elevators and lift facilities at various locations.  Besides, a 3m wide 

pedestrian walkway lined with trees is also provided at G/F, next to the 

existing driveway, as an alternative choice to the public to walk along the 

waterfront area. 

 

6.3 CTP/UD&L, PlanD has no adverse comment on the proposal.  CA/ASC, 

ArchSD has some detailed comments on the building design aspects which 

could be dealt with by the applicant at the detailed design stage.   

 

6.4 As regards MPC Members’ comments on the feasibility to reduce the BH of 

the development, the applicant points out that the current design objective is to 

open up a larger area in front of the hotel towers in the form of a cascading 

landscaped podium for public enjoyment.  Efforts have been made to reduce 

the overall building mass and enhance the building design.  Further reduction 

of BH of the proposed hotel, however, would increase the hotel footprint and 

result in considerable loss in open space and greenery provision on the podium, 

and thus defeating the design intent for the cascading podium deck.  

Notwithstanding, to soften the visual impact, the applicant has introduced a 

BH profile cascading down from 73.5mPD for the East Tower to 69mPD and 

65.5mPD for the West Tower, and the façade materials of the building will 

also be carefully chosen to provide a softer and warmer outlook to the hotel 

blocks. 

 

6.5 In accordance with TPB Guidelines No. 36A, no separate planning permission 

will be required for amendments made to the approved scheme as a result of 

fulfilling the conditions of the approved planning permission, unless the 

changes are so major that a fresh planning application will be required.  In 

this regard, it should be noted that when imposing the condition (a) in the 

previously approved application in 2008, the Committee considered and 

expected changes to the hotel design.  The present submission is a follow up 

to address the Committee’s concern and fulfills the said condition imposed by 

the Committee.  The key development parameters of the proposed hotel 

remain the same. 

 

 

7. Planning Department’s Views 

 

7.1 Based on the assessment made in paragraph 7, the Planning Department has 

no objection to the building form, layout, design, disposition and BH as shown 

on the MLP for partial fulfillment of condition (a) in respect of the 

Fisherman’s Wharf Hotel only. 

 

7.2 Should the Committee decide that the submission has satisfactorily fulfilled 

part of approval condition (a) in respect of the Fisherman’s Wharf Hotel only, 

the advisory clauses in Appendix VI are suggested for Members’ reference. 
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7.3 Alternatively, should the Committee decide that the submission is not 

acceptable for partial fulfillment of condition (a), the following reason is 

suggested for Members’ consideration: 

 

the applicant fails to demonstrate that the building form, layout, design, 

disposition and building height of the proposed hotel is visually compatible 

with the surrounding areas. 

 

 

8. Decision Sought 

 

8.1 The Committee is invited to consider the applicant’s submission and decide 

whether the submission has satisfactorily fulfilled part of approval condition (a) 

in respect of the Fisherman’s Wharf Hotel only. 

 

8.2 Should the Committee decide that the submission has satisfactorily fulfilled 

part of approval condition (a), Members are invited to consider the advisory 

clause(s) to be given to the applicant. 

 

8.3 Alternatively, should the Committee decide to reject the submission, Members 

are invited to advise what reason(s) for rejection should be given to the 

applicant. 

 

 

Attachments 

 

Appendix I Letter dated 29.7.2016 enclosing a set of information and 

drawings 

Appendix Ia Letter dated 16.8.2016 enclosing replacement pages 

Appendix II Extract from minutes of MPC meeting on 19.12.2008 

Appendix III Secretary, Town Planning Board’s letter dated 9.1.2009 

Appendix IV Director of Planning’s letter dated 30.11.2012 

Appendix V Detailed comments of CA/CM2 of ArchSD 

Appendix VI Advisory clauses 

  

Drawing AA-1b to AA-11b Master layout plan, floor plans and section plans  

Drawing AA-12b to 14b Perspective drawings  

Drawing AA-15b to AA-19b Viewpoints and photomontages 

Plan AA-1b Location plan 

Plan AA-2b Site plan 

Plan AA-3b Aerial photo 

 

 

PLANNING DEPARTMENT 

AUGUST 2016 































































































































































Appendix V of 

MPC Paper No. xxx/16 

 

 

Detailed comments of the Chief Architect/Central Management Division 2, Architectural 

Services Department: 

 

based on the information provided, he has the following comments from architectural point of 

view for the applicant to note and follow up at the detailed design stage: 

 

(a) on Figure 3.11, the clear width of pedestrian walkway at grade seems too narrow.  The 

applicant should rationalize the spatial allowance for the planter, utility services, 

walkway and the structural columns such that a reasonable width of the pedestrian 

pavement is provided;  

(b) the elevated promenade will have a podium effect along the seafront.  It is advised to 

review and soften the design of the edge beam, railing and elevation at 1/F, for example 

provision of planters with overhang plants at the edge or/and designing a profile edge 

beam to avoid the bulkiness, etc.;  

(c) the applicant should elaborate the fire fighting strategy and provision of Emergency 

Vehicular Access (EVA) for the hotel development. Comment from FSD should be 

sought;  

(d) the proposed 20 nos. of parking spaces at 2/F will block the sea view and restrain the 

hotel guests’ enjoyment of the waterfront landscape;   

(e) the public grand stairs, escalators and accessible lifts linking the promenade and ground 

level should preferably be covered and connected to the indoor common area at 1/F.  

Pedestrian aid crossing at the G/F access road near the public grand stair and hotel lift 

lobby should be provided; 

(f) the required restrooms for the F&B/retail use at 1/F and refuse storage/chamber of the 

hotel at G/F are not shown.  The parking space for the disabled and access to main 

lobby should be identified on the plans; 

(g) the floor to floor height at G/F and 2/F seems excessive; 

(h) the applicant should review and indicate the provisions of planters/balconies/ 

architectural fins at the guest rooms on the perspective in Figure 3.12;  

(i) sitting benches with or without shelter should be provided at the promenade.  Layouts 

and detailed design of the promenade including street furniture, lighting, paving 

pattern/materials and landscaping should be provided; and 

(j) the visual sensitivity and visual impact at the new Viewpoint 4 may not be low and 

slightly adverse respectively as there is a major vessel channel to the Aberdeen South 

Typhoon Shelter and Aberdeen Marina Club.  In order to lessen the visual impact of the 

building and introduce more visual interests of it, articulations on the south elevation of 

the hotel towers and roof features may be reviewed and improved at the detailed design 

stage. 



Appendix VI of 

MPC Paper No. xxx/16 

 

Advisory Clauses 

 

(a) the applicant should comply with the remaining parts of approval conditions (a) and (b) 

for the remaining Spa Hotel, and other remaining approval conditions under Application 

No. A/H15/232-2; and 

 

(b) the applicant should note the comments of the Director of Architectural Services, 

including the clear width of at-grade pedestrian walkway, podium effect along the 

seafront, fire fighting strategy, location of parking spaces at 2/F, stairs/escalators/lifts 

linking the promenade and ground level, the floor heights at G/F and 2/F, the detailed 

design of planters, balconies, architectural fins, articulations, roof features and 

waterfront promenade, at the detailed design stage. 
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