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Background

1.1

1.2

On 21.12.2012, the Metro Planning Committee (the Committee) of the Town
Planning Board (the Board) considered the proposed amendments to the
approved The Peak Area Outline Zoning Plan (OZP) No. S/H14/11 (MPC
Paper No. 13/12 at Appendix 1) mainly in respect of rezoning the former
Hilltop Radio Station Staff Quarters at Mount Austin Road (the site) from
“Government, Institution or Community” (“G/IC”) to “Residential (Group
C)6” (“R(C)6™). At the meeting, the Committee had reservation on using the
site for private residential development and made suggestions for alternative
uses (such as wedding venue, star-gazing or promotion of environmental
protection and nature conservation) of the site for public enjoyment in view of
its unique character and scenic location. In this regard, the Committee decided
to defer the consideration of the proposed amendments and requested the
Planning Department (PlanD) to liaise with relevant bureaux and departments
to review the future use of the site taking into account Members’ suggestions.
An extract of the minutes of the Committee’s meeting on 21.12.2012 is at
Appendix II.

This paper aims to report back the possible alternative use of the site after
consultation with relevant bureaux and departments.

The Site and Its Surroundings (Plans 1-A and 2-A)

The site, with an area of about 1,250m?, is a piece of government land zoned “G/IC” on
the approved The Peak Area OZP No. S/H14/11. It is located at levels ranging from
520mPD to 524mPD and is currently occupied by the former radio station staff quarters
which is currently vacant. Access to the site is via Mount Austin Road (Plan 2-A).
The staff quarters of the Leisure and Cultural Services Department and a public
open-air carpark are located to the immediate west and south of the site respectively.
Victoria Peak Garden and a radio tower are located to the further south and southwest.

Alternative GIC Uses

3.1

In response to the Committee’s request, relevant bureaux and departments have
been consulted on the possible alternative GIC uses of the site taking into
account Members’ suggestion for uses such as star-gazing venue, wedding
venue or promotion of environmental protection and nature conservation.



3.2

Views/comments from concerned bureaux and departments on possible
alternative uses are summarised below:

(i)  Proposed Star-gazing Venue

3.2.1 Comments of the Director of Hong Kong Observatory (DHKO):
(@) supports the use of the site for star-gazing purpose; and

(b) its relatively high altitude and good exposure make it a nice place
for observing astronomical phenomena particularly those occurring
near the horizon in the southern and western directions.

3.2.2 Comments of the Home Affairs Bureau (HAB) and the Director of
Leisure and Cultural Services (DLCS):

(@) support the use of the site for star-gazing purpose;

(b) the high altitude of the location commands an unobstructed view of
the sky and provides especially a clear view to special celestial
events occurring near the horizon in the southern or western
directions. Although the site may be affected by the light of
Victoria Harbour, the light condition will not affect observation of
brighter celestial objects such as the Sun, the Moon and planets,
which are the most attractive objects for the general public; and

(c) the proposal to develop the site for star-gazing use has policy
support by the HAB. It is planned to explore the feasibility of the
proposal in detail.

(i)  Proposed Wedding Venue

3.2.3 Comments of the DLCS:

the site is considered not suitable for developing a wedding venue given
its inaccessibility by public transport services.

(iii) Proposed Use for Promotion of Environmental Protection and Nature
Conservation

3.2.4 The Director of Environmental Protection and the Director of
Agriculture, Fisheries and Conservation express no intention to use the
site for promotion of environmental protection and nature conservation.

Technical Considerations

3.3 Some other government departments have the following comments on the use

of the site:



Architectural Aspect

3.3.1 Comments of the Chief Architect/Central Management Division 2,
Architectural Services Department (CA/CMD2, ArchSD):

(@)

(b)

(©)

the site is on a platform above the Mount Austin Road and the
existing building has different floor levels. Proper barrier free
access provisions, such as disabled lift, may be required,;

there may be additional requirements for the proposed GIC uses
under the current Code of Practice on Fire Safety and Minimum
Fire Installations and Equipment. The Buildings Department and
Fire Services Department may need to be consulted on whether
the existing building would be in compliance with the Buildings
Ordinance and Fire Services Ordinance for the proposed GIC uses
respectively; and

additional building services such as fire services installations may
be required for the proposed GIC uses. The existing building
services provision of the site such as electricity and drainage may
have to be upgraded to cater for such uses.

Traffic Aspect

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

(@)

(b)

no comments on the site to be reserved for the proposed GIC uses
from traffic and transport perspective; and

any future redevelopment of the site would require two passing
places along the Mount Austin Road (Plan 2-A) to facilitate
vehicular access to the site.

Aviation Safety Aspect

3.3.3 Comments of the Director-General of Civil Aviation (DG of CA):

no comments on the proposed GIC uses as long as the following
development constraints pertaining to the site are met:

(@)

(b)

any alteration and/or modification to or redevelopment of the
existing building shall not result in a total development in excess
of the gross floor area, number of storeys and height of the existing
building; and

any change in size or configuration to the existing development
(including any alteration and/or modification to the existing
building) and redevelopment in the long-run is subject to a
comprehensive study to assess the impacts of the proposed
structure on the nearby communication equipment to DG of CA's
satisfaction and the aviation control in force at the time of
redevelopment.



Drainage and Sewerage Aspects

3.3.4 Comments of the Chief Engineer/Hong Kong & Islands, Drainage
Services Department (CE/HK&I, DSD):

(@)
(b)

(©

no comments on the site to be reserved for the proposed GIC uses;

a drainage impact assessment should be submitted and
implemented to the satisfaction of DSD; and

a sewerage impact assessment should be submitted to the
satisfaction of Environmental Protection Department and
implemented to DSD’s satisfaction, if the plot ratio be increased.

Other Aspects

3.3.5 Comments of the Government Property Agency (GPA):

(@)

(b)

(©

(d)

it is noted that the existing one-storey staff quarters on site was
built in the 1950’s and has been left vacant since 2006. It is very
likely that the existing building is both physically and functionally
obsolete. Refurbishment of which might not be cost-effective and
technically advisable since substantial renovation/improvement
works, including but not limited to, fire separation and escape
requirements, asbestos removal (if any), incorporation of energy
conservation and green features, rectification works on concrete
spalling, replacement of existing windows, dilapidated plumbing
and drainage system, etc., would be required to bring the building
up to the current standard of staff quarters use;

redevelopment of the existing building is also considered not
cost-effective either as the gross floor area (GFA) and plot ratio
(i.e. about 125m? and 0.1 respectively) permitted for the
redevelopment is extremely low. Moreover, the proposed
development intensity of the site should not be higher than the
existing development intensity in terms of number of storey and
height of the existing building, apart from existing GFA,;

furthermore, it is also the views of MPC members that the site
should be reserved for suitable GIC uses for public enjoyment in
view of its prominent and scenic location. Obviously, staff
quarters use does not fall within this category and is not
compatible with the peculiarity of the site location; and

in view of the above, it would be up to other concerned
departments to determine whether the site is suitable for the
proposed GIC uses or not.



Other Departments

3.4

The following departments have no comments on/objection to the site to be
reserved for the proposed GIC uses:

(@) District Lands Officer/Hong Kong West & South, Lands Department;

(b) Project Manager/Hong Kong Island and Islands, Civil Engineering and
Development Department (CEDD);

(c) Head of Geotechnical Engineering Office, CEDD;

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

(e) Chief Building Surveyor/Hong Kong West, Buildings Department;

(f)  Director-General of Communications;

() Antiquities and Monuments Office, Leisure and Cultural Services
Department;

(h) Director of Fire Services;

(i)  Chief Engineer/Development(2), Water Supplies Department;

(j)) Director of Electrical and Mechanical Services;

(k) Director of Food and Environmental Hygiene;

()  District Officer (Central and Western); and

(m) Commissioner of Police.

Planning Department’s Views

4.1

4.2

4.3

4.4

In pursuance with Members’ views, relevant bureaux and departments have
been consulted on the possible GIC uses, instead of private residential uses.
Among the few uses mentioned by Members, only the star-gazing activities are
considered feasible and suitable at the subject site.

DHKO considers the site suitable for observing astronomical phenomena and
supports the use for star-gazing purpose, and DLCS supports the proposal with
policy support obtained from HAB in September 2013. Concerned departments
generally have no objection to/adverse comments on using the site for
star-gazing purpose.

The proposed star-gazing use is regarded as ‘Field Study/Education/Visitor
Centre’ which is always permitted under the “G/IC” zone. DLCS would take
forward the implementation of the star-gazing proposal in consultation with
concerned departments.

To realize the proposed use, DLCS’s attention would be drawn to various
technical requirements on architectural, traffic, sewerage and drainage issues,
aviation safety and the development constraints pertaining to the site as
indicated in paragraph 3.3 above.

Decision Sought

Members are invited to note the proposed alternative use as mentioned in paragraphs 3
and 4 above and that the “G/IC” zoning of the site on the approved The Peak Area OZP
No. S/H14/11 will not be rezoned.



6. Attachments
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MPC Paper No. 13/12

For Consideration by the
Metro Planning Committee
on21.12.2012 °

PROPOSED AMENDMENTS TO THE

APPROVED THE PEAK AREA OUTLINE ZONING PLAN No. S/H14/11

Introduction

This paper is to seek Members’ agreement that:

(@)

®)

the proposed amendments to the approved The Peak Area Outline Zoning Plan (OZP)
No. S/H14/11A (Attachment I1-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

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 the various land use zonings on the OZP, and is suitable for exhibition
together with the OZP and its Notes.

Status ‘of the_ Current OZP

2.2

On 3.5.2011, the Chief Executive in Council (CE in C) under section 9(1)(a) of the
Ordinance approved the draft The Peak Area OZP No. S/H14/10, which was
subsequently renumbered as S/H14/11. On 20.5.2011, the: approved The Peak
Area OZP No. S/H14/11 was exhibited for public inspection under section 9(5) of
the Ordinance (Attachment I). : :

On 7.2.2012, the CE in C referred the approved OZP to the ‘BOé.l‘d‘fOl‘ amendment

~under section 12(1)(b)(ii) of the Ordinance. The reference back of the OZP was

notified in the Gazette on 17.2.2012 under section 12(2) of the Ordinance.

Background -

3.1

The proposed amendments mainly relate to the rezoning of a “Govemnment,
Institution or Community” (“G/IC”) site at the former Hilltop Radio Station Staff
Quarters, Mount Austin Road and associated technical amendments to the Notes of
the OZP. The background of the proposed amendments is summarized below.

The site is a piece of Government land zoned “Government, Institution or
Community” (“G/IC*) on the approved The Peak Area OZP No. S/H14/11 (Plan 1).
Tt is currently occupied by the former radio station staff quarters which has been left
vacant (Plan 2). Concerned departments have been consulted and the site is not
required for any government, institution or community (GIC) use. After
consideration of the characteristics of the site and the surrounding areas, it is
considered appropriate to rezone it to residential use.



The Site and its Surroundings

3.3 - The site, with an area of about 1,250m2, is located at levels ranging from 520mPD

to 524mPD (Plan 2). The existing one-storey former radio station staff quarters
on the site have been left vacant since 2006. Existing: developments along M.
Austin Road to the further east and southeast of the site are predominantly
residential in nature. These low-rise, low-density developments are zoned
“Residential (Group C)2” (“R(C)2”) on the OZP (Plan 1). The radio towers of
Civil Aviation Department (CAD) and other government departments are located to
the further north. The Victoria Peak Garden and a radio tower are located to the
further south and southwest respectively. To the immediate east and west of the site
is mainly vegetated slope zoned “Open Space” (“0”) or “Green Belt” (“GB”).
The staff quarters of Leisure and Cultural Services Department (LCSD) and a
public open-air carpark are located to the immediate west and south of the site
respectively. Access to the site is via Mount Austin Road (Plans 3 to 7).

Rezoning Proposal

- 3.4 Itis proposed to rezone the site from “G/IC” to “Residential (Group C)6”(“R(C)6”)

3.5

for low-rise, low-density residential development. The proposed residential use
would be compatible with existing residential developments along Mt. Austin Road,
LCSD staff quarters and the Victoria Peak Garden.

Taking into account the sensitive location of the subject site in the Peak Area and
capacity of the existing road network, it is proposed that any alteration and/or
modification to or redevelopment of the existing building shall not result in a total
development in excess of the gross floor area, number of storeys and height of the
existing building in order to maintain the existing landscape character and amenity
of the area. The proposed development will in overall term be compatible with its
surroundings and have insignificant impact on the existing character of the area.

Provision of GIC Facilities

3.6 A table on the provision of major community facilities, in the Peak Area is at

Attachment III. Based on the planned population for the area, there is no deficit
of GIC provision in the area. Relevant government departments consulted have no
objection to the proposed amendments and confirmed that the site is not required,
for any other GIC uses. The proposed rezoning of the site for residential use will
not have adverse impact on the overall GIC provision in the area.

Visual and Air Ventilation Considerations

3.7 In view of the proposed low-density deveiopment and that the existing bulk would

be retained, significant visual and air ventilation impacts on the surrounding areas
are not anticipated (Plan 4). The Chief Town Planner/Urban Design and Landscape
has no objection to the proposed rezoning. . o [k :

Traffic, Environmental and Infrastructural Considerations

3.8 The site has previously been used for staff quarters purpose. In view of the

proposed low-density development and the current local. traffic condition, the

2
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proposed rezoning would unlikely induce adverse traffic impact on the area. In
association with the proposed rezoning, the Commissioner for Transport advises
that one parking space will be allowed for the residential development. Besides,
two passing bays along Mount Austin Road have been proposed by the Transport
Department and Highways Department to facilitate vehicular access to the site
(Plan 2). The carparkng provision and requirement on construction of the passing
bays could be specified in the lease.

Tn view of the existing bulk would be retained for the proposed development on the
site, the Environmental Protection Department, Drainage Services Department and
Water Supplies Department have no objection to the proposed rezoning from their
respective purview.

Other Technical Aspect

3.10 Aecording to the advice from the CAD, the present site formation level (about

520mPD) has already exceeded the Airport Height Restriction (AHR) under the
Hong Kong Airport (Control of Obstructions) Ordinance (Cap 301) (Plan 2). The
AHR in the locality is to safeguard the signal integrity of the nearby communication
equipment operated by the CAD. Any change in size or configuration to the
existing development (including any alteration and/or modification to the existing
building) and redevelopment in the long-run is subject to a comprehensive study to
assess the impacts of the proposed structure on the nearby communication
equipment to CAD’s satisfaction and the aviation control in force at the time of
redevelopment. CAD should be consulted on any building works within this site.
This requirement could be specified in the lease.

Proposed Amendment to Matters shown on the Plan

The proposed amendment as shown on the draft The Peak Area OZP No. S/H14/11A
(Attachment II-A) is as follows:

Item A (about 1,250 m?) (Plans 1 to 7)

Rezoning of the site from “G/IC” to “R(C)6” in accordance with paragraph 3 above.

Proposed Amendments to the Notes of the OZP

Amendments to the Notes of the “R(B)” zone

5.1

Amendment is made to the exemption clause on maximum plot ratio to clarify that
exemption of caretaker’s quarters is 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.

Amendments to the Notes of the “R(C)” zone

5.2

The ‘Remarks’ of the “R(C)” zone has been revised to incorporate the proposed
amendments in respect of “R(C)6” sub-area as mentioned in paragraph 3 above.

3



The proposed development restriction would be on the basis that any alteration
and/or modification to or redevelopment of the existing building shall not result in
a total development in excess of the gross floor area, number of storeys and height
of the existing building.

53 Amendment is made to the exemption clause on maximum plot ratio/GFA to clarify
that exemption of caretaker’s quarters is only applicable to those facilities for the
useé and benefit of all the owners or occupiers of the domestic building or domestic
part of the building. '

54 An extract of the revised Notes (with proposed additions highlighted in bold and

italics and deletions eressed—out) is at Attachment II-B for Members’®
consideration.

Revision to the Explanatory Statement of the OZP

The ES of the OZP is proposed to be revised taking into account the proposed
amendments as mentioned above. Opportunity has also been taken to update the
general information for the various land use zones to reflect the latest status and planning
cifcumstances of the OZP. The revised ES (with proposed additions highlighted in bold-
and italics and deletions eressed-eut) is at Attachment II-C for Members’ consideration.

Plan Number

Upon exhibition for public inspection, the Plan will be renumbered as S/H14/12. -

Consultation

De'partmental Consultation

8.1 The proposed amendments have been circulated to relevant Government
bureaux/departments for comments. All of them have no objection to or adverse
comments on the proposed amendments. The comments of the Commissioner for
Transport, Director-General of Civil Aviation, District Lands Officer/Hong Kong
West and South, Director of Environmental Protection, Chief Engineer/Hong Kong &
Islands of Drainage Services Department, Chief Engineet/Development (2) of Water
Supplies Department and the Chief Town Planner/Urban Design and Landscape of
Planning Department have been incorporated into the above paragraphs, where
appropriate. ‘ '

8.2 The following departments have no objection to/no comment on the proposed
amendments:

- Chief Architect/Central Management Division 2, Architectural Services
Department; : :

- Chief Highway Engineer/Hong Kong, Highways Department;

- Chief Building Surveyor/Hong Kong West, Buildings Department;

- Director-General of Communications;

- District Officer(Central and Western);
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Director of Agriculture, Fisheries and Conservation;

Head of the Geotechnical Engineering Office, Civil Engineering and
Development Department (CEDD);

Commissioner of Police; :

Project Manager (Hong Kong Island & Islands), CEDD;

Director of Fire Services;

Government Property Agency,

Director of Leisure and Cultural Services;

Director of Food and Environmental Hygiene; and

Director of Electrical and Mechanical Services.

Public Consultation

8.3 The proposed amendments to the OZP will be exhibited under section 5 of the

8.4

Ordinance for public inspection and submitting representations and comments,
which is a statutory channel to solicit public views.

The Central and Western District Council will be consulted on the amendments
prior to or during the exhibition petiod of the draft The Peak Area OZP No.
S/H14/11A (to be renumbered as S/H14/12 upon exhibition) depending on the
meeting schedule of the District Council.

Decision Sought

Members are invited to:

(2)

(b)

Attachments

Attachment I
Attachment II-A Draft The Peak Area OZP No. S/H14/11A
Attachment 1I-B Extract of revised Notes of the draft The Peak Area OZP No.

Plan 2

agree to the proposed amendments to the The Peak Area OZP and that the
Amendment OZP No. S/H14/11A at Attachment II-A (to be renumbered to
S/H14/12 upon exhibition) and its Notes at Attachment II-B are suitable for
exhibition under section 5 of the Ordinance; and

adopt the revised ES at Attachment II-C for the The Peak Area OZP No.
S/H14/11A as an expression of the Board’s planning intentions and objectives for
the various land use zones of the Plan and the revised ES will be published
together with the Plan. '

Approved The Peak Area OZP No. S/H14/ 11 (reduced size)

S/H14/11A
Attachment 11-C Revised ES of the draft The Peak Area OZP No. S/H14/11A
Attachment II1 Provision of Major Community Facilities in the Peak Area
‘Plan 1 Location Plan for Amendment Item A

Site Plan for Amendment Item A



Plan 3 Aerial Photo for Amendment Item A

Plans 4 to 7 Site Photos for Amendment Item A
PLANNING DEPARTMENT
DECEMBER 2012
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Attachment I - B of
MPC Paper No. 13/12

' S/H14/114

RESIDENTIAL (GROUP B)

Column 1
Uses always permitted

, Column 2 :
Uses that may be permitted with or
without conditions on application

Flat

Government Use (Police Reporting Centre,

Post Office only)

House

Library -

Residential Institution

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

Ut]llty Tnstallation for Private PleeCt

10 tlle Town Planning Board

Ambulance Depot

Eating Place

Educational Institution

Government Refuse Collection Point
Government Use. (not elsewhere specifi ed)

-Hospital -

Hotel

Institutional Use (not elsewhere specified)
Market

, Off-com se Bettin g Centle

Office

" Petrol Filling Station

Place of Entertainment :
Place of Recreation, Sports or Culture
Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station -

Public Utility Installation

Public Vehicle Park (excluding container
A vehlcle)

Recyclable Col]ectlon Centre

Religious Institution

School (not elsewhere specified)

Shop and Services

Social Welfare Facility

Training Centre

Planning Intention

This zone is intended primarily for medium-density residential developments where commercial
uses serving the residential neighbourhood may. be permitted on application to the Town

- Plannihg Board.

(1N On’ land designated “Residential (Group B)1”, no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall resuit in a

- total development and/or redevelopment in excess of a maximum plot ratio of 3.and a
maximum building height of 22 storeys including carports, of the plot ratio and height of

the existing building, whichever is the greater.

(Please see next page)-
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3)

(4)

- 4 =
S/H14/114

RESIDENTIAL (GROUP B) (Cont’d)
Remarks (Cont’d) .

On land designated “Residential (Group B)2”, no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result in a
total development and/or redevelopment in excess of a maximum plot ratio of 2.1 and a
maximum building heloht of 12 storeys over 1 storey of carports, or the plot ratio and
height of the existing building, whichever is the greater.

In détermining the’»relevant maximum plot ratio for the purposes of'paragraphs (1) and (2)

_above, any floor space that is constructed or intended for use solely as car park,

loading/unloading bay, plant room; and caretaker’s office, and or caretaker’s quarters;-or
and recreational facilities for the use dnd benefit of all the owners or occupiers of the
domestic building or domestic part of the-building, provided such uses: and facilities are
ancillary and dnecﬂy related to the development or redevelopment may be disr egalded

Based on the individual merits of a development or 1edevelopment proposal minor
relaxation of the plot ratio and building height restrictions stated in paragraphs (1) and (2)

- above, may be cons;dex ed by the Town Planning Board on application under section 16 of
- the Town Planning Ordinance. '
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RESIDENTIAL (GRQUP-C)

Column 1 y - Column 2 ~
Uses always permitted Uses that may be permitted with or
without conditions on application-

to the Town Planning Board

Flat . o Ambulance Depot.
Government Use (Police Reporting Centre, ‘ Eating Place
Post Office only) Educational Institution .
House : Government Refuse Collection Point
Utility Installation for Private Project Government Use (not elsewliere specified)
S Hospital ‘
- Hotel ,
Institutional Use (not elsewhere specified)
Library

Petrol Filling Station
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding container
vehicle)
Recyclable Collection Centre
Religious Institution
Residential Institution
 School
Shop and Services
Social Welfare Facility
Training Centre

Planning Intention

This zone is intended primiarily for low-rise; low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the
Town Planning Board.

Remarks

(D On land designated “Residential (Group C)1” (“R(C)17)-fo “Residential (Group C)5”
(“R(C)57), Nno new development, or addition, alteration and/or modification to or
redevelopment ‘of an existing building shall result in a total development and/or
redevelopment in excess of the maximum plot ratio and building height specified below,
or the plot ratio and height of the existing building, whichever is the greater:.

(Please see next page)
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RESIDENTIAL (GROUP Q) (Cont’d) : :
Remarks (Cont’d)
Maximum ’ Maximum
Sub-area Plot Ratio Number of Storeys
R(O)1 ‘ 0.5 3 storeys including carports
REC)2 0.5 4 storeys including carports
R(C)3 0.5 6 storeys over 1 storey of carports
R(C)4 0.5 12 storeys over 1 storey of carports
R(O)s 05 3 storeys ificluding carports and-not 4
exceeding 170 metres above lecxpal
Datum

) On land deszgnated “Residential (Group 06” (“R(C)6”), any alteration and/or
modification fo or. zedevelopment of the existing building shall not result in a total
development in excess of fhe gross floor area ( GFA), number of storeys and height of
the existing building. .

) (3) In determining the relevant maximum plot ratio/GFA for the purposes of paragraphs (1)
and (2) above, any floor space that is constructed or intended for use solely as car park,
Ioadmg/unloadmg bay, plant rooms; and caretaker’s office, and or caretaker’s quaﬂers—e} :
and recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities are
ancillary and directly related to the development or redevelopment, may be dxsrega1ded

) (4) Based on the individual merits of a development or redevelopment ploposal minor
relaxation of the plot ratio and building height restrictions stated in paragraphs (1) and (2)
above may be considered by the Town Plannmg Board on application under section 16 of
the Towi Planning Oldmance
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HONG KONG PLANNING AREA NO. 14

APPROVED DRAFT THE PEAK AREA OUTLINE ZONING PLAN NO. S/H14/114

(Béin g an Approved Di‘aﬁ Plan for the Purposes of the Town Planning Ordinance)

EXPLANATORY STATEMENT

Note : For the purposes of the Town Planning Ordinance, this statement shall not be deemed to

constitute a part of the Plan.

1. INTRODUCTION

This explanatory statément is intended to assist an understandin‘g; of the approved draft The
Peak Area Outline Zoning Plan (OZP) No. §/H14/114. It reflects the planning intention and
objectives of the Town Planning Board (the Board) for the various land use zonings of the Plan.

2. AUTHORITY FOR THE PLAN AND PROCEDURES

2.1

2.2

2.3

24

2.5

On 13 April 1973, the draft The Peak Area OZP No. LH 14/20, being the first statutory
plan covering the Peak. Area, was gazetted under section 5 of the Town Planning
Ordinance (the Ordinance). Since then the OZP had been amended several times to
reflect the changing circumstances.

" 0On 19 January 1988, the then Governor in Council, under section 9(1)(a) of the

Ordinance, approved. the draft The Peak Area OZP which was subsequently
renumbered as S/H14/2. On 6 May 1988, the approval of the draft OZP was notified
in the Gazette and the approved The Peak Area OZP No. S/H14/2 was exhibited for

public inspection under section 9(5) of the Ordinance.

On 30 November 1999, the Chief Executive in Council (CE in C) referred the approved
OZP No. S/H14/2 to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance. Since then, the OZP had been amended four times and exhibited for
public inspection urider section 5 or 7 of the Ordinance to reflect the changing
cncumstances

On 9 December 2003, the CE in C, under section 9(1)(a) of the Ordinance, approved
the draft The Peak Area OZP, which was subsequently renumbered as S/H14/7. On 19
December 2003, the approved The Peak Area OZP No. S/H14/7 was exhibited for

: pubhc inspection under section 9(5) of the Ordinance.

On 7 December 2004, the CE in C referred the approved The Peak Area OZP No.

S/H14/7 to the Board for amendnient under section 12(1)(b)(ii) of the Ordinance. The
OZP was subsequently amended to incorporate some zoning amendments and amend
the Notes of the Plan in accordance with the revised Master Schedule of Notes to
Statutory Plans endorsed by the Board and was exhibited for publlc inspection under
section 5 of the Ordinance.



2.6

2.7

2.8

2.9

2.10

2.11

S/H14/11A4

On 2 December 2008, the CE in C under section 9(1)(a) of the Ordinance, approved the
draft The Peak Area OZP, which was subsequent]y re-numbered as S/H14/9. The
approval of The Peak Area.OZP was notified in the Gazette on 12 December 2008
under section 9(5) of the Ordinance. '

On 12 J’anuary 2010, the CE in C referred the approved The Peak Area OZP No.
S/H14/9 to the Board for amendment under section 12(1)(b)(ii) of the Ordinance. The
reference back of the OZP was notified in the Gazette on 22 January 2010 under
section 12(2) of the Ordinance. '

On 28 May 2010, the draft The Peak Area OZP No. S/H14/10 incorporating

‘amendments to impose building height restrictions on “Government, Institution or

Community” (“G/IC”) and “Other Specified Uses” (“OU”) zones, rezone an area '
occupied by the Magazine Gap Road No. 3 Service Reservoir from “Green Belt”
(“GB”) to “G/IC” and rationalize the zoning boundary of the existing residential
development at 99 to 103 Peak Road from “GB” to “Residential (Group C)2”
(“R(C)2”), was exhibited for public inspection under section 5 of the Ordinance.
During the two-month exhibition period; one representation was received. On 6
August 2010, the representation was published for 3 weeks for public comments. No
comment was received. After giving consideration to the representation on 19
November 2010, the Board decided not to uphold the representation.

On 3 May 2011, the CE in C, under section 9(])(5) of the Ordinance, approved the draft -
The Peak Area OZP, which was subsequently renumbered as S/H14/11. On 20 May
2011, the approved The Peak Area OZP No. S/H14/11 (the Plan) was exhibited for
public inspection under section 9(5) of the Ordmance ‘

On 7.2.2012, the CE in C referred the approved The Peak Area OZP No. S/H14/11 fo:
the Board for amendment under section 12(1)(b)(ii) of the Ordinance. The
reference back of the OZP was notified in the Gazette on 17.2.2012 under section
12(2) of the Ordinance.

On 2012, z‘he draft lee Peak Area OZP No. S/HI4/114 incorpordting
amendment to rezone a sife at Mount Austin Road from “G/C” to “Residential
(Group C)6” was exhibited for public inispection under section 5 of the Ordinance.

OBJECT OF THE PLAN

3.1

The object of the Plan is to indicate the broad land use zohings and ‘major transport -
networks so that development and redevelopment within the Planning Scheme Area
(the Area) can be put under statutory planning control..

The Plan is to illustrate only the broad principles of development within the Area. [t
is a small-scale plan and the transport alignments and boundaries between land use
zones may be subject to minor adjustments as detaxled planning proceeds
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Since the Plan is to show broad land use zonings, there would be situations in which
small strips of land not intended for building development purposes and carry no
development right under the lease, such as the areas restricted as non-building area or
for garden, slope maintenance and access road purposes, are included in the residential
zones. The general principle is that such areas should not be taken into account in
plot ratio calculation. Development within residential zones should be restricted to
building lots carrying development right in order to maintain the character and amemty
of the Peak Area and not to overload the road network in the Area.

4. NOTES OF THE PLAN

4.1

4.2

Attached to the Plan is a set of Notes which shows the types of uses or developments
which are always permitted within the Area and in particular zones and which may be
permitted by the Board, with or without conditions, on application. The provision for
application for planning permission under section 16 of the Ordinance allows greater
flexibility in land use planning and control of development to meet changing needs.

For the guidance of the general pubhc, a set of definitions that explains some of the
terms used in the Notes may be obtained from the Technical Services Division of the
Planning Department and can be’ downloaded from the Board’s website at
http://www.info.gov.hk/tpb.

5. THE PLANNING SCHEME AREA

5

5.2

53

The Area is located at the central-western part of Hong Kong Island and covers
approximately 900 hectares of land. It is bounded by Stubbs Road to the north and by
Wong Nai Chung Gap Road and Deep Water Bay Road to the east. Areas to the south
and west are mainly hillslopes including the Aberdeen Country Park and the Pok Fu
Lam Country Park. The boundary of the Area is shown by a heavy broken line on the
Plan.

‘The Area comprises part of the central massif of Hong Kong Island, from the High

West extending eastward to Mount Nicholson. The existing developments are
predominantly low-rise, low-density residential buildings and are mainly located west
of Wan Chai Gap. Medium-density residential developments are found near the
junction of Stubbs Road and Wong Nai Chung Gap Road and in the eastern part of the
Area. About 528 hectares of land (i.e. about 59% of the Area) at the soutliern and
western hill slopes are within the Aberdeen Country Park and the Pok Fu Lam Country
Park.

The Peak, with its prominent location overlooking both the Victoria Harbour and the
southern part of the Hong Kong Island and with the attractions of the Peak Tram, the
Peak Tower and the Peak Galleria, is a popular tourist attraction for both overseas
visitors and local residents. It is also a high-class low-density residential area with
unique character and amenity. :
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54 The existing road capacities for the Area are limited. ~ Owing to topomaphlcal
limitation, major road improvement works are not envisaged. In addition, since the
Peak consists of areas with high landscape value, there is a general p]émning intention
to maintain the development intensity of the Area at the existing level in order to
conserve the existing character and landscape attrlbute of the Area and to avoid
overloading the Jocal road network.

POPULATION

According to the 2006 Population By-Census, the population of the Area was about 10,600.
Since the household size would in general decline, it is estimated that the planned population of
the Area would be about 10,500.

BUILDING. HEIGHT RESTRICTIONS‘ IN THE PEAK AREA PLANNING SCHEME
AREA : :

7.1 In order to provide better planning control on the development intensity and building
‘height upon development/redevelopment and to meet public aspirations for greater
certainty and transparency in the statutory planning system, building height restrictions
have been incorporated in the Notes for various development zones on The Peak Area
OZP. In the absence of building height control, tall buildings may proliferate at
random locations and the scale may be out-of-context in the locality, resulting in
negative impacts on the visual quality of the Area. In order to prevent excessively tall
or out-of-context buildings, to preserve some key urban design attributes for the Area
and to provide better contiol on building he]ght profile of the Area, appropriate
bmldmg height l‘eStl'lCthHS are imposed on various development zones on the Plan.

7.2 The building height restrictions are to preserve the view to the ridgelines and the
general amenity of the Peak area, taking account of the local character and the limited
road infrastructuré. The Peak, with its prominent location overlooking both Victoria
Harbour and Hong Kong Island South, is a popular tourist attraction for both overseas
visitors and local residents. It is also a low-density residential area with unique
character and amenity. In view of its uniqueness and popularity, views should be
preserved for the enjoyment of the general public.. Developments west of Wan Chai
Gap are predominantly low-rise, low-density residential buildings which are zoned -
“Residential (Group C)” (“R(C)”) and restricted to 3 to 12 storeys, while -
medium-density residential developments within “Residential (Group B)” (“R(B)”)
zones restricted to 12 to 22 storeys are found near the eastern part of the Area along
Stubbs Road and Wong Nai Chung Gap Road. <

7.3, Speciﬁc building height restrictions for the “G/IC”, “Commercial” (“C”) and “OU”
- zones in terms of number of storeys or metres above Principal Datum (mPD) which
mainly reflect the existing building heights of developments, have been incorporated

into the Plan. Unless there are committed proposals for known developments or a
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need to meet the minimum height Arequirement, in general, the existing uses and the
lower building heights will broadly be kept. . The intention is to ensure that the scale
and intensity of the developments on these sites would be compatible with that of the

surrounding developments in order to maintain the existing low-rise character of the
Area.

7.4 In genelal a minor relaxation clause in respect of building height restrictions is
incorporated into the Notes of the Plan in order to provide incentive for
development/redevelopment with planning and design merits and to cater for
circumstances with specific site constraints. . Each planning application for minor
relaxation of building height restriction under section 16 of the Ordinance will be
considered on its own merits and the relevant criteria for consideration of such
application are as follows:

(@) integrating building design with the natural setting/local context for achieving
" better urban design and local area improvements; |

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

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

(d) providing separation between buildings to enhance air and visual permeability;

(e) accommodating building design to address specific site constraints in

achieving the permissible plot ratio under the Plan; and

6] other factors such as need for tree preservation, innovative building design and
planning merits that would bring about improvements to the townscape and
amenity of the locahty and would not cause adverse landscape and visual
impacts.

7.5 However, for existing buildings with building heights already exceeding the building
height restrictions in ternis of mPD and/or number of storeys as shown on the Notes of
the Plan and/or stipulated in the Plan, there is a general presumption against such
application for minor relaxation unless under exceptional circumstances.

8. LAND USE ZONINGS

8.1 Conimercial. (“C™) : Total area 0.49 ha

8.1.1  The planning intention of the “Commercial (1) (“C(1)”) and “Commercial
(3)” (“C(3)”) zones is primarily for commercial developments, which may
include shop, services and eating place, functioning mainly as local shopping
centre(s) serving the immediate neighbourhood:. The planning intention of the
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“Commercial (2)” (“C(2)”) zone is primarily for commercial developments,
which may include uses such as office, shop, services, place of entertainment
and eating place, functlonmg as regional or- dlstuct commercial/shopping
centre.

The sites at the southern end of Guildford Road and at 100 Peak Road are
designated as “C(1)” and “C(3)” respectively.  These sites, which
accommodate local shops, services, eating places and car parking facilities,
serve mainly the local residents. The site at 128 Peak Road (the Peak Tower)
is designated as “C(2)”. - The Peak Toweris a commercial complex cum Peak
Tram Terminus with retail shops, restaurants and entertainment facilities. It
is an important tourist attraction. ' '

The sub-areas of the “C” zone are subject to plot ratio/gross floor area/site
coverage/building height restrictions. The restrictions which are stipulated in
the Notes of the Plan are intended to maintain the existing character of the area.
Minor relaxation of the stated restrictions may be considered by the Board on
individual merits through the planning pérmission system.

In view of the prominent location of the Peak Tower and being a landmark in
the Peak, any redevelopment of the existing building on land designated

“C(2)” requires planning permission from the Board. Such application

should be accompanied by a layout plan so as to allow the Board to scrutinise

. the design of future redevelopment on the site.

Residential (Group B) ( f‘R(B)f’) : Total area 8.17 ha

8.2.1

8.2.2

823

This zone is intended primarily for medium-density residential developments
where commercial uses serving the residential neighbourhood may be
permitted on application to the Board. This zone covers several residential

developments at Stubbs Road and Wong Nai Chung Gap Road.

There are two sub-areas under this zoning, “R(B)1” and “R(B)2”, each with its
own plot ratio and building height restrictions. Sites located in the
easternmost of the Area are designated as “R(B)1” subject to a maximum plot’
ratio of 3 and a maximum building height of 22 storeys including carports.
Sites located to the east of Wan Chai Gap Road and on the uphill side of
Stubbs Road, which forms a transitional zone between the low-density
developments in the core of Peak Area (west of Wan Chai Gap Road) and the
medium=density deve]opments in the east (east of Bradbury Junior School),
are designated as “R(B)2” subject to a maximum plot ratio of 2.1 and a
maximum building height of 12 storeys over 1 storey of carports.

The plot ratio and building. height restrictions, which are stipulated in the

- Notes of the Plan, are intended to maintain the local character and landscape

amenity of the area, to preserve public views and the ridgeline of the Peak and
to avoid overtaxing the local road network. Minor relaxation of the stated
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~ restrictions may be considered by the Board on individual merits through the

planning périmission system.

8.3 Residential (Group C) (“R(C)”) : Total area 82:42 82.55 ha

8.3.1

8.3.2

833

8.3.4

This zoning is intended primarily for low-rise; low-density residential
developnients where commercial uses serving the residential newhbomhood
may be peumtted on application to the Board.  Most residential
developments within the Area are within this zone and are clustered in the
central part of the Area. These areas have mostly been developed, though
redevelopment of some sites including some ex- Governimeit quarters sites are
bemg/yet to be carried out.

Within this zoning, developments are subject to both plot ratio/gross floor
area and building height restrictions which are stipulated in the Notes of the
Plan. Except for the “R(C)6” sub-area, Bdevelopments/redevelopnient are
restricted to a maximum plot ratio of 0.5 or the plot ratio of the existing

building, whichever is the greater. For the “R(C)6” sub-area,

developmenis/redevelopment are restricted to the gross floor area of the
existing building. The main purpose for thisese restrictions: isare to keep
development intensity in the area to. a level which the existing road system can
cope with and to maintain the existing character and amenity of the A1 ea.

The “R(C)” sub-areas, i.e. “R(C)17, “R(C)2”, “R(C)3” “R(C)4” and “R(C)S”
are subject to different building height restrictions. - The building height
restrictions are imposed with a view to preserving public views, the ridgeline
of the Peak and the character of the Area. For the “R(C)5” zone, although a
maximum building height of 170mPD is allowed, the residential development
on the site should pay due regard to the level of Stubbs Road to maintain the
open view along Stubbs Road as far as possible and to ensure that the amenity
of the area would not be adversely affected.

For the “R(C)6” sub-area, any alferation and/or modification to or
redevelopment of the existing building shall not result in a total development
in excess of the gross floor area, number of storeys and height of the existing
building. Apart from maintaining the existing character and amenity of
the Area, development restrictions on site is to help safeguard the signal
integrity of the nearby communication equipment operated by Civil Aviation
Department (CAD). The site is subject to the airport height restriction
under the Hong Kong Airport (Control of Obstructions) Ordinance (Cap
301). CAD's agreement must be sought on any building works within the

“R(C)6” sub-area. Any change in size or configuration fo the existing

development (including any alteration qnd/oz modification fo the existing
building) and redevelopnient in the long-run is subject fo a comprehensive
study "to assess the impacts of the proposed structure on the nearby
communication equipment to CAD's satisfuction and the aviation control in
force af the time of redevelopmeiit.
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Minor relaxation of the stated restrictions may be considered by the Board
through the planning permission system. Consideration of such application
for minor relaxation would be on individual merits, taking into account site
constraints, innovative architectural design and planning merits that would
enhance the amenity of the locality.

8.4  Government. Institution or Comm'unitv‘ ( “G/ICD : Total area 14:49 14.36 ha

8.4.1

840

8.4.3

844

8.4.5

This zone is mtended primarily for the provision of Government, institution or
community (GIC) facilities serving the needs of the local 1651dents and/or a
wider district, region or the territory. It is also intended to provide land for
uses directly related to or in support of the work of the Government,
organizations providing social services to meet community needs, and other
institutional establishments. - This zone covers schools, hospitals, service
reservoirs, a police station, a fire station, radio communication statl,o_ns and
other GIC facilities. :

Majority of the sites, including several reservoir sites and radio
communication stations, public toilet, electricity substation, police

-museum/station and the existing and proposed fire stations are restricted to 1

to 2 storeys to reflect the building hewhts of the existing and planned
developments.

To be in line with the general. 1equ1rement for school developnient, a
maximum building height of 8 storeys is imposed for the Rosaiyhill School
and the Bradbury School at Stubbs Road. . As for the secondary section of the
German Swiss International School (GSIS) at Guildford Road, a maximum
height of 9 storeys is imposed to cater for the in-situ expansion of the school.

A portion of the extension to the GSIS locating near the cul-de-sac of
Guildford Road which falls within the Aberdeen Country Park is included in

~ this zone in order to maintain planning control of the site. As regards the

primary section of the GSIS, it is restricted to maximum 4 storeys to maintain
the existing low-rise character of the local setting and avoid overtaxmg the
road capacity in the area. -

An ex1stmg one- stmey bLU]dll]U at 121 Peak Road is listed as a Grade # 2
historic building. 1n order. to preserve the historic building, the site is
designated as “Government, Institution or Community (1)” (“G/IC(1)?)
restricted to a maximum bu11dmﬂ height of 1 storey, and the Notes stipulate
that, on land designated “G/IC(1)”, any demolition of, or any addition,
alteration and/or modification to the existing historic bu1ldmg requires
p]annm g permission from the Board

Located in the central Peak ared in the midst of low-rise and low-density

developments, the Peak School, which is a Grade I 3 historic building, is
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restricted to. maximum 3 storeys. The sports ground of the Peak School is
designated as non-building area (NBA) to reflect its use as a sports ground and
to preserve the character of the site.  Within the NBA, no structure is allowed
except for the provision of ancillary facilities solely for the purpose of the

* sports ground.

Situated on an élevated platform of about 144mPD, the existing development

within the Hong Kong Adventist Hosplta] at Stubbs Road consists of two
buildings, 1.e. the 10-storey Maii Block of about 166mPD and the 15-storey

La Rue Building of about 188mPD. To maintain the existing medium-rise

character of the local setting: and preserve the visual access to the natural

mountain backdrop, the site is restricted to a maximum building height of
165mPD and 190mPD for its northern and southern portions respectively.

For the Matilda ]ntematlonal Hospital at Mount Kellett Road the existing
buildings in the eastern part of the site - range from 2 to 5 storeys, which

‘include the Hospital Main Block (Grade H 2 historic bu1ldmg), the Granville

House, the Old Chinese Nurses’ Hostel (Lincolne House) and the Old
Maternity Block (Sharp House) (Grade H} 3 historic buildings); while the
building in the western part is an 8-storey staff quarters building.  Sited high
up on the southward headland of the Mount Kellett a]ong the Peak’s ridgeline,
the site is situated at a prominent locatxon which is easily visible from the
Aberdeen area. To reflect the intention for preservation of the existing
histotic buildings and maintain the existing low-rise character, the
development on the site is restricted to its. existing predominant building
heights of 5 and 8 storeys for the eastern and western portions respectively.

Developments and redevelopments within the “G/IC” and “G/IC(1)” zones are
subject to the building height restrictions as stipulated on the Plan, or the -
height of the existing building, whichever is the greater. The building height
restrictions are mainly to reflect the existing building heights of the
developments unless there are committed proposals for known deévelopments

-or a need to meet the minimum height requirement. The intention is to

ensure that the scale and intensity of the developments on the “G/IC” sites
would be compatible with that those of the surrounding developments to
maintain the existing low-rise character of the Area.

Minor relaxation of the building height restrictions based on the merits of

- individual development proposals miay be considered by the Board upon

application under section 16 of the Ordinance.

C')Den,Spa«ce (“O™ : Total area 12.05 ha

This zoning is intended primarily for the provision of outdoor open-air public space for
active and/or passive recreational uses serving the needs of local residents as well as the
general public. It covers existing parks, playgrounds and scenic vantage points. The
Victoria Peak Garden at Mount ‘Austin Road and the Mount Austin Playground are major
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Open space in the Area.
Other Specified Uses (“OU”) : Total area 1.76 ha
8.6.1 This zoning is primarily to ploVide/reserve land for sp‘eciﬁe purposes and uses.

There are four sites under this zoning. They include the two petrol filling
stations at Wong Nai Chung Gap Road and Peak Road, the Peak Galleria site
at Peak Road and the King Yin Lei site at Stubbs Road.

8.6.2 The Peak Galleria is a tourist attraction which comprises a commercial
complex with a public transport terminus, public open space, Governmerit and
community facilities, and public car park. Development restrictions
including a maximum gross floor area of 12, SOOm and a maximum building
height of 420 metres above Principal Datum are stlpulated in the Notes of the
Plan.

8.6.3 King Yin Lei, including the associated building structures and garden within
the site, possesses high historic and architectural valués and is a declared
Monument. The “OU” annotated “Historical Building Preserved for Cu]tulal,
Community and Commercial Uses” zone is intended to facilitate in-situ
preservation of King Yin Lei and for the adaptive re-use of the historic
building for cultural, community and commercial uses for the enjoyment of
the pubhc and tourists. The site is restricted to its existing predominant
building height of 3 storeys to reflect the 1ntent10n for preservation of the
historic buildings at the site.

8.6.4 Developments and redevelopments within the “OU” zones are subject to the
building height restrictions as stlpulated on the Plan/in the Notes, or the height
_of the existing building, whichever is the greater. The building height
restrictions are mainly to reflect the existing building helghts of the-
developments. The intention is to ensure that the scale and intensity of the
developments on the “OU” sites would be compa’uble with that those of the
surrounding developments to maintain the existing low-rise character of the

Area or to preserve ng Yin Lei.

Green Belt (“GB?”) : Total area 227.11 ha

This zone covers the undeveloped hillslopes in the Area. The green belt forms a v1sually
and aesthetically pleasant background of the Area which is an important part of its
character.  This zone is primarily for the conservation of the existing natural
environment amid the built-up areas/at on the urban fringe, to safeguard it from
encroachment by urban-type development, and to provide addltxonal outlets for passive
recreational activities. There is a general presumption against development within this
zone. Development within this zone will be carefully controlled and development

" proposal wil] be assessed on individual ments taking into account the relevant Town

Planning Board Guidelines.
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Country Park (“CP”) : Total area 527.89 ha

This zone covers the portion of Aberdeen Country Park and Pok Fu Lam Country Park at
the southern and western parts of the Area. It contributes to the conservation of the
natural environment and recreational facilities are provided where appropriate. The
planning and development within this zone is under the jurisdiction of the Country and
Marine Parks-Authority pursuant to the Country Parks Ordinance (Cap. 208).

9 COMMUNICATIONS

10

11.

9.1

92

Roads °

Magazine Gap Road and Stubbs Road are the primary distributor roads connecting the
district with the urban area of Hong Kong Island. Major local distributors include Peak
Road, Barker Road and Severn Road. Owing to topographical limitation, both the
capacity and potential for expansion of the roads iri the Area are very much limited.

Public Transport

The Area is: served by buses, public light buses and taxis. Besides, the Peak Tram
provides an additional link between the Victoria Gap and the Central District, which is
also an important tourist attraction.

UTILITY SERVICES

10.1

The Area is well served with piped water supply, drainage and sewerage systems.
Electricity, gas and telephone services are also available and no difficulties are
anticipated in meeting the future requirements for utility services upon full development.

Majority of the Area (covering the cenitral and southern parts of the Area) falls within the
Water Gathering Ground (WGG). To protect the water résources from contaminated by
wastes and pollutants, developments within WGG would be strictly controlled.

CULTURAL HERITAGE

11.1

Within the Area, the Former Gate Lodge at Mount  Austin Road and King Yin Lei at
Stubbs Road are Declared Monuments. Ho Tung Gardens and 23 Coombe Road is—=
are Grade 1 historic buildings. Grade 1 historic buildings would be accepted as
providing a pool of highly valuable heritage buildings for consideration by the
Antiquities Authority as to whether all or some of them may have reached the high
threshold of montuments for permanent statutory protection under the Antiguities and
Monuments Ordinance. = Other graded historic buildings (Grades 2 and 3) within the
area include the Former Peak School at Gough Hill Path, Maternity Block of Old
Victoria Hospital at Barker Road, Matilda and War Memorial Hospital at Mount Kellett
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Road, the Peak Depot at Old Peak Road, the building at 121 Peak Road, the Peak Police
Station at Peak Road, the residence of the Chief Secretary for Administration at Barker
Road, the English Schools Foundation Peak School at Plunkett’s Road, Chu Wan at
Mount Austin Road, Victoria Gap Substation at Lugard Road, the building at 34 Lugard
Road, the Old Victoria Peak Radio Station at Mount Austin Road, Consulate General det
de France Residence at Pollock's Path, Villa Blanca at Barker Road, Peak Tramways Co.
Ltd. at Lugard Road, and Gough Hill Substation at Gough Hill Road, Wong Nai Chung
Gap Military Site (West Brigade Headquarfers and Lawson’s Bunker) and 33
Magazine Gap Road. The Mount Cameron Japanese War Memorial Foundation at
Magazine Gap Road and Former Mountain Lodge Site at Victoria Peak Garden are sites
of archaeological interest. ' ‘

All the above declared monuments, graded historic buildings/structures and sites of
archaeological interest are worthy of preservation. Prior consultation with the
Antiquities and Monuments Office (AMO) of the Leisure and Cultural Services
Department should be made if any developnient, redevelopment and/or rezoning
proposals - might affect the above declared monuments; graded hisforic
buildings/structures, sites of archaeological interest and their immediate environs.
Details of the historic buildings/structures have been uploaded onto the official website
of the AMO at hitip://www.anio.gov.lik.

12. IMPLEMENTATION

12.1

12.2

12.3

Although existing uses non-conforming to the statutory zonings are tolerated, any
material change of use and any other development/redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with the
permission granted by the Board. The Board has published a set of guidelines for the

" interpretation of existing use in the urban and new town areas. Any. person who intends

to claim an “existing use right” should refer to the gu‘ide‘lines and will need to provide
sufficient evidence to support his claim.  The enforcement of the zonings rests with the
Buildings Department; the Lands Department and the various licensing authorities.

The Plan provides a broad land use framework within which more detailed non=statutory
plans for the Area are prepared by the Planning Department. These detailed plans are
used as the basis for public works planning and site reservation within Government
departments. Disposal of sites is undertaken by the Lands Department. Public works
projects are coordinated by the Civil Engineering and Development Department in
conjunction with the client departments and the works departments, such as the
Highways Department and the Architectural Services Department. In the course of
implementation of the Plan, the Certral and Western, and the Wan Chai District
Councils would also be consulted as appropriate.

Planning applications to the Board will be assessed on individual merits. In general,
the Board’s consideration of the planning applications will take into account all relevant
planning considerations which may include the departmental outline developiment.
plans/layout plans and the guidelines published by the Board. The outline
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development plans and layout plans are available for public inspection at the Planning
Department.  Guidelines' published by the Board are available from the Boald s
website, the Secretariat of the Board and the Technical Services Division of the
Planning Department.  Application forms and Guidance Notes for planning
applications can be downloaded from the Board’s website and are available from the
Secretariat of the Board, and the Technical Services Division and the relevant District
Planning Office of the Planning Department. Applications should be supported by
~ such materials as the Board thinks appropriate to enable it to consider the applications.

TOWN PLANNING BOARD
MAY 2011 DECEMBER 2012
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Provision of Major Community Facﬂﬁﬁes in The Peak Area

Hons K L Surplus/
m‘;ﬁ% ingng Provision Shortfall
Type of Facilities | Standards and EKPSG eainst
; Guidelines equirement - ' (abanns
(HKPSG) Existing Planned | planned
; Provision | Provision | provision)
District Open 10 ha. per . | 1.05 ha. - 4,98 ha. 498ha. | +3.93 ha.
Space 100,000 persons e '
[Tocal Open Space | 10 ha. per 1.05 Ia., T0.95 ha, 1.06 ha., +0.01 ha.
-] 100,000 persons - o
Secondary School | 1 whole-day ‘ 14 94 94 - +80
classroom for 40 . :
persons aged 12-17| classrooms | classrooms | classrooms classrooms
Primary School |1 whol'e;day - 21 98 82 ¥ 61
classroom per . » 4
25.5 persons aged | classrooms | classrooms classrooms | classrooms
6-11 :
Kindergarten/ ' 730 half-day and 1 30 30 +23
Nursery 250 full-day =
, places for every classrooms classrooms | classrooms classrooms
1,000 children ‘
aged of 3 to under
6
District Police One for ; 0 0 0 0
Station 200,000-500,000
' persons
Divisional Police | One for 0 0 0 0
Station 100,000-200,000 :
persons
Clinic/Health 1 per 100,000 0 0 0 0
Centre persons
Post Office 1 per 30,000 0 1 1 1
persons
Magistracy (with 8 1 per 666,000 0 0 0 0
courtrooms) persons
Market No set standard = 0 0 0
Integrated Children | 1 for 12,000 0 0 0 0
and Youth persons aged 6-24
Services Centre
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Hong Kong Provision Shortfall
Planning | HKPSG , .
Type of Facilities | Standards and Re quirement (against
. . ; ; . . 2 5 3
‘ g;llg%‘g;s ‘ ' ' Existing Planned | planned
:  Provision Provision | provision)
Trtegrated Family | 1 per 100,000 o 0 0 0 0
Services Centre: 150,000 persons
Tibrary 1 district library 0 0 0 B
for every 200,000
persons ;
: Si)OﬁS Centre 1 per 50,000 to 0 0 0 0
' 65,000 persons :
Telsure Centre 1 per 50,000 0 0 0 0
(Urban and New persons
Town Area, ‘
alternative to
Sports Centre) . .
Sports Ground/ | 1 per 200,000 16 0 0 0 0
. Sports Complex 250,000 persons : :
Swimming Pool ' l.conipléx per’ , 0 O - 0 0
Complex - 287,000 persons
standard

Note : The planned populatiOn for the area is 10,500 (usual residents and mobile residents). -
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Acenda ltem 8

[Open Meeting]

Proposed Amendments to the Approved The Peak Area Outline Zoning Plan No. S/H14/11
(MPC Paper No. 13/12)

42, The Chairnman declared an interest in this item as he lived in the Peak area which
was far away from the site under the proposed amendment item. The Committee agreed that

the interest of the Chairman was indirect and he could stay in the meeting,
43. With the aid of a powerpoint, Ms. Kitty S.T. Lam, STP/HK briefed Members on
- the proposed amendments to the approved The Peak Area Outline Zoning Plan (OZP) as

detailed in the Paper and covered the following main points :

Proposed Amendments to.the OZP

(a) the proposed amendments mainly related to the rezoning of the former
Hilltop Radio Station Staff Quarters at Mount Austin Road from
“G‘ov‘emment, Institution or Community” (“G/IC™) to “Residential (Group
C)6” (“R(C)6Y) site and a‘ssociated technical améndments fo the Notes of
the OZP. Another amendment was revision to the exemption clauses for
plot ratio/GFA calculation in relation to caretakers’ quarters in the
‘Remarks” of the Notes for the “Residential ‘(Group B)” (“R(B)") and

“R(C)” zones;

Background

(b)  the site was a piece of Government land zoned “G/1C” on the approved The
Peak Area OZP No. S/H14/11. It was curreﬁl‘ly occupied by the former
radio station staff quarters which. had been left vacant. Concerned
departiments had ‘been consulted and the site was not required for any
government, institution or community (GIC) use. After consideration of
the characteristics of the site and the surrounding areas, it was considered

appropriate to rezone it for residential use;



- 30 -

The Site and its Surroundings

(c)

the site, with an area of about 1,250m? was located at levels ranging from
520mPD to 524mPD. The existingl one-storey former radio station staff
quarters on the site had been Jeft vacant since 2006.  Existing
developments along Mt. Austin Road to the further cast and southeast of
the site were predominantly residential in nature. These low-tise,
low-density developments were zmA]ed “R(C)2™ oﬁ the OZP. The radio
towers -of  Civil - Aviation Department (CAD) and other govemment
departments were located to the further north. . The Victoria Peak Garden.
and av radio tower were located to the further south and southwest
respectively.  To the immediate east and west of the site was ﬁmiﬁly
vegetated slope zoned “Open Space™ 07 or “Green Belt” ("GBY). The
staff quarters of Leisure and Cultural Services Department (LC'SD) and a
public open-air carpark were located to the immediate west and south of the

site respectively.  Access to the site was via Mount Austin Road.

The Rezoning Proposal

(d) it was proposed to rezone the site from “G/IC” 1o “R(C)6” for low-rise,

(e)

low-density residential development. - The proposed residential use would

be compatible with existing residential developments along Mt. Austin

. Road, LCSD staff quarters and the Victoria Peak Garden:

taking into account the sensitive location of the subject site in the Peak -
Area and capacity of the éxisting road network, it was proposed that any -
alteration and/or modification to orredevé]olament of the existing building
should not result in a total development in excess of the gross floor area,
number of storeys and height of the existing building in order to maintain
the existing landscape character and amenity of the area. The proposed
development would in overall term be compatible with its surroundings and

have insignificant impact on the existing character of the arca;

Provision of GIC Facilities

()

based on the planned pOptjlation for the area, there was no deficit of GIC

provision in the area. Relevant government departments were consulted
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and advised that the site was not required for any other GIC uses. The
proposed rezoning of the site for residential use would not have adverse

impact on the overall GIC provision in the area;

Visual and Air Ventilation Considerations

(&)

in view of the proposed low-density development and that the existing bulk
would be retained, significant visual and air ventilation impacts on the
surrounding areas were not anticipated. The Chief Town Plannér/Urban

Design and Landséape had no objection to the proposed rezoning;

Traffic,. Environmental and Infrastructural Considerations

(h)

the site had previously been used for staff quarters purpose. In view of the
proposed low-density development and the current local trafﬁc condition,
the proposed rezoning would unlikely induce adverse traffic impact on the
area; .
in view of the existing bulk would be retained for the proposed
development on the site, the Environmental Protection Department,
Drainage Services Department and Water Supplies Department had no

objection to the proposed rezoning from their respective purview;

Other Technical Aspect

0)

According to the advice from the CAD, the present site formation level
(about 520mPD) had already exceeded the Airport Height Restriction
(AHR) under the Hong Kong Airport (Control of Obstructions) Ordinance
(Cap 301) (Plan 2 of the Paper). The AHR in the locality was to
safeguard the signal integrity of the nearby communication equipment
operated by the CAD.  Any change in size or cbnﬁguration to the existing
development (including any alteration and/or modification to’ the existing
building) and redevelopment in the long-run  was subject to a
comprehensive study to assess the impacts of the proposed structure on the
nearby communication equipment to CAD’s satisfaction and the.aviation
control 1n force at the time of redevelopment. CAD should be consulted

on any bulding works within this site.  This requirement could be



‘specified in the lease;

Proposed Amendment to Matters shown on the Plan

(k) ~amendment item A - rezoning of the former Hilltop Radio Station Staff

Quarters at Mount Austin Road from “G/IC” to “R(O)6;

Proposed Amendments to the Notes and Explanatory Statement (ES) of the OZP

(1)  the ‘Remarks’ of the “R(C)” zone had been revised to incorporate the
proposed amendments in respect of “R(C)6” sub-area as mentioned above.
The proposed development restriction would be on the basis that any
alteration and/or modification to or redevelopment of the existing building
should not result in a total devélopment in excess of the gross floor area,

number of storeys and height of the existing building;

(m) amendments to the Notes of the “R(B)” and “R(C)" zones were made to the
exemption clause on maximum plot ratio/GFA to clarity that exemption of
caretaker’s quarters was 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;

(n) the ES was proposed to be revised taking into account the proposed
amendments as mentioned above. Opportunity had also been taken to
update the general information for the various land use zones (o reflect the

latest status and planning circumstances of the OZP;

Departmental Consultation and Public Consultation

(0) the proposed amendments had been circulated to relevant povernment
bureaux/departments for comments. All of them had no objection to or
adverse comments on the proposed amendments.  The proposed
amendments had taken into account the comments of relevant government

bureaux/departments, where appropriate; and

.(p) upon agreement of the Committee, the proposed amendments to the OZP

would be exhibited under section 5 of the Town Planning Ordinance for
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public inspection and submitting representations and comments, which was
a statutory channel to solicit public views. The Central and Western
District Council would be consulted on the amendments prior to or during
the exhibition period of the draft The Peak Area OZP No. S/H14/11A (to
be renumbered as S/H14/12 upon exhibition) depending on the meeting

schedule of the District Coungcil.

44, “In response to a Member’s question, Ms. Kitty Lam said that the plot ratio of the
- .existing building at the site was about 0.1, which was lower than the plot ratio at 0.5 of the

surrounding “R(C)2” residential developments.

45. A Member said that the prop'Qsed development intensity of the residential
development at the site was low as compared with the surrounding residential developments.
The development intensity of the site shouid be increased in order to better utilize the site.
In response, Ms. Kitty Lam said t.hat the proposed development intensity of the site should
not be higher than the existing development intensity in terms of gross floor area, number of
storey and height of the existing bﬁi]ding in order ﬁot to affect the signal integrity of the -
nearby communication equipment operated by the CAD. This would also ensure that the
residential development at the site would be compatible with the existing landscape character

and amenity of the area.

46. A Member said that in. view of the prominent and scenic location of the site
almost at the highest point of the Peak, it would be a better option fo reserve the site for
suitable GIC uses for public enjoyment instead. selling it for the development of one private
luxury  housing which did not help increase the housing supply. Anothef Member
supplemented that the rezoning might be criticized by the media and the public as favouring
‘the rich and powerful, particularly given the site was close to the former Mountain Lodge site

of historical significance,

47, Another Member shared the same view and enquired whether the existing
building at the site had preservation value. Ms. Kitty Lam said that the site was located
close to the former Mountain Lodge site which was a site of archaeological interest.
“Although the existing building was some 50 years old, as advised by the Antiquities and

Monuments Office, the building had no significant architectural design nor historical merits
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that would warrant a declaration of the existing building at the site as a monument or a

graded building.

48. A Member suggested that the site could be a good location for wedding venue,
for star-gazing or fbr promotion of environmental protection and nature conservation. In
response, Ms. Kitty Lam said that the site was only served by the narrow Mt. Austin Road
with no public transport service. Given this inherent traffic infrastructure constraints, the
site might not be suitable for public uses which would attract high volume of vehicular traffic.
She added that the existing building might also need to be upgraded with additional ancillary

facilities including fire services installations if it was turned into a public GIC uses.

49, In response to a Member's query, Ms. Kitty Lam indicated the proposed
vehicular access for the proposed residential development by reference to Plan A-2 of the
Paper and explained that a car parking space would also be provided near the site entrance at

the same level as Mt. Austin Road.

50. The Chairman noted that some Members had reservation on using the site for
private residential development and had good suggestions for alternative use of the site for
public enjoyment in view of its unique character and scenic location. - The Secretary said
that Members might consider deferring the consideration of the proposed amendments to the
approved The Peak OZP so that Planning Department could further explore Members®

suggestions in consultation with relevant departments and bureaux.

51. After further deliberation, the Committee decided to defer the consideration of

the proposed amendments to the approved The Peak OZP. Planning Department was
requested to haise with relevant departments and bureau to review the future use of the site

taking account of Members’ suggestions.
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