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PROPOSED AMENDMENTS TO THE 

1. 

APPROVED KWUN TONG (SOUTH) OUTLINE ZONING PLAN NO. S/K14S/18 

This paper is to seek Members’ agreement that: 

Introduction 

(a) the proposed amendments to the approved Kwun Tong (South) Outline Zoning Plan 
(OZP) No. S/K14S/18 (Attachment I) and its Notes (Attachment II) are suitable for 
exhibition under section 5 of the Town Planning Ordinance (the Ordinance); and 

(b) the revised Explanatory Statement (ES) of the OZP (Attachment III) is an expression 
of the Town Planning Board (the Board)’s planning intentions and objectives for 
various land use zonings of the OZP, and is suitable for exhibition together with the 
OZP and its Notes. 

2. 

On 4.6.2013, the Chief Executive in Council (CE in C), under section 9(1)(a) of the 
Ordinance, approved the draft Kwun Tong (South) OZP, which was subsequently renumbered 
as S/K14S/18.  On 1.4.2014, the CE in C referred the approved OZP No. S/K14S/18 to the 
Board for amendment under section 12(1)(b)(ii) of the Ordinance. 

Status of the Current OZP 

3. 

3.1 As stated in 2014 Policy Address, the Government has to ensure that there will be 
adequate supply of land to achieve the target to provide a total of 470,000 housing units 
in coming ten years, with public housing accounting for 60%.  The Government will 
continue to step up its efforts to boost land supply in the short, medium and long terms.   

Background 

3.2 To meet the need for housing land supply, the Housing Department (HD) has identified 
a piece of government land (about 1.14 ha) between Hiu Ming Street and Hiu Kwong 
Street, in Kwun Tong (the Site) for public rental housing (PRH) development.  The 
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Site is partly zoned “Open Space” (“O”) and partly “Green Belt” (“GB”).  To take 
forward the PRH development, the Site is required to be rezoned for residential use. 

4. Proposed Residential Development at Hiu Ming Street/Hiu Kwong Street Site - 
Amendment Item A 

The Site and its Surroundings 3 (Plans  to 5) 

4.1 The Site (about 1.14 ha) is located in upper Kwun Tong which is a residential 
neighborhood supported by community and retail facilities.  It comprises two 
platforms and a slope between Hiu Ming Street and Hiu Kwong Street (Plans 3 and 4). 
The lower platform (29mPD) abutting Hiu Ming Street is zoned “Open Space” (“O”) 
and is occupied by three tennis courts within the Hiu Ming Street Playground.  The 
upper platform (62mPD to 68mPD) abutting Hiu Kwong Street is also zoned “O” and 
occupied by a basketball court within the Hiu Kwong Street Recreation Ground and part 
of the landscaped sitting-out area of the Hiu Kwong Street Park Strip.  The area in the 
middle is a slope mainly zoned “Green Belt” (“GB”) with some vegetation (Aerial and 
Site Photos at Plans 4 to 5).   

4.2 In general, the Site is surrounded by high-rise residential developments, some schools, 
open spaces and slopes, with the following characteristics (Plan 3): 

(a) to its immediate southeast of the Site are the remaining part of the Hiu Ming Street 
Playground accommodating a children playground, a basketball court and a football 
field, and Hiu Kwong Street Park Strip; and a slope running continuously to the 
southeast; 

(b) to its immediate north are an emergency vehicular access (EVA) of the private 
residential buildings, namely, Fu Wah Court (153mPD), Hiu Wah Building (153 
mPD), and an ex-cinema, namely, Golden Valley (72 mPD);  

(c) to its south and southeast along Hiu Ming Street and Hiu Kwong Street are G/IC 
sites comprising six schools and a vocational institution (5 - 9 storeys, 46mPD - 
109mPD); 

(d) to its further east and west are two large public housing estates, namely, Sau Mau 
Ping Estate (150mPD - 227 mPD), and Tsui Ping Estate (110mPD - 127mPD) 
respectively.  A PRH-cum-community hall development (150mPD) is planned at 
Sau Ming Road to the northeast; and 
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(e) to its immediate north is a walkway system comprising a footbridge, a footpath and 
lift towers proposed to be implemented by CEDD in 2008 (Drawing 2).  

The Rezoning Proposal
4.3 Taking into account the character of the surrounding developments and site constraints, 

HD proposes to place a high-rise PRH block (with shops on the lowest floor of the 
building) on the lower platform of the Site and a low-rise block on the upper platform to 
accommodate car park and social welfare facility.  The PRH and low-rise blocks will 
be connected by an internal footbridge in the form of a landscaped deck running across 
the slope.  A preliminary conceptual layout for the PRH development prepared by HD 
is shown at Drawings 

  

1 and 2.  

Reprovisioning Arrangement 
4.4 The Site is being occupied by three tennis courts, a basketball court and a landscaped 

sitting-out area.  HD proposes to reprovide the affected ball courts at the children 
playground of Hiu Ming Street Playground and integrate with the adjoining basketball 
court to form a node for active sports.  The proposed low-rise block at Hiu Kwong 
Street will incorporate a roof garden with children playground which will be designed in 
a way to integrate with the adjoining Hiu Kwong Street Park Strip (Drawing 2).  
According to HD, the service of the three tennis courts at lower platform and the 
basketball court at upper platform will not be affected as construction of the 
PRH/low-rise block will only commence upon relocation of these ball courts.  During 
the construction period, the basketball court at Hiu Ming Street Playground will 
however need to be suspended for use for about two years.  The children playground 
will be permanently closed and replaced with the new ball courts.  The Director of 
Leisure and Cultural Service (DLCS) has no in-principle objection to the reprovisioning 
arrangement. 

4.5 The Planning Brief will set out the requirements for the roof garden of the low-rise 
block to be designed in a way to integrate and connect with the adjoining Hiu Kwong 
Street Park Strip.  

Planning Intention/Landuse Compatibility 
4.6 The Site (1.14 ha) is proposed to be rezoned from “O” (7,591 m2) and “GB” (3,776 m2) 

to “R(A)”.  The planning intention of the “R(A)” site is 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 a building. 
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4.7 The Site is located within a residential neighbourhood predominantly for high-rise, 
public and private housing developments zoned “R(A)”.  The proposed residential use 
of the Site is considered compatible with the land use setting in the area.  The proposed 
PRH development could facilitate HD to carry out comprehensive planning of the Site 
while at the same time optimize the use of scarce land by re-arranging the ball courts. 

Proposed Development Parameters 
4.8 The proposed development is restricted to a maximum PR of 7.5 for domestic building 

and a total PR of 9.0 for composite development as in the “R(A)” zone in the area.  A 
building height (BH) restriction of 150mPD (about 41 storeys) is proposed for the PRH 
block at the lower platform.  The proposed BH is broadly the same as the existing 
private residential buildings to its north (153mPD) and the nearest PRH buildings 
(Annex Block of Sau Yat House) within the Sau Mau Ping Estate (150mPD) to its east.  
A lower BH restriction of 80mPD (maximum 3 storeys) is proposed for the car park 
block at the upper platform and the adjoining slope to prevent excessive development.  
In accordance with the established procedure, the future PRH development of the Site 
will be guided by a planning brief. 

4.9 Based on the above development parameters, HD has estimated that about 1,100 PRH 
units can be provided with an estimated population of 3,000 persons.  The relocation of 
ball courts is tentatively scheduled for commencement in 2016.  The PRH 
development will commence upon completion of the relocation works, and the whole 
development is scheduled for completion in 2022.  

Visual Aspect 
4.10 Despite the Site is located in a built-up area, it is immediately surrounded on all sides by 

existing local roads/EVA and open-air playground/park which can serve as visual reliefs 
in the locality.  The proposed BH restriction of 80mPD for the low-rise block at Hiu 
Kwong Street is much lower than the surrounding high-rise developments as stated in 
paragraph 4.8 above.  The proposed BH restriction of 150mPD for the PRH block is 
broadly the same as those of the residential blocks in the area.  Moreover, HD’s 
proposed sitting of the PRH block at the lower platform which is further away (about 
30m) from the nearest high-rise blocks of Fu Wah Court could provide a wider visual 
buffer.   

4.11 HD has conducted a visual appraisal (VA) (Attachment IV) to assess the possible 
visual impact of the proposed development on the surrounding areas.  Local public 
open spaces and major activity/pedestrian nodes i.e. Sau Mau Ping Memorial Park, Hiu 
Ming Street Playground, Entrance Plaza of Sau Mau Ping Shopping Centre and 
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sitting-out area of Hiu Lai Court are selected as viewing points for the VA.  As shown 
in the photomontages (Drawings 3a to d) prepared by HD, the proposed development is 
not noticeable when viewed from Sau Mau Ping Memorial Park and is not visually 
incompatible with the surrounding residential developments from the other viewing 
points.  In all, it would not impose significant visual impact on the existing character 
of the locality.  The Planning Brief to be prepared for the development will require HD 
to explore more design measures including greening, colour and façade treatment at the 
detailed design stage so as to further enhance the visual harmony of the area.  The 
Chief Town Planner/Urban Design and Landscape (CTP/UD&L) of PlanD has no 
adverse comment on the proposed rezoning and the visual appraisal conducted by HD. 

Air Ventilation Aspect  
4.12 In general, the annual prevailing winds in the area are from easterly to north-easterly 

directions and the summer prevailing winds are from south-westerly to southerly 
directions.  HD has prepared an air ventilation appraisal (Attachment VI) to review 
and evaluate the potential air ventilation impact on the pedestrian wind environment 
within and in the vicinity of the Site.  The Site is located within a built-up area, 
surrounded by high-rise and medium-rise buildings on three sides.  While it does not 
fall within the breezeways under the summer and annual prevailing winds, it lies within 
one of the air paths under the annual prevailing winds and the less frequent summer 
southerly prevailing wind for the area.  

4.13 The disposition of the proposed PRH block is aligned with Hiu Ming Street and a 
separation distance is maintained with the surrounding high-rise building as far as 
possible.  Also, a large void at 9/F and 10/F of the PRH block (Figure 5 of 
Attachment VI) is provided to allow penetration of winds at pedestrian level.  With 
such building disposition and design, HD’s air ventilation appraisal report concludes 
that the PRH development would not have significant adverse impact on the existing 
wind environments in the surrounding area.  To further enhance the ventilation 
performance, the report recommends to provide more voids and permeable structures 
such as louver gates in lift lobby on ground floor of the PRH block, and to divide the 
PRH block into two.  The Planning Brief will set out the design requirements 
recommended in the air ventilation appraisal and the need to explore further measures to 
improve the air ventilation performance of the scheme and its surrounding areas.  The 
CTP/UD&L has no adverse comments on air ventilation appraisal and the proposed 
rezoning from air ventilation point of view. 
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Traffic Aspect 
4.14 The Site is located in a well-developed district with well connected road network served 

by public transport while the MTR Kwun Tong Station is about 550m away.  There are 
a number of bus/mini-bus routes operating along Hiu Kwong Street and Tsui Ping Road 
providing services to various railway stations and transport nodes while a red mini-bus 
route runs along Hiu Ming Street providing services to MTR Kwun Tong Station during 
school hours.  

4.15 According to HD, loading/unloading bays will be provided in the PRH block at Hiu 
Ming Street while about 30 car parking spaces will be provided at the low-rise block at 
Hiu Kwong Street.  A traffic impact assessment (TIA) for the development has been 
carried out by HD and has concluded that the existing and future traffic circulation at all 
the adjacent road junctions will operate with acceptable reserved capacities.  The 
Commissioner for Transport (C for T) considers the TIA acceptable in-principle.  An 
executive summary of the TIA is at Attachment V. 

4.16 For pedestrian connectivity, a public walkway system comprising footpath, footbridge 
and lift towers is proposed by CEDD to the north of the Site as part of the 
comprehensive network to enhance the connectivity between uphill areas of Sau Mau 
Ping and low land areas around MTR Kwun Tong Station (Drawing 2).  With this 
footbridges/lift tower in place, the pedestrian connectivity to the transport nodes and 
community facilities in the area will be enhanced.  In addition, the landscaped deck 
connecting the two platforms (with about 30m level difference) within the development 
could facilitate tenants of the PRH block to access the low-rise block. 

Landscape and Tree Preservation Aspects 
4.17 CTP/UD&L considers that the intention of the “GB” zone is to contain urban 

development by natural features, and the proposed rezoning would mean a loss of green 
buffer and reducing the proper function of the “GB” zone.   

4.18 The formed slope in the middle of the Site is partly covered with vegetation while a few 
large trees are found at the park area in the upper platform.  Slope stabilization works 
are required for the proposed housing development.  The Director of Agriculture, 
Fisheries and Conservation (DAFC) has no in-principle objection to the rezoning 
proposal.  He advises that the slope at the Site is generally covered with common 
plantation species.  Since the proposed landscaped deck encroaches onto the slope, the 
trees there will be affected.  Also, there are two semi-mature Ficus microcarpa with 
trunks measuring over 1m at the northern fringe of the upper platform at Hiu Kwong 
Street (Site Photos at Plan 5e).  HD has indicated that they will preserve the trees on 
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the slope as far as possible and that the two concerned mature trees would unlikely be 

affected by the PRH scheme as there would be no construction and site formation works 

at this locality.  Nevertheless, HD will design the low-rise block at the upper platform 

away from the two concerned trees as far as practicable.  

4.19 To address the concerns from DAFC and CTP/UD&L, the Planning Brief will set out 

the requirements for HD to conduct tree survey and preserve mature trees or trees with 

good landscape value, and to provide greening on the slope upon completion of its 

stabilization works so as to maintain the existing green buffer as far as possible.  

Environmental and Infrastructural Aspects 

4.20 Given that the Site is located within a well-developed district served with infrastructure 

network and the small scale of the proposed development, concerned Government 

departments including the Director of Drainage Services (DDS) and Director of Water 

Supplies (DWS) have confirmed that there are no insurmountable problem for the 

provision of water supplies and adverse impacts on the drainage and sewerage networks 

and have no objection to the proposed development.  DEP also has no adverse 

comments on the proposed PRH development from environmental point of view. 

5. Provision of Open Space and G/IC Facilities 

5.1 Taking into account the proposed PRH development with an estimated population of 

about 3,000, the OZP area will have a planned population of 298,200.  Taking into 

account the existing and planned open space provisions in the area and the provision 

standard in the Hong Kong Planning Standards and Guidelines (HKPSG), there is an 

overall surplus of 23.02 ha of open space after the proposed rezoning (a surplus of 

23.51 ha of local open space (LO), and deficit of 0.49 ha of district open space).  

Given the significant surplus of LO, the proposed rezoning of the two “O” sites (0.76 

ha), which are also planned LOs, would not have adverse impact on the adequacy of 

open space provision in the area. 

5.2 According to HKPSG, the planned provision for various community facilities in the 

area is generally sufficient except for a few facilities including sports ground/sports 

complex, post office and primary school classrooms (Attachment VII).  The 

requirement of primary school classrooms is assessed by the Secretary for Education 

(SED) based on the school zone and they have no comment on the rezoning of the Site.  

The Government will continue to monitor if the shortfall could be addressed by the 

provision at other sites in the concerned district.  Regarding the shortfall in post 

office, the Postmaster General has advised that the Site is within the serving catchment 

Replacement page of  
MPC Paper No. 14/14 
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area of their existing post office network and they have no plans to set up another post 
office in the vicinity.  The deficits in sports ground/complex can be met at the Kwun 
Tong District level as a whole. 

5.3 In view of the request from the Director of Social Welfare (DSW) for more welfare 
facilities at the Site, HD is liaising with DSW on the appropriate welfare facility to be 
incorporated in the PRH development which will then be set out in the planning brief. 

6. 

The proposed amendment as shown on the draft Kwun Tong (South) Plan No. S/K14S/18A at 
Attachment 

Proposed Amendments to the Plan of the OZP 

I is as follow: 

Amendment Item A (about 1.14ha 

Rezoning of a piece of land between Hiu Ming Street and Hiu Kwong Street from “O” and 
“GB” to “R(A)” with stipulation of BH restrictions in accordance with section 

)  

4 above. 

7. 

The proposed amendments to the Notes of OZP (with additions highlighted in bold and italics 
and deletions in ‘

Proposed Amendments to the Notes of the OZP 

crossed out II’) are at Attachment  for Members’ consideration.  The major 
amendment includes the incorporation of a BH restriction clause in the Notes of the “R(A)” 
zone.   

8. 

The ES of the OZP has been revised to take into account the proposed amendments as 
mentioned in the above paragraphs.  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 ‘

Revision to the Explanatory Statement of the OZP 

crossed out’ III) are at Attachment  for Members’ consideration. 

9. 

Upon exhibition for public inspection, the OZP will be renumbered as S/K14S/19. 

Plan Number 
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10. Consultation 

Departmental Consultation

10.1 The proposed amendments have been circulated to the relevant Government 
bureau/departments.  Comments of the SED, Director of Housing, DLCS, C for T, 
DAFC, DEP, Postmaster General, DSW, DWS, DDS and CTP/UD&L, PlanD have 
been incorporated into the above paragraph, where appropriate. 

  

10.2 The following concerned bureau/departments have no in-principle objection to/no 
adverse comment on the proposed amendments : 

(a) District Lands Officer/Kowloon East, Lands Department; 
(b) Chief Building Surveyor/Kowloon, Buildings Department; 
(c) Chief Highway Engineer/Kowloon, Highways Department; 
(d) Director of Fire Services; 
(e) District Officer (Kwun Tong), Home Affairs Department;  
(f) Project Manager (Kowloon) and Head of the Geotechnical Engineering Office, 

Civil Engineering and Development Department (CEDD); 
(g) Commissioner of Police; 
(h) Government Property Administrator;  
(i) Director of Food and Environmental Hygiene; and 
(j) Head of Energizing Kowloon East Office, Development Bureau. 

10.3 On 18.3.2014, the Kwun Tong District Council (KTDC) was consulted on the 
proposed rezoning of the Site for PRH development.  Relevant extract of the minutes 
of the KTDC meeting is at Attachment VIII.  In general, the KTDC has no 
in-principle objection to the proposed development but expressed concern on the 
capacity of the traffic infrastructure, insufficient community facilities, reprovisioning 
arrangement of the affected recreational facilities and impacts on the nearby schools 
and residential developments.  Incorporation of more community/social welfare 
facilities was also requested.  Four submissions from the schools along Hiu Ming 
Street (Attachments VIII-a to d) regarding the residential use were received via 
KTDC.  The submissions raise concerns mainly on the traffic impact and land use 
compatibility of the proposed residential development.  HD also briefed two of the 
schools (the Hong Kong Institute of Vocational Education (Kwun Tong) and the 
Mission covenant Church Holm Glad College) on the PRH scheme on 2.5.2014.  

Local Consultation 
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10.4 Subsequent to the KTDC meeting, HD and PlanD held a local consultation meeting 
with residents of Fu Wah Court and Hiu Wah Building and staff/students of the 
nearest school (The CCC Mong Man Wai College) on 13.4.2014.  The school and 
residents expressed their objections to the PRH development scheme mainly on the 
grounds of traffic and visual impacts of the proposed development, environmental 
nuisance during its construction period, its close proximity to their school/residential 
blocks, and the temporary/permanent reprovisioning arrangement of the ball courts. 

10.5 Moreover, HD held a meeting with a Legislative Councilor Member (Hon. WU Chi 
Wai) with attendance of CEDD and PlanD on 24.4.2014.  Enquiries concerning the 
proposed PRH development from the Residents of Tsui Ping Estate concerning the 
Clearance of Playground Project (翠屏關注遊樂場清拆計劃居民) were received 
by PlanD.   

10.6 Departmental responses to the views of KTDC, the local consultation meeting and the 
written enquiries received by PlanD are set out in Attachment IX. 

10.7 If the proposed amendments are agreed by the Committee, the draft OZP (to be 
renumbered to S/K14S/19 upon exhibition) and its Notes will be exhibited under 
section 5 of the Ordinance.  Members of the public can submit representations on the 
OZP to the Board during the two-month statutory public inspection period.  KTDC 
will also be consulted on the proposed amendments before or during the exhibition 
period of the draft Kwun Tong (South) OZP No. S/K14S/18A. 

Public Consultation 

11. 

Members are invited to: 

Decision Sought 

11.1 agree to the proposed amendments to the approved Kwun Tong (South) OZP and the 
Notes and that the draft Kwun Tong (South) OZP No. S/K14S/18A at Attachment I 
(to be renumbered to S/K14S/19 upon exhibition) and its Notes at Attachment II are 
suitable for exhibition under section 5 of the Ordinance; and 

11.2 adopt the revised ES at Attachment III for the draft Kwun Tong (South) OZP No. 
S/K14S/18A as an expression of the planning intentions and objectives of the Board 
for various land use zonings of the Plan and the revised ES will be published together 
with the Plan. 
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12. 

Attachment 

Attachments 

I Draft Kwun Tong (South) Outline Zoning Plan No. S/K14S/18A 

Attachment II Revised Notes of the Draft Kwun Tong (South) Outline Zoning Plan No. 
S/K14S/18A 

Attachment III Revised Explanatory Statement of the Draft Kwun Tong (South) Outline 
Zoning Plan Outline Zoning Plan No. S/K14S/18A 

Attachment IV Visual Appraisal Report 

Attachment V Executive Summary of the Traffic Impact Assessment 

Attachment VI Executive Summary of the Air Ventilation Appraisal Report  

Attachment VII Provision of Major Community Facilities in the OZP area  

Attachment VIII Relevant Extract of Minutes of the KTDC on 18.3.2014 and written 
submissions received at the KTDC meeting on 18.3.2014 

Attachment IX Departmental Responses to the Comments from KTDC meeting on 
18.3.2014, local consultation meeting on 13.4.2014, and the written 
submissions 

 

Drawing 1  Preliminary Conceptual Layout for the Proposed PRH Development 
Drawing 2 Reprovisioning Arrangement of the Affected Ball Courts and Sitting-out 

Area 
Drawings 3a to 3d  Photomontages for Proposed PRH Site 

 

Plan 1   Approved Kwun Tong (South) OZP No. S/K14S/18 (Reduced) 
Plan 2  Location of the Proposed Amendment Item A on the OZP 
Plan 3  Site Plan 
Plan 4  Aerial photo 
Plans 5a to 5e Site Photos 
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