


 

 

MPC Paper No. 12/16 

For Consideration by the 

Metro Planning Committee  

on 26.8.2016 

   

 

  FURTHER CONSIDERATION OF THE 

DRAFT PLANNING BRIEF FOR THE 

“COMPREHENSIVE DEVELOPMENT AREA(1)” ZONE 

IN KAI TAK DEVELOPMENT 

 

 

1. Purpose 

 

This paper is to: 

 

(a) report to the Metro Planning Committee (the Committee) the results of the 

consultation with the Kowloon City District Council (KCDC), Wong Tai Sin 

District Council (WTSDC) and the Task Force on Kai Tak Harbourfront 

Developments (the Task Force) of the Harbourfront Commission (HC) on the 

draft planning brief (PB) for the “Comprehensive Development Area(1)” 

(“CDA(1)”) zone (the Site) in Kai Tak Development (KTD); and 

 

(b) seek Members‟ endorsement of the draft PB at Appendix I for providing 

guidance for future developments at the “CDA(1)” zone. 

 

 

2. Background 

 

2.1 On 10.6.2016, the Committee considered that the draft PB for the “CDA(1)” 

zone was suitable for consultation with the KCDC, WTSDC and the Task Force. 

A copy of the relevant MPC Paper No. 7/16 and the minutes of the meeting are 

at Appendices II and III respectively.  During the Committee‟s deliberation, 

Members made some suggestions regarding the Underground Shopping Street 

(USS) and Station Square (i.e. major open space in KTD), and the suggestions 

have been relayed to the Kai Tak Office of the Civil Engineering and 

Development Department (CEDD) in taking forward the relevant proposals. 

 

2.2 The major development parameters and planning requirements as set out in the 

draft PB are summarized as follows: 

 

 

Item 

 

Particulars 

Major Development Parameters 

Site area About 1.77 ha 

Proposed Uses (i) Public Transport Terminus (PTT) 

(ii) Commercial uses including office, retail, eating place 

and hotel 
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Item 

 

Particulars 

Maximum Plot Ratio 

(PR) 

10 

Maximum GFA Not exceeding 177,000m
2
, comprising: 

(i) PTT: not less than 3,800m
2
 

(ii) Commercial Uses (not more than 173,200m
2
): 

- Hotel (maximum 15,000m
2
) 

(iii) Office and Retail (a minimum PR of 0.1 (i.e. a 

minimum GFA of 1,770m
2
 for retail frontage)) 

Maximum Site 

Coverage (SC) 

65% (excluding basement(s)) 

 

Maximum Building 

Height (BH) 

(i) 40mPD for western part 

(ii) 200mPD for eastern part 

(iii) Retail belt : not exceeding two storeys and 15mPD 

Planning Requirements 

Retail Frontage  Buildings not exceeding two storeys at the south-eastern 

boundary of the Site to accommodate „Shops and 

Services‟ and „Eating Place‟ uses. 

 A retail frontage with a minimum PR of 0.1 and minimum 

length of 100m as shown on Plan 5 of Appendix I. 

 For colonnade design, there is a building setback 

requirement of 3.6m from the site boundary with a clear 

headroom of 4.2m for the G/F frontage of the retail block 

to the Station Square. 

 

Underground 

Shopping Street 
 Provision of public passageway at basement level as part 

of the USS system (about 20m wide and a clear width of 

not less than 8m wide for public circulation). 

 Retail GFA should be provided adjoining the USS at the 

same floor level of USS so that the total retail GFA at 

such level shall not be less than 4,000m
2
. 

 The applicant shall construct, manage and maintain the 

USS section falling within the Site together with the 

section connecting with the Kai Tak Station falling within 

the “Open Space” (“O”) zone (i.e. the whole section 

coloured blue on Plan 4 of Appendix I), and an 

underground public walkway with a width of not less than 

6m underneath the southern tip of Road L11 for 

connecting with the adjoining “OU(Mixed Use)(2)” site. 

Urban Design 

Considerations 
 create a focal point via a distinctive design of a landmark 

tower; 

 adopt a cascading BH profile with descending BH 

towards the Kai Tak River/curvilinear walkway; 

 adopt podium-free design as advocated in Kai Tak area. 
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Item 

 

Particulars 

NBA  a 5m wide NBA along the Kai Tak River to provide a 

wide vista along the River. 

 a NBA with 20m wide at the eastern part (Plan 4) to 

facilitate public circulation and to provide emergency and 

maintenance access to the northern part of the Station 

Square 

Parking Provision  Basement car park 

 Ancillary parking spaces and loading/unloading facilities 

should be provided in accordance with the HKPSG and 

subject to the traffic impact assessment (TIA). 

Pedestrian Facilities/ 

Connectivity 

 

 The applicant shall construct, manage and maintain a 

landscaped elevated walkway (Plan 4). 

 A Dedicated Pedestrian Zone (DPZ) of 4.5m wide within 

“O” zone on areas abutting the retail frontage (Plan 4). 

 The Site should be connected with its surrounding 

developments via the landscaped elevated walkway, the 

USS/underground public walkway and at-grade 

pedestrian crossing/connections as appropriate, and such 

pedestrian facilities shall be opened to the public on a 

24-hour basis with barrier-free access. 

 

2.3 As required under the Notes of the OZP, a Master Layout Plan (MLP) together 

with a series of technical assessments will have to be submitted to the Town 

Planning Board (the Board) for consideration. 

 

2.4 The Housing and Infrastructure Committee (HIC) of KCDC, the WTSDC and 

the Task Force were consulted on the draft PB on 23.6.2016, 5.7.2016 and 

13.7.2016 respectively.  The views received and responses of the concerned 

departments are stated below.  Extracted minutes of HIC of KCDC and 

WTSDC meetings are at Appendices IV and V respectively for Members‟ 

reference.  The Task Force considered the draft PB at an informal meeting 

without minutes. 

 

 

3. Views on the Draft PB 
 

HIC of KCDC 

 

3.1 HIC generally has no adverse comments to the draft PB, and raised the 

following major comments: 

 

USS 

(a) Kai Tak is a precious new urban development area and adequate 

supporting facilities should be provided to ensure an integrated and 
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comprehensive development.  As it is a trend to develop USS in other 

countries like Japan, the proposed USS is supported.  In view of the 

inadequacy of land resources in Hong Kong, there is query on whether 

the scale of USS could be increased. 

 

(b) The USS should be provided with shops and air-conditioning. There 

should be an open shopping arcade at the basement level with highly 

accessible passageway to link up shops in different sites. 

 

Colonnade Design 

(c) Despite its design merits, the colonnade design may take up a lot of floor 

space, resulting in a waste of scarce land resources, and attract wanderers, 

leading to management issue.  The G/F passageway under the 

colonnade should be designated for public use to avoid abuse by 

developer for commercial use, and such area should be utilized for other 

effective uses such as social welfare facilities. 

 

(d) The incorporation of detailed design requirement in the land sale 

conditions may affect the design flexibility of the proposed development. 

 

Social Welfare Facilities 

(e) There is a need to identify a suitable site in KTD for developing an 

integrated family service centre to serve the locals, including the 

residents of Kai Ching and Tak Long Estates.  Suitable floor space 

should be reserved in the subject development for the required 

community facilities like the said centre and library.  If a site for such 

purpose can be identified, a concrete implementation programme should 

be provided. 

 
Mix of Uses 

(f) To avoid concentration of pharmacies and shops for luxury goods, it 

should be explored if the lease condition can require that a certain 

percentage of retail GFA be allocated for small shops or shops with local 

characteristic. 

 
Traffic and Pedestrian Connectivity 

(g) Since there is an acute shortage in parking spaces in KTD particularly 

after taking back of open-air temporary carpark sites for permanent 

development, it is proposed to provide monthly rental car parking spaces 

in the proposed development to serve the needs of local residents. 

 

(h) The proposed elevated landscaped walkways and subways as stated in 

the PB may not be user friendly to the elderly and disabled.  There is 

query on whether sufficient at-grade crossings and public transport 

facilities would be provided to serve the residents of Kai Ching and Tak 

Long Estates. 

 

(i) There is query on the progress of the proposed Environmentally Friendly 

Linkage System (EFLS) serving the KTD and its adjoining areas.  The 

locals should be consulted on the alignment and station locations. 
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WTSDC 

 

3.2 WTSDC generally has no adverse comments on the draft PB, with the following 

comments:  

 

USS 

(a) The connection of the old districts in Kowloon City/San Po Kong and 

KTD by USS is supported as it facilitates the development of small 

business and pedestrian movement.  There is query on whether the two 

sections of USS leading to San Po Kong and Kowloon City are 

connected.  Barrier-free and convenient pedestrian facilities, such as 

travelator, should be provided within the USS to facilitate the movement 

of the elderly/disabled and encourage wider use by the public. 

 
(b) There are queries on whether the developer is required to construct, 

maintain and manage the USS and on opening hours of the USS.  If it is 

not open on a 24-hours basis, it would be inconvenient to the public. 

 

Task Force 

 
3.3 While having no in-principle objection to the draft PB, the Task Force raised the 

following comments: 

 
Urban Design 

(a) The demarcation line of the BH restrictions of 200mPD and 40mPD on 

the OZP for the eastern and western parts of the Site runs from in the 

north-east (NE) to south-west (SW) direction.  There is query on the 

urban design justifications for the alignment. 

 

(b) There is a need to provide 3D drawings to facilitate the visualizing of the 

proposed design concepts and understanding of the development/design 

requirements. 

 
Mix of Uses 

(c) There is doubt on the need to cap the maximum GFA for hotel use in the 

proposed development. 

 
Traffic and Pedestrian Connectivity 

(d) The proposed Road 11 is of an odd configuration and realignment may 

achieve better land utilization.  The addition of access points connecting 

the curvilinear landscaped elevated walkway to the north of the Site with 

nearby roads would enhance connectivity. 

 

(e) There is enquiry on whether the PTT is covered and the purpose of 

designation of the DPZ in the “O” zone abutting the Site. 

 
 

4. Responses to Comments 
 
4.1 The responses of the Planning Department and concerned departments are stated 
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below. 

 
USS 

4.2 The general support to the proposed USS is noted.  The proposed USS is 

intended to enhance the connectivity between the hinterland and KTD as well as 

provide a pleasant and attractive walking environment for pedestrians.  It has a 

total length of 1,500m connecting the Kai Tak and To Kwa Wan Stations of the 

Shatin to Central Link in KTD with San Po Kong and Kowloon City.  The two 

sections leading to Kowloon City (20m wide and 1,100m long) and San Po 

Kong (15m wide and 400m long) are well connected.  The proposed scale is 

considered appropriate.  

 

4.3 Within the USS, a 8m wide public passageway would be provided with shops on 

the remaining area and proper supporting facilities including air-conditioning 

and barrier-free access facilities for the elderly and disabled.  Ample access 

points and connections between the basement and ground levels at different 

nodes along the USS would be provided to ensure the walkability of the USS.  

Subject to the detailed design, the provision of travelator could be considered at 

suitable sections. 

 

4.4 As stipulated in the PB, the developer is required to construct, maintain and 

manage the USS within the Site, and a retail GFA of not less than 4,000m
2
 

should be provided at the USS and basement level of the development so as to 

create a critical mass for a vibrant and attractive shopping environment.  

 

Colonnade Design 

4.5 The retail belt with colonnade design has only a width of about 15m, and the 

G/F passageway under the colonnade is about 3.6m wide.  It is of reasonable 

scale without taking up substantial floor area.  It would enhance the vibrancy 

and walking experience of the pedestrians along the Station Square, protect the 

pedestrians from sun, rain and adverse weather, and bring back the old Kowloon 

atmosphere. 

 

4.6 While basic design parameters like the width, depth and headroom of the G/F 

passageway will be set out in the lease conditions to ensure design consistency 

among different sections of the retail belt, there is still flexibility for the future 

developer to come up with their own design within the broad framework set out 

in the OZP and lease. 

 

4.7 The future developer of the Site will be responsible for managing and 

maintaining the colonnade.  To avoid abuse, it will be set out in the lease 

conditions that the G/F passageway under the colonnade is dedicated for public 

use, and any non-compliance will be subject to enforcement action under lease. 

 

Social Welfare Facilities 

4.8 The subject “CDA” site is intended for commercial development.  Adequate 

“G/IC” sites have been earmarked on the Kai Tak OZP for the provision of the 

required community facilities, such as indoor sports centre, library and social 

welfare facilities.  A “G/IC” site to the south of Kai Ching and Tak Long 

Estates has been reserved for provision of social welfare facilities including the 
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requested integrated family service centre and library.  The Social Welfare 

Department would follow up with the implementation of the proposal and 

inform the DC when there is a concrete development programme. 

 

Mix of Uses 

4.9 The Site is intended for a landmark commercial building with a variety of uses 

to achieve greater vibrancy with office, retail, eating place and hotel uses.  A 

number of hotel sites have been reserved in KTD.  To achieve a reasonable 

balance, it is proposed that hotel use at the Site should be of a moderate scale 

with a GFA not exceeding 15,000m
2
. 

 

4.10 Regarding the request for reserving certain amount of retail GFA to small shops 

and shops with local characteristic, it is considered that flexibility should be left 

to the developer in deciding the appropriate mix of retail uses with reference to 

marketing condition and commercial viability. 

 
Traffic and Pedestrian Connectivity 

4.11 Adequate ancillary parking facilities would be provided in the proposed “CDA” 

development in accordance with the requirements of the HKPSG and the 

findings of the TIA. 

 

4.12 Suitable barrier-free access facilities for the elderly and disabled will be included 

in the proposed elevated walkways and subways connecting to the proposed 

development.  At-grade connections will be provided to enhance the 

connectivity between Kai Ching and Tak Long Estates with the surrounding 

areas.  As stipulated in the PB, a PTT would be provided in the development to 

provide the required public transport facilities for the area.  To optimize land 

utilization, the proposed PTT will be covered.   

 

4.13 The DPZs are mainly designated within the “O” zone in Station Square and 

intended to serve the purposes of natural lighting, ventilation and means of 

escape as required under the Building (Planning) Regulations for the adjoining 

development sites. 

 

4.14 The comments on the proposed Road 11 and access points for the curvilinear 

landscaped elevated walkway to the north of the Site have been conveyed to 

concerned departments for consideration. 

 

4.15 CEDD is conducting a detailed feasibility study for the proposed EFLS to 

examine the appropriate transport mode and alignment.  Public consultation 

will be conducted in the study process. 

 
Urban Design 

4.16 There will be a wider use of 3D drawings and illustrations to facilitate the 

visualizing of the design concepts and requirements of the proposal.  For 

example, control drawings for the colonnade design will be included in the lease 

conditions for easy reference. 

 
4.17 In order to provide a wider vista along the Kai Tak river, the developments on 

the two sides of the river are subject to a lower BH restriction of 40mPD, 
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including the western part of the Site.  The demarcation line of the BH 

restriction for the Site is in alignment with the NE to SW running visual corridor 

between the open space/grid neighbourhood in the south and the hinterland and 

the Lion Rock in the north. 

 

 

5. Planning Department’s Views 
 

5.1  KCDC, WTSDC and Task Force have no in-principle objection to the draft PB 

and have not raised specific amendments to the draft PB.  No amendment to the 

draft PB is considered necessary.  Members are invited to take note of their 

views and responses of concerned departments in paragraph 4 above.   

 

5.2 Subject to the endorsement by the Committee, the PB will provide guidance for 

the future development and serve as a reference for the preparation of MLP for 

the Site. 

 

 

6. Decision Sought 

 

Members are invited to: 

 

(a) note the views of the KCDC, WTSDC and the Task Force as summarized in 

paragraph 4 above; and 

 

(b) endorse the draft PB at Appendix I. 

 

 

7. Attachments 

 

Appendix I Draft PB for the “CDA(1)” zone in Kai Tak Development 

 Plan 1 Location Plan 

 Plan 2 Aerial Photo 

 Plan 3 Site Plan 

 Plan 4 Development Concept Plan 

 Plan 5 Colonnade Concept Drawing for Retail Belt 

 

Appendix II MPC Paper No. 7/16 (Main paper only and the draft PB not 

attached) 

Appendix III Extract of the Minutes of the Committee‟s meeting held on 

10.6.2016 

Appendix IV Extract of the draft Minutes of the meeting of HIC KCDC held on 

23.6.2016 

Appendix V Extract of the draft Minutes of the meeting of WTSDC held on 

5.7.2016 

 

 

 

PLANNING DEPARTMENT 

AUGUST 2016 
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