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1. Purpose

This paper is to:

(2)

(b)

report to the Metro Planning Committee (the Committee) the results of the
consultation with the Sham Shui Po District Council (SSPDC) and the Task
Force on Harbourfront Developments in Kowloon, Tsuen Wan and Kwai
Tsing (TFKTK) of the Harbourfront Commission (HC) on the draft
planning brief (PB) for the two “Comprehensive Development Area”
(“CDA”) zones at the Lin Cheung Road Site on the approved South West
Kowloon Outline Zoning Plan No. S/K20/30 (the OZP); and

seek Members’ endorsement of the revised draft PB at Appendix I for
providing guidance for future developments at the two “CDA” zones.

2. Background

2.1

2.2

The two “Comprehensive Development Area” (“CDA”) sites at the Lin
Cheung Road site are respectively zoned “CDA” and “CDA(2)” on the OZP.
As required under the Notes of the OZP, a Master Layout Plan (MLP)
together with a series of technical assessments will have to be submitted to
the Town Planning Board (TPB) for consideration.

To ensure that the two waterfront sites which occupy a prominent
harbourfront location be implemented in a comprehensive manner and be
compatible with each other in terms of scale and design layout, a single
draft PB has been prepared to provide comprehensive guidance/control for
future developers to prepare MLP submission on each of the “CDA” zone
for approval by the TPB. This single PB covers the general planning
principles and development requirements common to both of the “CDA”
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zones as well as specific requirements for each individual zone.

2.3 On 30.9.2016, the Committee considered the draft PB for the two “CDA”
zones at the Lin Cheung Road Site was suitable for consultation with the
SSPDC and the TFKTK. A copy of the MPC paper No.18/16 and extract of
the minutes of meeting are at Appendices II and III.

2.4 Major development parameters and planning requirements as set out in draft
PB are summarized as follows:

Item Particulars

Major Development Parameters

Site area “CDA”: about 1.93 ha
“CDA(2)”: about 0.49 ha
Total Area : about 2.42 ha

Proposed Uses “CDA”
Private residential with a public open space

“CDA(Z )”

Hotel development, and provision of public
waterfront promenade (including refurbishment
of a disused pier)

Maximum Gross Floor “CDA”

Area (GFA) Private Residential - Maximum GFA of
91,770m’
“CDA(2)”

Hotel - Maximum GFA of 34,770m’ (including
commercial use with minimum GFA of 1,000m*
of which at least 500m? at ground level)

Maximum Building “CDA” and “CDA(2)”
Height (BH) 100mPD (at main roof level)
Planning Requirements

Urban Design “CDA” and “CDA(2)”
Considerations

An urban design proposal should be submitted as
part of the Master Layout Plan (MLP)
submission. The MLP should take into account
the following urban design considerations, where
appropriate:

* compatible with surrounding developments
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and waterfront settings;

* create a focal point and a vibrant waterfront
with opportunities for water-land interface
facilities;

e create a pleasant  waterfront living
environment;

e create visual interest with diversity of built
forms and height variation;

* enhance visual and air  ventilation
permeability;

* adopt podium free design and maximize
opportunities to provide high quality at-grade
greenery;

* create a pleasant public-private interface
through articulation of building edges,
variation in facades and landscape treatment;

* enhance connectivity by providing convenient
pedestrian network; and

* create a pleasant waterfront environment with
lush and sustainable landscaping.

Public Waterfront
Promenade

Along the waterfront of the “CDA” and
“CDA(2)” zones is an “Open Space” (“O”) zone
(including an existing disused pier) (measures
about 0.99ha in area, 20m-wide and 380m long)
has been planned for waterfront promenade with
respective sections to be developed by developers
of the two CDA sites.

* Northwestern section waterfront promenade
(about 0.68ha) to be designed and constructed
by the developer of the “CDA” site for private
residential development

* Southeastern section waterfront promenade
(about 0.31ha (including disused pier of about
0.14ha)) to be designed, constructed, managed
and maintained by the developer of the
“CDA(2)” for hotel development

Open Space Provision

* A public open space (POS) of not less than
3,600m” shall be provided within the “CDA”
site planned for private residential
development.

* The POS should be provided at-grade and
align with the planned POS located within the
adjacent “Residential (Group A) 12”7 site
(under construction for public rental housing
and subsidized sale flats) with connection to
the adjoining “O” zone planned for waterfront
promenade.
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* Not less than Im” Local Open Space per
person should be provided for the residents of
the private residential development within the
“CDA” site.

Landscape and Greening | As part of the MLP submission for each of the
Aspects CDA sites, A Landscape Master Plan (LMP) should
be submitted to include:

* landscape and greening proposals on the two
CDA sites and respective sections of the
adjoining waterfront promenade zoned “O” to
be constructed by each developer

* a minimum greenery coverage of 20% based
on the net site area shall be provided

Transport and Parking As part of the MLP submission for each of the
Facilities CDA sites, a Traffic Impact Assessment (TIA) to
include traffic impact, provision of ancillary car
parking spaces and loading/unloading facilities
associated with the proposed development should
be submitted.

Pedestrian Connections As part of the MLP submission for each of the
CDA sites, a comprehensive pedestrian linkage
proposal to improve pedestrian connectivity from
the site to and from surrounding areas and the
planned waterfront promenade should be included.

Other Technical As part of the MLP submission for each of the
Requirements CDA sites, the following technical assessments
should be submitted:

*  Environmental Assessment (EA)

*  Drainage Aspect

*  Sewerage Impact Assessment (SIA)

*  Water Supply Aspect

*  Visual Impact Assessment (VIA)

*  Quantitative Air Ventilation Assessment (AVA)

* Technical Study exploring public landing
facilities

Implementation An implementation programme with phasing plan,
if any, is required as part of the MLP submission
for each “CDA” zone

2.3 The SSPDC and the TFKTK were consulted on the draft PB respectively on
8.11.2016 and 18.11.2016. Extracts of the minutes of meeting are attached
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3.

at Appendices IV and V for Members’ reference.

The SSPDC and TFKTK’s Views on the Draft PB

While both the SSPDC and the TFKTK indicated no in-principle objections to the
major development parameters, and the planning/urban design requirements
including the provision of waterfront promenade, the following major comments
were raised (Appendices IV and V).

3.1

3.2

Public Open Spaces (waterfront promenade and disused pier)

Waterfront promenade

(a)

(b)

SSPDC members were in support of the development of a waterfront
promenade to enhance the provision of public open space (POS) to
the Sham Shui Po district but considered its present length too short
and should explore opportunity for further extension. To add
vibrancy, diverse activities such as commercial, event spaces, cycle
tracks and marine access along the waterfront can be considered.
TFKTK member also considered the waterfront promenade should
include certain amount of commercial activities and event spaces to
enhance its vibrancy and through a holistic design to create synergy
with the hotel development.

Some SSPDC members and TFKTK members opined that the design
and management of the POS and the waterfront promenade should
be integrated and consistent and the Government should play an
active role to coordinate the design and construction time frame of
the two sections of the waterfront promenade to ensure there is an
integrated and coherent design.

Water-land interface

(©)

Some SSPDC suggested the disused pier should be retained as a
public pier. The TFKTK members also indicated strong support for
water-land interface facilities along the waterfront promenade and
opportunities should be explored to revive the disused pier to
provide marine access.

Development Intensity and Building Height (BH) Profile

Some TFKTK members were of the view that the development intensity and
proposed building heights of the residential development were excessive.
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3.3  Traffic and Pedestrian Connectivity

Some SSPDC members expressed concerns over the existing traffic
condition and insufficient provision of transport facilities and pedestrian
linkages between the waterfront areas with the residents in Sham Shui Po
inner area. While some TFKTK members also showed particular concern
over the pedestrian connectivity from inland areas to the harbourfront sites.

3.4 Environmental Nuisances

SSPDC members raised concerns over the proposed residential
development which would be subject to the environmental nuisances
associated with adjacent boatyards, refuse transfer station, sewage treatment
works and wholesale food market.

4. Responses to Comments

In respect of the comments received, Planning Department has consulted relevant
bureaux/government departments. The consolidated responses are as follows:

4.1 Public Open Space (waterfront promenade and the disused pier)

Waterfront Promenade

(a) The PB provides the general planning principles to guide the design
of the waterfront promenade. The waterfront promenade should
include leisure and recreational uses together with some supporting
facilities such as refreshment kiosks(s), lush greenery and good
connectivity to adjacent open space network. Due regards should be
given to the Town Planning Board’s Vision Statement for the
Victoria Harbour and the Harbour Planning Principles (HPP) and
Harbour Planning Guidelines adopted by the HC. Under the
prevailing Government policy relevant to the “Public Open Space in
Private Development” (“POSPD”)" (see Appendix VI).

(b)  Whilst the future developer of the “CDA” site for residential use is
required to design and construct the public open space within the
zone and the northwestern section of the waterfront promenade
fronting his site and have the areas surrendered back to Leisure and
Cultural Services Department upon completion for management and
maintenance; the developer of the “CDA(2)” for hotel use is
required to design, construct, manage and maintain the two public
passageways and the southeastern section of the waterfront

1 The Government policy is documented in the Development Bureau’s (DEVB) paper to Legislative Council Panel on

Development on Refined Arrangements for “Provision of POS in Private Developments” (January 2010).
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promenade (including the disused pier) fronting his site. To ensure
that there will be an integrated and coherent design, designs on
respective sections of the waterfront promenade will have to be
prepared to the satisfaction of relevant departments and form part of
the MLP submission for each “CDA” sites (Paragraphs 3.7 and 3.8
and Paragraph 6 — Items 11 and 14 of the PB refers).

Water-land interface

(©)

The revitalization of the disused pier would benefit both the public
and the hotel development. The PB has adhered to the HPP to bring
vibrancy to the harbourfront areas and required the developer to
explore ways to enhance water-land interface, including the
provision of public landing facilities to attract more marine-related
leisure activities. Noting the comments of SSPDC and TFKTK,
relevant burecaux and departments have further clarified the
requirements and procedures for the developer to follow up on this
aspect. Under the PB, whilst it does not mandate the future
developer to provide a certain type of water-land interface facilities,
the developer of the “CDA(2)” site is required to conduct a study at
his/her own cost to explore opportunities to include public landing
facilities to enhance accessibility to the waterfront promenade. The
future developer would decide whether to provide and which type of
public landing facilities to be included. The developer will be
responsible to complete relevant statutory and administrative
procedures, including lease modification if he wants to pursue his
proposal to implement any public landing facilities (Paragraph 3.8
and Paragraph 6 - Item 11 of the PB have been updated accordingly).

4.2 Development Intensity and Building Height (BH) Profile

(a)

(b)

The “CDA” site is subject to a maximum GFA of 91,770m’
(equivalent to a gross PR of 4.8) and a maximum BH of 100mPD,
whilst the “CDA(2)” site is with a maximum GFA of 34,770m’
(equivalent to a gross PR of 7.1) and a maximum BH of 100mPD.
The proposed development intensity of the two “CDA” sites is
generally in line with the PR restrictions of other residential zones in
the district with an overall PR of 8 to 9 (domestic PR of about 6.5 to
7.5 and a non-domestic PR of about 1.5) in general.

The proposed maximum BH of 100mPD for the “CDA” and
“CDA(2)” sites are generally in line with the urban design concept of
stepped BH profile with BH descending from the residential
developments in the north and northeast, namely the ‘Four Little
Dragons’ including The Pacifica (168mPD-185mPD), Liberte
(173mPD-176mPD), Banyan Garden (154mPD-183mPD), Aqua Marine
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4.3

4.4

(146mPD-148mPD), the proposed public housing development
(129mPD-139mPD) at NWKR Site 6, and public rental housing and
subsidized sale flats development (103mPD-125mPD) at “R(A)12”
towards the waterfront (see Appendix VII).

(c) In addition, the future developer of each of the CDA site is required
to submit a Visual Impact Assessment as part of the MLP
submissions to ensure that the proposed development will have no
adverse visual impacts and mitigation measures can be adopted
where appropriate.

Traffic and Pedestrian Connectivity

Under the PB, as part of the MLP submission, the developer(s) of each of
the two CDA sites are required to conduct a Traffic Impact Assessment to
examine any possible traffic problems that may be caused by the proposed
developments and identify plausible mitigation measures. In response to
SSPDC and TFKTK members’ concerns, the developer is also required to
prepare a Pedestrian Network Plan to further enhance pedestrian
connectivity between the harbourfont sites and the inland areas of Sham
Shui Po district when developing their sites and the adjoining waterfront
promenade (Paragraph 6 - Item 16 of the PB is updated accordingly).

Environmental Nuisances

An Environmental Assessment is required to be submitted for each of the
CDA site as part of the MLP submission to address any potential
environmental impacts associated with the proposed development, in
particular the noise and air quality impacts (including vehicular emission,
odour and vessel emission) from the nearby pollution sources, i.e. boatyards,
refuse transfer station, sewage treatment works and wholesale food market
etc. and to propose mitigation measures to tackle them.

5. Planning Department’s Views

5.1

52

The major views raised by the SSPDC and the TFKTK have already been
addressed in the responses as set out in paragraphs 3 and 4 above. The draft
PB have been further revised to take into account public comments
received. The proposed amendments are highlighted in Appendix I with
additions shown in ‘italic’ and deletions in ‘cross-out’ for Members’
consideration.

The following Government departments have been consulted and their
comments have been incorporated into the above paragraph 4 above and

8/10



53

54

the revised draft PB, where appropriate:

(a)  District Lands Officer/Kowloon West, Lands Department
(b)  Director of Housing
(c)  Director of Drainage Services

The following bureaux/departments have no in-principle objection/no
comment on the revised draft PB:

(a)  Secretary for Development

(b)  Secretary for Education

(c) Commissioner for Transport

(d) Commissioner for Tourism

(e)  Director of Agriculture, Fisheries and Conservation

(f)  Director of Architectural Services

(g) Director of Buildings

(h)  Kowloon DevO, Civil Engineering and Development Department

(i)  Port Works Division, Civil Engineering and Development
Department

(G)  Project Manager (Kowloon), Civil Engineering and Development
Department

(k)  Director of Electrical and Mechanical Services

(I)  Director of Environmental Protection

(m) Director of Fire Services

(n)  Director of Food and Environmental Hygiene

(o)  Chief Highways Engineer /Kowloon, Highways Department

(p)  Director of Home Affairs

(q)  Chief Engineer/RD2-1, Railway Development Office, Highways
Department

(r)  Commissioner of Police

(s)  Director of Leisure and Cultural Services

(t)  Director of Marine

(u)  Director of Social Welfare

(v)  Director of Water Supplies

Subject to the endorsement by the Committee, the PB will provide

guidance for the future development and serve as a reference for the
preparation of the MLPs for the two “CDA” sites.
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6. Decision Sought

Members are invited to:

(a) note the views of the SSPDC and the TFKTK as summarized in paragraph
3 above and detailed in Appendices IV and V respectively, and the

Government’s responses in paragraph 4; and

(b) endorse the revised draft PB at Appendix I.

7. Attachments

Appendix I
Plan 1
Plan 2
Plan 3
Plan 4a
Plan 4b
Plan 5
Plan 6
Plan 7
Plan 7A
Plan 8

Appendix 11

Appendix 111
30.9.2016

Appendix IV

Appendix V

Appendix VI

Appendix VII

PLANNING DEPARTMENT
MAY 2017

Revised draft PB for the two “CDA” zones at Lin Cheung Road site

Location Plan

Site Plan

Aerial Photo

Site Photo (1)

Site Photo (2)

Panoramic View of Surrounding Areas

Urban Design Framework

Development Concept Plan — Indicative Layout
Development Concept Plan — Surrounding Context
Development Concept Plan — Vehicular Access and
Pedestrian Linkage

MPC Paper No. 18/16

Extract of the minutes of the Committee’s meeting held on

Extract of the minutes of the SSPDC meeting held on 8.11.2016
Extract of the minutes of the TFKTK held on 18.11.2016

Government’s Policy on Refined Arrangements for “Provision of

Public Open Space in Private Developments” (January 2010)
Building Height Profile in the Vicinity
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1.

2.

Appendix I

Draft Planning Brief
the Two “Comprehensive Development Area” (CDA) Zones
at the Lin Cheung Road Site, Sham Shui Po

Purpose

1.1

1.2

The purpose of the Planning Brief (PB) is to set out the broad planning
parameters and development requirements to facilitate the preparation of
Master Layout Plan (MLP) for the comprehensive development of each of
the two “Comprehensive Development Area” (“CDA”) zones at the Lin
Cheung Road site, Sham Shui Po.

The two sites, which are zoned “CDA” and “CDA(2)” (hereto referred to the
Sites) on the approved South West Kowloon Outline Zoning Plan No.
S/K20/30 (the OZP) are for private residential development and hotel use
respectively (Plans 1 and 2).

Background

2.1

2.2

The Lin Cheung Road site was originally reserved for the development of the
Cheung Sha Wan Wholesale Food Market (CSWWFM) Phase 2 and related
industrial and cargo handling use. However, it was confirmed by relevant
bureaux/departments that the site would no longer be required for the
wholesale market use. Given its prime waterfront location and good
accessibility by various modes of public transport, the site was considered
suitable for development for commercial/residential, waterfront promenade
and Government, institution or community uses. This would help to meet
the pressing demand for housing land in the urban area, while satisfying the
district needs, meeting local aspirations and add vibrancy to the waterfront.

On 13.12.2013, the draft South West Kowloon OZP No. S/K20/29
incorporating amendments including the rezoning of the Lin Cheung Road
site from “Other Specified Uses” (“OU”) annotated “Cargo Working Area,
Wholesale Market and Industrial-Office”, “OU” annotated “Wholesale
Market”, “OU” annotated “Pier” and areas shown as ‘Road’ to
“Comprehensive Development Area” (“CDA”), “CDA(2)”, “Residential
(Group A) 127 (“R(A)12”), “Government, Institution or Community”
(“GIC”), “Open Space” (“O”) and areas shown as ‘Road’ was exhibited for
public inspection under section 5 of the Town Planning Ordinance (the
Ordinance). The draft OZP No. S/K20/29 was approved by the Chief
Executive in Council on 23.9.2014. The approved OZP was exhibited for
public inspection under section 9(5) of the Ordinance on 3.10.2014.

1/27



3.

The Planning Context

3.1

3.2

3.3

3.4

3.5

The “CDA” and “CDA(2)” zones are intended for comprehensive
development of the area for private residential use with provision of POS and
hotel use respectively. The zonings are intended to facilitate appropriate
planning control over the development mix, scale, a#d-design and layout of
the development, taking into account various environmental, traffic,
infrastructure and other constraints. Pursuant to sections 4A(1) and 4A(2) of
the Ordinance, any development in the “CDA” and “CDA(2)”" zone would
require the approval of the Town Planning Board (the Board) through
planning application under section 16 of the Ordinance. The applicant for
each “CDA” site shall prepare a MLP together with technical assessments as
specified in the Notes of the OZP for approval of the Board. A planning brief
will be prepared to guide the future development of the two CDA sites.

According to the Notes of the OZP, the “CDA” zone located to the south of
Hing Wah Street West intended for private residential development is subject
to a total maximum domestic GFA of 91,770m” and provision of a public
open space (POS) of not less than 3,600m? shall-beprovided-withinin the
CDA. The “CDA” zone is also subject to a maximum building height of
100mPD, and two non-building areas (NBAs) of 15m and 22m wide are
designated along the northwestern boundary and in the middle part of the
CDA respectively.  The Explanatory Statement (ES) of the OZP states that
the POS to be provided in the middle part of the CDA should be connected
with the POS in the “R(A)12” zone (planned for public housing development)
in the north, the intention of which is to create a continuous POS leading to
the waterfront promenade. Besides—the-The designation of two 15m-wide and
22m-wide NBAs in the CDA as—well-as-otherfourNBAs—at-the Lin-Cheung
Read-site-are intended to facilitate air ventilation along major corridors and
serve as the entrances of the prevailing south-westerly wind to improve air
penetration and visual permeability towards the hinterland (Plans 1 and 7).
However, as the NBAs are primarily for the above-ground air ventilation, the
NBA restriction would not be applicable to underground developments.

According to the Notes of the OZP, the “CDA(2)” zone is subject to a total
maximum GFA of 34,770m’ and a maximum building height of 100mPD.
To minimize the noise impact from the existing CSWWFM, hotel use may be
permitted at the site to separate the wholesale market from the proposed
private residential development in the adjoining “CDA” zone. Hotel
development at this site could also enhance diversity in the land use mix of
the Lin Cheung Road site, thereby promoting vibrancy and creating a focal
point for the waterfront in the Sham Shui Po District (Plans 1 and 7).

As the two “CDA” zones adjoining to each other and occupying a prominent
waterfront location, there is a need to have a comprehensive planning
guidance/control of the development for the two “CDA” zones. Therefore it
is considered more appropriate to prepare for a single draft PB to-becovering
both “CDA” zones-prepared to guide the preparation of MLP submission for
each of the “CDA” zones.

Along the waterfront of the “CDA” and “CDA(2)” zones is an “O” zone
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3.6

3.7

3.8

3.9

from the sea i

(including an existing disused pier) (about 9,900m%) is planned to be
developed into a 20m wide waterfront promenade with etleneth—of an
approximate/y 380m sea frontage. The waterfront promenade occupies a
prime location at the northern part of the Southwest Kowloon overlooking
the Victoria Harbour (Plans 6 and 7).

To ensure the-timely completion of the waterfront promenade for enjoyment
of the residents, the hotel patrons and the general public, it should be
designed and constructed by the respective developer at his/her own cost.

The northwestern section of the waterfront promenade fronting the “CDA”
zone shall be constructed by the developer of the “CDA” zone at his/her own
cost. With reference to the established Government policy', this section of the
waterfront promenade together with the POS (minimum 3,600m®) to be
provided in the central part of the “CDA” site, upon completion, will be
handed over to the Leisure and Cultural Services Department (LCSD) for
management and maintenance (Plans 7 and 7A).

While the southeastern section of the waterfront promenade (including the
existing disused pier) fronting the “CDA(2)” zone should a/se-be_designed
and constructed by the developer of the “CDA(2)” zone at his/her own cost,
hehe—iv—required —to—conduct—a  technical—feavibiline—study  on  the
refurbishment works of the disused pier is also required to be conducted by
the developer at his/her own cost —in—order—to explore epportunities—to
eapitatize-water-land-interfacethe provision of public landing facilities axd-to

enhance access1b111ty to the waterfront promenade and the refurbzshed pier

a-t—fhe—eae&s—ﬁ%g—dz&u&ed—pw For _any such faczlztzes to be mcluded the

developer of the “CDA(2)” site should carry out necessary study at his/her
own_cost to ascertain_technical feasibility and environmental acceptability.
The study should address all technical, safety and legal matters arising from
the provision of such facilities. The study including a Marine Traffic Impact
Assessment should be prepared to the satisfaction of concerned departments.
The developer should also complete the relevant gazettal procedures (if
required) at his/her own cost and _apply for lease modification if he/she
wishes to implement such facilities. With reference to the aforesaid
established Government policy, where the POS is on Government land
adjacent to a commercial development, the developer/owner of the
commercial development can be required to bear the recurrent cost of
managing and maintaining the POS. As such, upon completion, the subject
section of the waterfront promenade (including the refurbished disused pier)
will be managed and maintained by the developer/owner of the hotel in the
“CDA(2)” site (Plans 7 and 7A).

The planned waterfront promenade should include leisure and recreational
uses together with some supporting facilities such as refreshment kiosk(s),
with provision of lush greenery, and good connectivity to adjacent open space
network. Besides, opportunities should be explored to enhance water-land

The Government policy is documented in the Development Bureau’s paper to Legislative Council
Panel on Development on “Refined Arrangements for Provision of POS in Private Developments”
(January 2010).
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3.10

interface so as to optimize the valuable waterfront resources. Due regard
should be given to the 7own Planning Board’s Vision Statement for the
Victoria Harbour and the Harbour Planning Principles and Harbour Planning
Guidelines adopted by the Harbourfront Commission. To enhance
connectivity to the waterfront, the design of the waterfront promenade should
create a coherent design and seamless integration with the POS provided
within the “CDA” site and the open space network in the vicinity.

In order to ensure that both “CDA” and “CDA(2)” zones can achieve a
holistic design at this prominent waterfront location and be developed in a
comprehensive manner and be compatible with each other, a single plannine
brief(PB) covering both sites has been prepared to guide the preparation of
MLP for each of the “CDA” zones. To ensure that the developments will be
implemented in a comprehensive manner and compatible with each other, a
coordinated approach for the development of the “CDA” zones in terms of
development scale, design layout, provision of open spaces and linkages with
waterfront promenade, as well as visual and air ventilation corridors, should
be adopted. This PB covers the general planning principles and development
requirements common to both of the “CDA” zones as well as specific
requirements for each individual zone. Development restrictions of these sites
are documented in paragraphs 3.2 and 3.3 of the above.

4. The Sites and Their Surrounding Areas

The Sites

4.1

4.2

Located at the waterfront in the northern part of Southwest Kowloon to the
northwest of CSWWFM, the two sites are zoned “CDA” and “CDA(2)” (the
Sites) on the approved South West Kowloon Outline Zoning Plan No.
S/K20/30 (the OZP). The Sites are currently used as temporary works area
for the Guangzhou—Shenzhen—Hong Kong Express Rail Link (XRL) project.
Access to the sites will be through the planned local road (Road A)

tentatively scheduled for—ecompletion—in—Marehto open to the public in
February 2018 (Plan 2).

Occupying a prime location at the waterfront, the Sites have good
accessibility in particular through the nearby Mass Transit Railway (MTR)
Nam Cheong Station.

The Surrounding Areas

4.3

To the immediate northeast of the Sites is the “R(A)12” site for public rental
housing and subsidized sale flats developments currently under construction.
To the further northeast is a “G/IC” zone planned for a 30-classroom primary
school. To the northwest is another “G/IC” zone reserved for the development
of a social welfare block. Located at the southeast of the Sites is the existing
CSWWFM (zoned “OU (Wholesale Market)”), whereas to the further
northwest is a cluster of boatyards (zoned “OU (Boatyards and
Marine-Oriented Industrial Uses)”) (Plans 3 to 5).
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44  The area to the further north across the West Kowloon Highway mainly
comprises residential and GIC uses with good accessibility to public transport
including the MTR Nam Cheong Station.

5. General Design Principles

5.1 Located at the northern part of the Southwest Kowloon waterfront
overlooking the Victoria Harbour, the Sites are prime waterfront sites, which
offer potential to be developed into new focal point for the district and a
pleasant waterfront living environment. The proposed comprehensive
development of the Sites for private residential use and hotel use is intended
to help meet the housing demand and to facilitate hotel development in Hong
Kong. Development of the Sites should capitalize on its spectacular harbour
setting and opportunities to create a vibrant waterfront for public enjoyment.
The planned waterfront promenade zoned “O” (which covers the existing
disused pier) should be suitably designed and integrated with the two “CDA”
sites to achieve a holistic design, synergy with seamless integration. It should
include leisure and recreational uses together with some supporting facilities
such as refreshment kiosk(s), with provision of lush greenery, good
connectivity to adjacent open space network and explore opportunities to
enhance water-land interface so as to optimize the valuable waterfront
resources.

5.2 To achieve the above planning objectives, the following urban design
considerations should be taken into account when formulating the MLP for
individual CDA site:

(a)  ensure the development be compatible with surrounding developments
and its unique waterfront setting;

(b)  create a focal point for a vibrant waterfront with a diversity of
activities and explore opportunities for water-land interface for public
enjoyment;

(c)  create a pleasant waterfront living environment;

(d)  create visual interest by encouraging diversity of built forms with
height variation while adopting a descending height profile towards
the waterfront and respecting the adjacent low-rise development along
the northwestern fringe of the Sites;

(e)  preserve existing air paths and allow sufficient separation between
residential blocks to enhance visual and air permeability;

€3] adopt a podium-free design with ancillary car parks to be located
underground to enhance air ventilation and visual permeability and

maximize opportunities to provide high quality at-grade greenery;

(g) create a pleasant public-private interface through creative articulation
of building edges, variation in facades and landscape treatment;
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(h)

(1)

()

enhance pedestrian connectivity from public transport network a#d-fo
surrounding areas #oand the waterfront promenade;

create a pleasant waterfront environment for public enjoyment with
lush and sustainable landscaping along the waterfront promenade that
connects to_the public open space network; and

incorporate suitable mitigation measures to address the environmental
nuisances associated with the CSWWFM located in the southeast, and
the existing boatyards at the northwestern area.

6. Development Parameters

Item

‘ Particulars Remarks

A. Major Development Parameters

1. Location

“Comprehensive Plans 1 to 5

Development Area”

“(CDA)” « The Sites zoned “CDA” and
The “CDA” site is located to “CDA(2)” are located at the
the  northwest of  the northern  tip  of  the
“CDA(2)” site, adjoining to Southwest Kowloon
the planned waterfront waterfront and southwest of

promenade  zoned  “Open | Hing Wah Street West.
Space,, (GGO”).

e To the northeast of the two

—Comprehensive CDA sites is a “R(A)12” site
Development _Area (2) for public rental housing and
66(CDA(2)99

subsidized sale flats

The “CDA(2)” site is located developments  which are

to the southeast of the “CDA” .
: . currently under construction.
site, adjoining to the planned

waterfront promenade zoned The “Sltes are also close to
“«O two “G/IC” zones, namely a

planned 30-classroom
primary school to their
northeast and a proposed
social welfare block to their
immediate northwest. The
CSWWFM zoned “Other
Specified Uses” “(OU)”
annotated “Wholesale
Market” (“OU (Wholesale
Market”) is located to their
southeast and boatyards
(zoned “OU (Boatyards and
Marine-Oriented Industrial
Uses)”) are located to their
northwest.
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Item

Particulars

Remarks

2. Site Area

“CDA”: about 1.93 ha
“CDA(2)”: about 0.49 ha
Total Area : about 2.42 ha

Exact area subject to detailed
survey.

3. OZP Zoning and
Planning
Intention

It is intended that both “CDA”
and “CDA(2)” zones are to be
developed comprehensively
with a balanced mix of private
residential development with a
public open space, and
commercial uses (hotel and
retail) to create a pleasant
waterfront living environment
for the community. The
zoning is to  facilitate
appropriate planning control
over the development mix,
scale, design and layout of
development, taking into
account the environmental,
traffic, infrastructure and site
constraints.

66CDA99

The “CDA” site is subject to a
maximum gross floor area
(GFA) of 91,770m” for private

residential development
(including a public open space
(POS) of not less than

3,600m> shall be provided
therein) and a maximum
building height of 100mPD as
stipulated in the OZP No.
S/K20/30 (the OZP).

“CDA(Z)”

The “CDA(2)” site is subject
to a maximum total GFA of
34,770m> for hotel
development and a maximum
building height of 100mPD as
stipulated in the OZP.

Plans 1,2, 6,7 and 7A

e The two CDA sites are
adjoining an “Open Space”
(“O”) zone along the
waterfront.

» The two CDA sites are to be
developed with seamless
integration with the
adjoining “O” zone which
comprises an approximately
380m  long  waterfront
promenade (including the
existing disused pier) to be
developed for public open
space uses.

« Development for the
waterfront promenade will
be undertaken by both
developers of the “CDA”
sites as appropriate. The
developer of the “CDA” site

is responsible for the
construction of the
northwestern section of the
waterfront promenade
fronting the “CDA” site.
The developer for the

“CDA(2)” site will take up
the construction of the
southeastern section of the
waterfront promenade
(including  the  existing
disused pier) fronting the
“CDA(2)” site.

e The construction of
respective sections of the
waterfront promenade will
be at the cost of the
respective developers. The
sections are delineated at
Plans 7 and 7A.
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Item Particulars Remarks
4. Proposed Uses “CDA” Plans 1,2, 6,7 and 7A
Private residential

development with a public
open space of not less than
3,600m".

“CDA(Z)”

* Hotel development with
ground level commercial
use (such as shop and
eating place etc.) to be

provided to enhance
vibrancy  along  the
waterfront.

* To help address the noise
and industrial/residential
interface problems
associated with the
existing CSWWFM-site.

5. Maximum QGross
Floor Area (GFA)

“CDA”
Maximum GFA of 91,770m*
for residential use

“CDA(Z)”

Hotel - Maximum GFA of
34,770m* (including
commercial use with

minimum GFA of 1,000m2 of
which at least 500m’ at
ground level).

Plans 1, 2, 6, 7 and 7A

e The “CDA?” site is intended

for private  residential
development.

* The “CDA(2)” site is
intended for hotel

development. A minimum
1,000m’ GFA for
commercial uses (including
shop and eating place) are to
be provided within the
hotel. At least 500m” of the
commercial GFA should be
designed at ground level
with access and seamless
integration to the waterfront
promenade.

6. Maximum
Building Height
(BH)

“CDA” and “CDA(2)”
100mPD (at main roof level)

Plan 1

7. Non-building
areas (NBAs)

“CDA”
Two NBAs:

* 15m-wide (northwestern

Plans 1, 2, 6, 7 and 7A

» The “CDA” sites lie at the
gateway  of  prevailing
south-westerly summer wind
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Particulars

Remarks

boundary of the “CDA”
site)

* 22m-wide (middle section
of the “CDA” site)

to the inland area of the
Cheung Sha Wan District
with Hing Wah Street West,
Fat Tseung Street West and
Tonkin Street West
identified as three major
breezeways  within  the
district. These wind
corridors are in alignment
with the NE-SW direction.

+ Two NBAs of varied widths
(15m and 22m) have been
maintained as breezeways
within the “CDA” site to
allow for better wind
penetration into the inland
sites, which can also help to
improve the overall air
ventilation  and  visual
permeability for the area. To
further enhance the
pedestrian wind
performance—environment at
surrounding areas, additional
wind enhancement features
ean—should be considered
during the detailed design
stage of the developments.

* No building or structure are
permitted on, over, above, or
within the NBA, except
under or below to allow
flexibility for ancillary car
parking provision.

« For the NBA covered by the
POS, no building or
structure is permitted on,
over, above, under, below or
within the NBA.

8. Maximum
Coverage

Site

“CDA” and “CDA(2)”

Not exceeding those stipulated
in the Building (Planning)
Regulations (B(P)R).
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Item Particulars Remarks
B. Planning Requirements
9. Urban Design “CDA” and “CDA(2)” Plans 6,7, 7A and 8

Considerations

* An urban design proposal
should be prepared a#nd

formed-to form part of the
Master Layout Plan (MLP)

submission.

¢ The MLP should take into
account the following

urban design
considerations, where
appropriate:

-to ensure that the
development be
compatible  with  the
surrounding developments
and its unique waterfront
settings;

to create a focal point for
a vibrant waterfront with
diversity of activities and
explore opportunities for
water-land interface for

public enjoyment;

-to create a pleasant
waterfront living
environment;

to create visual interest by

encouraging diversity of

built forms with height
variation while adopting a
descending height profile
towards the waterfront
and respecting the
adjacent low-rise at the
northwestern fringe of the
“CDA” site (near Hing
Wabh Street West);

to preserve existing air
paths and allow for
sufficient separation
between residential blocks
to enhance visual and air
permeability;

* Due regard should be given
to the Town Planning
Board’s Vision Statement for
the Victoria Harbour and the
Harbour Planning Principles
and  Harbour  Planning
Guidelines adopted by the
Harbourfront Commission,
and the Hong Kong Planning
Standards and Guidelines
(HKPSG) Chapter 11 on
Urban Design Guidelines.

e In the MLP submission, the
developer is required to
demonstrate that the
development, including the
design of the car park, can
comply with the Sustainable
Building Design Guidelines
promulgated by the
Government.
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Particulars

Remarks

- to adopt a podium free
design with ancillary car
parks to be located
underground except for
loading/unloading
facilities to enhance air
ventilation and visual
permeability and
maximize opportunities to
provide  high  quality
at-grade greenery;

-to create a pleasant
public-private  interface
through creative
articulation of building
edges, variation in facades
and landscape treatment;

-to enhance pedestrian
connectivity from public
transport network and
surrounding areas to the
waterfront ~ promenade;
and

-to create a pleasant
waterfront  environment
for public enjoyment with
lush and  sustainable
landscaping along the
waterfront promenade that
connects to public open
space network.

10. Public Open
Space (POS)
within the
“CDA” site

To create a pleasant waterfront
living  environment  and
facilitate public enjoyment of
the waterfront, a network of
open spaces has been planned
to connect with the waterfront
promenade.

A POS of not less than
3,600m* should be provided
within the “CDA” site.

* to optimize site utilization,
the POS is to be designed
at-grade in the middle part
of the “CDA” site where

Plans 6,7, 7A and 8

e The POS within

the “CDA”

site should be designed and

constructed

by the

developer at his/her own
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Particulars

Remarks

the drainage reserve and
NBA are located (Plans 6,
7 and 7A) and its design
should align with the
planned POS at the
“R(A)12” site to its
northeast for public rental
housing and subsidized
sale flats developments so
as to provide convenient
access to the planned
waterfront promenade.

cost and have it handed over
to the Leisure and Cultural
Services Department
(LCSD) for management
and maintenance  upon
completion.

Design of the POS should
take reference from the

Development Bureau’s
“Public Open Space in
Private Developments

Design and Management
Guidelines”.

The POS provided should
be designed to integrate
under a coherent theme with
the waterfront promenade.

No building or structure is
permitted on, over, above,
under, below or within the
POS.

The POS should be
excluded from local open
space  (LOS) and site
coverage  of  greenery
requirement calculations.

The developer should seek
advice from the LCSD
regarding the design of the
POS.

11. Adjoining “Open
Space” zone for
waterfront
promenade
(including
disused pier)

“0O” : about 0.99ha:
Northwestern section
waterfront promenade : about
0.68ha

Southeastern section
waterfront promenade : about
0.31ha (including disused
pier : about 0.14ha)

Along the waterfront of the
“CDA” and “CDA(2)” zones
is an “O” zone (including an
existing disused pier) (about
9,900m?) is planned to be

Plans 6, 7, 7A and 8
Exact area subject to detailed
survey.

This area is primarily for
provision of outdoor
open-air public space for the
local residents as well as the
general public.

Refreshment kiosk(s)
(means structures used for
the selling of snacks, light
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Particulars
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developed into a 20m wide
waterfront promenade with &

lensth—eofan  approximately

380m sea frontage.

The area is to be developed as
a public open space for public
enjoyment of the waterfront. It
comprises a 20m-wide
waterfront promenade which
runs along a northwestern to
southeastern direction abutting
both of the CDA sites
(including an existing disused
pier located at the
southeastern end of the
waterfront promenade).

The design of the waterfront
promenade should take into
account _of the following
urban design principles and
explore opportunities :

* to enhance public
enjoyment of the
waterfront by providing
sitting out areas to relax,
for harbour viewing and
leisure strolling;

* to allow for the provision
of a diversity of activities
to ensure vibrancy of the
waterfront.

* to provide some
commercial uses  (for
example small refreshment
kiosk(s)) to add vibrancy to
the waterfront promenade.

* To be sensitively designed
and integrated with
adjacent CDA
developments to optimize
its waterfront setting.

* to create a coherent design
and seamless integration
with the POS network

refreshments and soft drinks
only; normally not greater
than 10m’ each in size) are
permitted. The size, location
and number(s) of kiosk(s)
proposed along the
northwestern section of the
waterfront promenade
directly fronting the CDA”
site is/are to be approved by
the LCSD in consultation
with concerned departments.
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Particulars
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leading to the waterfront
promenade and the
commercial facilities at the
“CDA(2)” site.

* To provide adequate soft
landscape to enhance the
landscape quality of the
waterfront promenade.

* to provide sufficient width
of  landscaped  buffer
between the public
waterfront promenade and
residential development.

Northwestern section of
Waterfront Promenade
fronting the “CDA” site

* This section of the
waterfront promenade is to
be constructed by the
developer of the “CDA”
site (Plans 7 and 7A).

Southeastern section of
Waterfront Promenade
fronting the “CDA(2)” site

e This section of the
waterfront ~ promenade
(including the disused
pier) is to be constructed,
managed and maintained
by the developer of the
“CDA(2)” site (Plans 7
and 7A).

The developer of the
“CDA” site is to construct
this section of the
waterfront promenade at
his’her own cost and
should seek advice from
the LCSD on its design.

This  section of the
waterfront promenade will
be handed over to the
LCSD for management
and maintenance upon its
completion.

The developer of the
“CDA(2)” site is to
construct, manage and
maintain this section of
waterfront promenade
(including the disused pier)
for public open space use
at his/her own cost.

Design of this section of the
waterfront promenade
(including the disused pier)
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Existing disused pier within
((0)1

* The existing disused pier
should be refurbished and
converted into public
open space use by the
developer of the
“CDA(2)” site to integrate
with the southeastern
section of the waterfront
promenade.

* Opportunities should be
capitalized to include
water-land interface
facilities including but not
limited to public landing
steps at the existing
disused pier to enhance
accessibility to the
waterfront (Plans 7 and
7A).

fronting the “CDA(2)” site
should make reference to
Development Bureau’s
“Public Open Space in
Private Developments
Design and Management
Guidelines”.

e The developer of the
“CDA(2)” site shettshould

earry—out—conduct _ a
technical feasibility study
at his/her own cost—Zke
study—showtd _to explore
.. il

water-tand —interface  1he
provision of public landing
facilities ineludine—butnot

7 ; G
e et S
address——10 enhance
accessibility to the
waterfront promenade and
the refurbished pier from
the sea.

e For any such facilities to
be included, the developer
of the “CDA(2)” _site
should carry out necessary
study at his/her own cost to

ascertain technical
feasibility and
environmental

acceptability. The study
should address all
technical, safety and legal
matters arising from the
refurbistument — works
provision of such facilities.
The study including a
Marine  Traffic  Impact
Assessment _should  be
prepared to the satisfaction
of concerned departments.
The developer should also
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and-completedcomplete the

relevant gazettal
procedures (if required) at
his/her own cost_and apply
for lease modification if
he/she wishes to implement
such facilities. The
o / v 'EEj;
B
he  prepared 1o the
e

e The southeastern section of
the waterfront promenade
together with the
refurbished pier, upon
completion, will be
managed and maintained
by the developer of the
“CDA(2)” site.

12. Commercial
Uses along the
waterfront and
within the
adjoining
waterfront
promenade
zoned “O”

“CDA(Z )”

Hotel

* To provide a more diverse
land use mix and better
utilize this prime
waterfront site
overlooking the Victoria

Harbour, a hotel 1is
proposed  within  the
“CDA(2)” site. A

minimum 1,000rn2 GFA
for commercial  uses
including shop and eating
place are to be provided
within the hotel. At least
500m” of the commercial
GFA should be designed at
ground level with access
and seamless integration

to the waterfront
promenade.
660”

Waterfront Promenade
e As for the waterfront

Plans 6,7, 7A and 8

* Commercial uses such as
shop and eating place that
are compatible with the
waterfront setting should be

provided to enhance
vibrancy along the
waterfront.

« The size, location and
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promenade, opportunities number(s) of kiosk(s) to be
to include small located within the
refreshment kiosk(s) northwestern section of the
should be explored to waterfront promenade

enhance vibrancy of the
waterfront activities.

fronting the “CDA” site
is/are to be approved by the
LCSD in consultation with
concerned departments.

13. Local Open
Space (LOS)
Provision

“CDA”

* Not less than 1m* LOS per
person should be provided
for the residents of the
private residential
development within the
“CDA” site.

Plans 6, 7, 7A and 8

Countability of open space shall
take reference to Chapter 4:
Recreation, Open Space and
Greening of HKPSG.

14. Landscape
and Tree
Preservation

“(‘:DA”q “CDA(Z)” and “O”

A Landscape Master Plan
(LMP) should be prepared and
submitted as part of the MLP
submission at the planning
application stage for each of
the “CDA” sites and
respective  part of  the
adjoining “O” zone to be
constructed by each developer,
with the incorporation of the
following landscaping
requirements:

* a comprehensive landscape
proposal should be created
to integrate the
developments with
waterfront environment
and waterfront promenade,
soften the building mass
and minimize the adverse
impact on existing
landscape character and
resources;

* preserve the existing tree
within the site as far as
possible at their original
locations;

* A tree survey report and a
tree preservation proposal
should be included in the
LMP submission to avoid
affecting the existing good
quality mature trees (if any)
as far as practicable.

* Reference should be made to
the “Development Bureau
Technical Circular (Works)

No. 7/2015: Tree
Preservation” and “Lands
Administration Office

Practice Notes No. 7/2007
and No. 7/2007A”.

* The calculation of greenery
coverage should be
referenced to Practice Note
for  Authorized Persons,

Registered Structural
Engineers and Registered
Geotechnical Engineers
APP-152.
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greening opportunity
should be optimized to
create a quality green
setting. A minimum
greenery coverage of 20%
based on the net site area
shall be provided
(regarding the “CDA” site,
area for the POS should be
excluded). At grade
greening should be
maximized  while the
remainder can be at ground
level and/or  rooftops
where accessible by the
occupants;

optimise the opportunity
for sustainable landscaping
and tree planting whilst
maximizing the waterfront
and open views.
Landscape planting at
street level, on roofs and
vertical ~ greening  on
facades should be
provided; and

provide at-grade amenity
treatment (e.g. high quality
streetscape with roadside
trees, street furniture and
water features etc.) to
improve pedestrian
environment, to provide a
friendly pedestrian setting
and create a strong sense
of place.

A LMP should be prepared for
each of the “CDA” sites and
respective  part of the
adjoining “O” zone to be
constructed by each developer,
and should illustrate at least
the following information:

conceptual and detailed
landscape proposals
including hard and soft
landscape, supported by
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sections and perspectives,
to demonstrate the design
intention and feasibility;

other amenities, site
furniture, facilities and
water features to be
provided;

the relationship of the
development  with  the
surroundings,  especially
with the waterfront
promenade;

layout, location, detailed
landscape  design  and
demarcation of POS, LOS,
and waterfront promenade
including pedestrian
circulation in relation to
adjoining  developments
and areas; and

clear and sufficient signage
to demarcate the POS and
waterfront promenade, and
direct the public to access
the promenade.

15. Car Parking,
Loading and
Unloading
Provision

“CDA” and “CDA(2)”

Provision of ancillary car
parking spaces and
loading/unloading facilities
in accordance with the
HKPSG and submission of
a Traffic Impact
Assessment (TIA) as part
of the MLP submission at
the planning application
stage.

* Requirement should be
provided in accordance with
the HKPSG and subject to
findings of the TIAs to be
conducted for the two
“CDA” sites to  the
satisfaction of the
Commissioner for Transport
(C for T).

* A podium free design should
be adopted; all ancillary car
parks are to be located
underground-eeutd-be and be
sensitively  designed  to
accord with its waterfront
setting.
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C. Other Technical Requirements

16. Traffic,-and
Transport and
Pedestrian
Aspects

“CDA” and “CDA(2)”

Each “CDA” site should
submit its separate TIA:

A TIA should be carried
out to examine any
possible traffic problems
that may be caused by the
proposed  developments
and identify plausible
mitigation measures. It is
advisable that the
requirements and
methodology of the TIA
are agreed with C for T
before its commencement.

The TIA should be
completed to the
satisfaction of C for T and
submitted as part of the
MLP submission at the
planning application stage.

A prepesal—on—Pedestrian

linkages Network Plan
(PNP) should be prepared

to the satisfaction of C for
T to consolidate pedestrian
facilities in the area
(including footbridges,
subways, footpaths and
pedestrian  crossings) to
improve pedestrian
connectivity from the site
to and from surrounding
developments———in

erlerrto bri :

from—inland area to the

“CDA” sites and the
planned waterfront
promenade.

Plans 6, 7, 7A and 8

* Vehicular access to the Site
will be via Hing Wah Street
West and a two-way local
road (Road A).

e To enhance  pedestrian
connectivity  from  the
hinterland to the two CDAs
toand public _enjoyment of
the waterfront promenade,
the following features have
been added and should be
included in preparation of
the PNP.

“CDA4”

*—An open space strip directly
abutting the outside
northwestern __boundary of
the private residential site

ditional—fh .
been—proposed_to enhance
pedestrian __connectivity _to

the waterfront promenade
(Plans 7, 74 and 8).

“CDA(Z )”

o To enhance public access to

the waterfront promenade,
at——the — northwestern

boundary —of the site, a
2.5m-wide public
right-of-way—passageways
(to be opened within
reasonable hours) has been
designated along the
northwestern _boundary of
the hotel site to enhance
pedestrian connectivity to
the waterfront promenade.

o At  theils southwestern

boundary—;f—ﬂee—hefel—s-i-te, a
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1.5m-wide wide public
right-of-way (to be opened
within reasonable hours) has
been also been reserved to
provide alternative access to
the waterfront promenade.

* No fence or barrier should
be erected i#_at these—twe
public
right-of-wayspassageways.

17. Environmental
Aspect

“CDA” and “CDA(2)”

Each “CDA” site should
submit its separate
Environmental Assessment

(EA):

* An EA should be prepared
and submitted as part of
the MLP submission at the
planning application stage.

e The EA 1is required to
address  the  potential
environmental impacts
associated with the
proposed development, in
particular the noise and the
air quality impacts from
the  nearby  pollution
sources. Proposed
mitigation measures
should be incorporated as
part  of  the MLP

submission and
implemented to the
satisfaction of the

Environmental Protection
Department.

Plans 6, 7, 7A and 8

* In the design and disposition
of the residential blocks at
the “CDA” site, due regard
should be given to protecting
noise  sensitive  receivers
through various measures
such as setback and

self-protective building
design.
¢ Potential noise issues

associated with the road
traffic and from nearby land
uses such as the existing
CSWWEFM located in the
southeast, and the existing
boatyards at its northwestern
area should be addressed in
the EA.

* Potential air quality issues
such as vehicular emission,
industrial/chimney emission,
odour, and vessel emission
from nearby land uses should
be addressed in the EA.

18. Drainage Aspect

“CDA”q “CDA(Z)” and 66099

Each “CDA” site should
submit a report of its own
drainage connection system.
For “CDA” site, the
submission should cover the
private residential
development and adjoining

Plans 6,7, 7A and 8

* For the drainage system, the
developer is required to
connect their drainage system
in a way as recommended in
the “Agreement No. CE
64/2014 (CE) — Engineering
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“O” zone (include
northwestern section of the
waterfront promenade). For
“CDA(2)” site, the submission
should cover the hotel
development, southeastern
section of the waterfront
promenade and the disused
pier:

* Development of the Sites
should ensure that proper
drainage connection system
and proposed mitigation
measures be provided. The
applicant is required to
examine any  possible
drainage problems that may
be caused by the proposed
developments and propose
mitigation measures  to
tackle them.

* The drainage connection
system and  proposed
mitigation measures  (if
any) for development of the
two CDAs should be
provided to the satisfaction
of the Director of Drainage
Services and to be
submitted as part of the
MLP submission.

* A 46.88m-wide drainage
reserve is identified to the
northwestern side of the
“CDA” site  (of which
15m-wide strip falls within
the northwestern boundary
of the “CDA” site), with
another 24m-wide drainage
reserve #s identified at the
upper mid-section of the
b4 site (Plans 6, 7
and 7A).

Works at Lin Cheung Road
Site, Sham Shui Po and
Wang Chau, Yuen Long —
Investigation, Design and
Construction” carried out by
CEDD, which already covers
the drainage impact
assessment of all sites on
both sides of Road A
including both “CDA” and
“CDA(2)” sites and the
waterfront promenade.

* No structure or support for
any structure shall be erected
within the drainage reserve
area.

* No tree shall be planted
within the drainage reserve

area (only removable planters
will be allowed).

* Free access should be
provided at all times for the
Drainage Services
Department and his officers
and the workmen to the
drainage reserve area for the
purpose of laying, repairing
and maintenance of drains,
sewers and all other services
across, through or under the
drainage reserve area.

19. Sewerage Aspect

CDA” and “CDA(2)”

Each “CDA” site should
submit its separate Sewerage
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Item

Particulars

Remarks

Impact Assessment (SIA):

* Development of the Sites
should ensure that proper
sewerage system be
provided. The applicant is
required to examine any
possible sewerage problems
that may be caused by the
proposed developments and
propose mitigation
measures to tackle them.

* A SIA should be prepared
and submitted as part of the
MLP submission at the
planning application stage.
It is required to assess any
potential sewerage impacts
that may be caused by the
proposed development to
the local and nearby sewer
system. The SIA should
also take into account the
sewerage system proposed
for Lin Cheung Road Site 3
and Site 5 (i.e. the public
rental housing and
subsidized sale flats
development at “R(A)12”).
All the proposed sewerage
upgrading works shall be
implemented by the
developer to current
Government standards at
their own costs.

* The sewerage system and
proposed mitigation
measures (if any) for
development of the two
CDAs should be provided
to the DEP and to be
submitted as part of the
MLP submission.

e All the proposed sewerage
upgrading works shall be
implemented by the
developer to current
Government standards at
their own costs.

20. Water
ServieesSupply
Aspect

“CDA” and “CDA(2)”

Each “CDA” site should
submit its separate water
supplies study and any
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necessary diversion works:

* The developer shall consult
Water Supplies Department
(WSD) on any necessary
diversion works or
provision of waterworks
reserve for the existing
water main within the site.
In case it is not feasible to
divert the affected water
mains, a  waterworks
reserve shall be provided
to the WSD.

* The developer shall bear the
cost of any necessary
diversion works of existing
water mains affected by the
proposed development.

e No structure shall be erected
over the waterworks reserve
and such area shall not be
used for storage purposes.

* The Water Authority and his
officers and contractors, his
or their workmen shall have
free access at all times to
the said area with necessary
plant and vehicles for the
purpose of laying, repairing
and maintenance of water
mains and all other service
across, through or under it
which the Water Authority
may require to authorize.

21. Visual Aspect

“CDA” and “CDA(2)”

Each “CDA” site should
submit its separate Visual
Impact Assessment (VIA):

e The VIA should be
carried out to examine
the visual impacts caused
by the proposed
development and propose
mitigation measures as

appropriate  to  tackle
them.
e The VIA should be

submitted as part of the
MLP submission.

Plans 6, 7, 7A and 8

* In preparing the VIA,
reference should be made to
the Town Planning Board
Guidelines on Submission of
Visual Impact Assessment
for Planning Applications to
the TPB (TPB PG-NO. 41).

22. Air Ventilation
Aspect

“CDA” and “CDA(2)”

Each “CDA” site
submit its

should
separate

Plans 6,7, 7A and 8
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quantitative Air Ventilation

Assessment (AVA):

e A quantitative AVA |e In preparing the AVA,
should be carried out for reference should be made to
each “CDA” site to the Joint Housing, Planning
examine any air and Lands Bureau and
ventilation problems that Environment, Transport and
may be caused by the Works Bureau Technical
proposed  development | No.1/06 on Air Ventilation
and propose mitigation Assessment.

measures to tackle them.

e Minor structure for
footbridge connection or
covered walkway, if any,
should be included in the
AVA or its latest revision.

*  The AVA should take into
account major
proposed/committed
developments in  the
surrounding area and
address the potential
cumulative air ventilation
impact.

*  Effective and appropriate
mitigation measures and
good design features
should be identified and
assessed in the AVA.

e The AVA should be
submitted as part of the
MLP submission.

7. IMPLEMENTATION PROGRAMME

7.1

7.2

An implementation programme with phasing plan, if any, is required as part
of the MLP submission for each “CDA” zone to indicate the construction
programme of the proposed comprehensive development including
residential development, hotel development, public waterfront promenade,
recreational and open space facilities etc.

It is anticipated that the two “CDA” zones may have different
implementation timeframe; and individual MLP should be prepared for each
of the “CDA” zones, with due regard to their surrounding areas. To ensure
the adoption of the coordinated approach as mentioned in paragraph 3.10
above when formulating the individual MLP for each of the “CDA” zones,
reference should be made to the planning intention and design criteria in the
PB and the development proposal which has already been
submitted/approved for the adjoining “CDA” zone.
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8. MASTERLAYOUT PLAN SUBMISSION

8.1

8.2

The MLP should be prepared in accordance with the Town Planning Board
Guidelines for Submission of MLP under Section 4A(2) of the Town
Planning Ordinance (TPB-PG No.18A) and submitted to the Board for
approval under the Ordinance.

The MLP should contain all the information as required under the Notes for
the “CDA” and “CDA(2)” zones of the South West Kowloon OZP and
demonstrate clearly that the requirements stated in Explanatory Statement of
the OZP and this PB has been complied with. It should indicate the following
information:

(1) the area of the proposed land uses, the nature, position, dimensions
and heights of all buildings to be erected in the area;

(i)  the proposed total site area and gross floor area for various uses, total
number of flats and flat size, total number of hotel rooms and room
size, where applicable;

(ii1))  the details and extent of the recreational facilities, parking facilities,
and open space to be provided within the area;

(iv)  the alignment, widths and levels of any roads proposed to be
constructed within the area;

(v)  the landscape and urban design proposals within the area;
(vi)  programmes of development in detail;

(vi) an EA to examine any possible environmental problems that may be
caused to or by the proposed development during and after
construction and the proposed mitigation measures to tackle them;

(viii) a report on the drainage connection system to examine any possible
drainage problems that may be caused by the proposed development
and the proposed mitigation measures to tackle them;

(ix)  a SIA report to examine any possible sewerage problems that may be
caused by the proposed development and the proposed mitigation
measures to tackle them,;

(x) a TIA report to examine any possible traffic problems that may be
caused by the proposed development and the proposed mitigation
measures to tackle them,;

(xi) a quantitative AVA report to examine any possible air ventilation
problems that may be caused by the proposed development and the

proposed mitigation measures to tackle them;

(xii) a VIA report to examine any possible visual impacts that may be
caused by the proposed development and the proposed mitigation
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measures to tackle them; and
(xiii) such other information may be required by the Board.

8.3 The MLP should be supported by an explanatory statement which contains an
adequate explanation of the development proposal, including such
information as land tenure, relevant lease conditions, existing conditions of
the site, the character of the site in relation to the surrounding areas,
principles of layout design, major development parameters, design population,
and recreational and open space facilities.

8.4 A copy of the MLP, if approved by the Board, shall be deposited in the Land
Registry and shall be made available for free public inspection in accordance
with section 4A(3) of the Ordinance.

9. ATTACHMENTS

Plan 1 Location Plan
Plan 2 Site Plan
Plan 3 Aerial Photo

Plan 44 Site Photo (/)
Plan 4b Site Photo (2)

Plan 5 Panoramic View of Surrounding Areas
Plan 6 Urban Design Framework
Plan 7 Development Concept Plan — Indicative Layout
Plan 7A Development Concept Plan — Surrounding Context
Plan 8 Development Concept Plan — Vehicular Access and Pedestrian Linkage
PLANNING DEPARTMENT
| MAY 2017
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MPC Paper No. 18/16

For Consideration by the
Metro Planning Committee
on 30.9.2016

DRAFT PLANNING BRIEF FOR
THE TWO “COMPREHENSIVE DEVELOPMENT AREA” ZONES
AT THE LIN CHEUNG ROAD SITE, SHAM SHUI PO

Purpose

This paper is to seek:

@) Members’ views on the draft planning brief (PB) for the two
“Comprehensive Development Area” (“CDA”) zones at the Lin Cheung
Road Site on the approved South West Kowloon Outline Zoning Plan No.
S/K20/30 (the OZP).

(b)  The Metro Planning Committee (the Committee)’s agreement that the draft
PB is suitable for consultation with the Sham Shui Po District Council
(SSPDC) and the Task Force on Harbourfront Developments in Kowloon,
Tsuen Wan and Kwai Tsing (the Task Force) of the Harbourfront
Commission (HC).

Background

2.1 The Lin Cheung Road site was originally reserved for the development of
the Cheung Sha Wan Wholesale Food Market (CSWWFM) Phase 2 and
related industrial and cargo handling use. However, it was confirmed by
relevant bureaux/departments that the site would no longer be required for
the wholesale market use. Given its prime waterfront location and good
accessibility by various modes of public transport, the site was considered
suitable for development for commercial/residential, waterfront promenade
and Government, institution or community uses. This would help to meet
the pressing demand for housing land in the urban area, while satisfying the
district needs, meeting local aspirations and add vibrancy to the waterfront.

2.2 On 13.12.2013, the draft South West Kowloon OZP No. S/K20/29
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2.3

2.4

incorporating amendments including the rezoning of the Lin Cheung Road
site from “Other Specified Uses” (“OU”) annotated “Cargo Working Area,
Wholesale Market and Industrial-Office”, “OU” annotated “Wholesale
Market”, “OU” annotated “Pier” and areas shown as ‘Road’ to
“Comprehensive Development Area” (“CDA”), “CDA(2)”, “Residential
(Group A)12” (“R(A)12”), “Government, Institution or Community”
(“GIC”), “Open Space” (“O”) and areas shown as ‘Road’ was exhibited for
public inspection under section 5 of the Town Planning Ordinance (the
Ordinance).

During the two-month exhibition period, a total of 3,099 valid
representations (5 related to the Lin Cheung Road site) were received.
During the first three weeks of the publication of the representations, 14
valid comments related to the sites were received. The representations and
comments mainly objected to the amendments related to the proposed
residential use on grounds of air ventilation/visual impacts, land use
incompatibility (due to adverse environmental impacts from CSWWFM and
boatyards nearby) and operational need of the logistics industry. After
giving consideration to all the representations and comments on 20.6.2014
and 4.7.2014, the Town Planning Board (the Board) decided not to uphold
the representations.

The draft OZP was approved by the Chief Executive in Council on
23.9.2014. The approved OZP was exhibited for public inspection under
section 9(5) of the Ordinance on 3.10.2014 (Plan 1 at Appendix ).

3. The Sites and Their Surrounding Areas

3.1

3.2

Located at the waterfront in the northern part of Southwest Kowloon to the
northwest of CSWWFM, the two sites are currently zoned “CDA” and
“CDA(2)” (the “Sites”) on the approved South West Kowloon Outline
Zoning Plan No. S/K20/30 (the OZP) (Plans 1 and 2 at Appendix 1).
They are currently used as temporary works area. Future access to the
Sites will be via the planned local road (Road A) tentatively scheduled for
completion in March 2018 (Plans 6 and 7 at Appendix ).

Occupying a prime location at the waterfront, the Sites have good

accessibility, in particular through the adjacent Mass Transit Railway (MTR)
Nam Cheong Station.
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3.3

3.4

To the immediate northeast of the Sites is the “R(A)12” zone for public
rental housing and subsidized sale flats developments currently under
construction. To the further northeast is a “G/IC” zone planned for a
30-classroom primary school. To the northwest is another “G/IC” site
reserved for the development of a social welfare block. Located at the
southeast of the Sites is the existing CSWWFM (zoned “OU” (Wholesale
Market), whereas to the further northwest is a cluster of boatyards (zoned
“OU (Boatyards and Marine-Oriented Industrial Uses)” (Plans 3 to 5 at
Appendix I).

The area to the further north across the West Kowloon Highway mainly
comprises residential and GIC uses with good accessibility to public
transport including the MTR Nam Cheong Station.

Planning Intention

4.1

4.2

The “CDA” and “CDA(2)” zones are intended for comprehensive
development of the area for private residential and hotel uses respectively.
The zonings are intended to facilitate appropriate planning control over the
development mix, scale and design and layout of the development, taking
into account various environmental, infrastructure and other constraints.

According to the Notes of the OZP, the “CDA” zone located to the south of
Hing Wah Street West intended for private residential development is
subject to a total maximum domestic GFA of 91,770m? and a public open
space (POS) of not less than 3,600m? shall be provided in the CDA. The
“CDA” zone is also subject to a maximum building height of 200mPD, and
two non-building areas (NBAs) of 15m and 22m wide are designated along
the northwestern boundary and in the middle part of the CDA respectively.
The Explanatory Statement (ES) of the OZP states that the POS to be
provided in the middle part of the CDA should be connected with the POS
in the “R(A)12” zone (planned for public housing development) in the north,
the intention of which is to create a continuous POS leading to the
waterfront promenade. Besides, the designation of two 15m-wide and
22m-wide NBAs in the CDA as well as other four NBAs at the Lin Cheung
Road site are intended to facilitate air ventilation along major corridors and
serve as the entrances of the prevailing south-westerly wind to improve air
penetration and visual permeability towards the hinterland (Plans 1 and 7 at
Appendix I). However, as the NBAs are primarily for the above-ground air
ventilation, the NBA restriction would not be applicable to underground
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4.3

developments.

According to the Notes of the OZP, the “CDA(2)” zone is subject to a total
maximum GFA of 34,770m? and a maximum building height of 200mPD.
To minimize the noise impacts from the existing CSWWFM, hotel use may
be permitted at the site to separate the wholesale market from the proposed
private residential development in the adjoining “CDA” zone (Plans 1 and
7 at Appendix I).

Land Aspects

The Sites and the adjoining area along the waterfront zoned “O” (for planned
waterfront promenade development) are Government land, which are currently
used as works area of the Guangzhou-Shenzhen-Hong Kong Express Rail
Link (XRL) project.

Draft PB

6.1

6.2

6.3

Pursuant to section 4A(2) of the Ordinance and according to the Notes of
the OZP, an applicant for permission for development on land designated
“CDA” shall prepare a Master Layout Plan (MLP) for approval of the
Board.

As the two “CDA” zones are adjoining to each other and occupying a
prominent waterfront location, there is a need to have a comprehensive
guidance/control of the development for the two “CDA” zones. Therefore
it is considered more appropriate for a single draft PB (Appendix I) to be
prepared to guide the preparation of MLP submission for each of the
“CDA” zones.

The draft PB sets out the broad planning parameters and development
requirements to facilitate the preparation of MLPs for approval of the Board
by the future applicants. To ensure that the developments will be
implemented in a comprehensive manner and compatible with each other, a
coordinated approach for the development of individual “CDA” zone in
terms of development scale and design layout should be adopted. The draft
PB covers the general planning principles and development requirements
common to both of the two “CDA” zones as well as specific requirements
for each individual zone.
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Planning Intention and Development Parameters

6.4

6.5

The “CDA” and “CDA(2)” zones are intended for comprehensive
development for private residential use with the provision of POS and hotel
respectively.

Developments are subject to the statutory restrictions mentioned in
paragraphs 4.2 and 4.3 above. The maximum site coverage shall not exceed
those stipulated in the Building (Planning) Regulations.

Urban Design Requirements

6.6

In view of its harbourfront location, the design of the development should
pay due respect to its unique waterfront setting and help to promote an
attractive and accessible waterfront promenade for public enjoyment. A
number of urban design considerations, including the creation of a focal
point for a vibrant waterfront and pleasant living environment, encouraging
diversity in built form with height variation, adopting a distinct gradation of
height profile with descending building height towards the harbourfront,
adopting podium-free design, enhancing pedestrian connectivity to the
public transport network, providing an open space network well connected
with surrounding areas to waterfront promenade, providing sufficient
building separation, visual and ventilation corridors and high quality
greening, should be taken into account when formulating the MLP. An
urban design proposal should be submitted as part of the MLP submission.

Visual and Air Ventilation Requirements

6.7

6.8

Visual impact assessment (VIA) and quantitative air ventilation assessment
(AVA) should be carried out for each of the “CDA” zones to examine any
visual and air ventilation problems that may be caused to or by the proposed
development and the proposed mitigation measures to tackle them. The
VIA and AVA should be submitted as part of the respective MLP
submission.

To allow better air ventilation, two NBAs within the “CDA” zone planned
for private residential development (as mentioned in paragraph 3.2 and
Plans 6 and 7 at Appendix 1) should be maintained as breezeways to allow
for better wind penetration into the inland sites, which can also help to
improve the overall air ventilation and visual permeability for the area.
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Open Space and Landscape Requirements

6.9

6.10

A POS of not less than 3,600m? should be provided in the middle part of the
“CDA” zone, which should align with the POS in the public housing
development to its north (zoned “R(A)12”) so as to create a continuous POS
leading to the waterfront promenade (Plans 6 and 7 at Appendix I). Upon
completion, the subject POS within the “CDA” zone will be handed over to
the Leisure and Cultural Services Department (LCSD) for management and
maintenance. Local open space of not less than 1m? per person should also
be provided within the “CDA” zone for residents in accordance with the
Hong Kong Planning Standards and Guidelines (HKPSG).

A Landscape Master Plan (LMP) should be prepared for each of the “CDA”
zones and submitted as a part of the respective MLP submissions. A
minimum greenery coverage of 20% based on net site area shall be provided
(regarding the “CDA” site, area for the POS should be excluded). A tree
survey report and a tree preservation proposal should be included in the
LMP to avoid affecting the existing good quality mature trees (if any) as far
as practicable.

Traffic and Transport Requirements

6.11

6.12

6.13

A traffic impact assessment (TIA) should be carried out for each of the
“CDA” zones to examine any possible traffic problems that may be caused
by the proposed development and identify plausible mitigation measures to
tackle them. The TIA should be completed to the satisfaction of the
Commissioner for Transport (C for T), and submitted as part of the
respective  MLP  submission.  Any  road/junction  improvement
measures/works proposed in the TIA should be funded, designed and
implemented by the applicant to the satisfaction of the C for T.

Ancillary parking spaces and loading/unloading facilities should be
provided in accordance with the HKPSG and subject to the findings of the
TIAto be carried out.

A proposal on pedestrian linkages should be prepared to the satisfaction of
the C for T to consolidate pedestrian facilities in the area (including
footbridges, subways and pedestrian crossings) to improve local pedestrian
connectivity.
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Environmental and Infrastructure Requirements

6.14  An environment assessment (EA) for each of the “CDA” zones should be
carried out to examine the potential environmental impacts associated with
the proposed development during and after construction and identify
proposed mitigation measures to tackle them. The EA should be completed
to the satisfaction of the Director of Environmental Protection (DEP), and
submitted as part of the MLP submission.

6.15 Development of each of the “CDA” zones should ensure that proper
drainage system would be provided. The drainage system and proposed
mitigation measures (if any) for development within each site should be
provided to the satisfaction of the Director of Drainage Services and to be
submitted as part of the MLP submission.

6.16 A sewerage impact assessment (SIA) should be carried out for each of the
“CDA” zones to the satisfaction of the DEP and submitted as part of the

MLP submission.

Adjoining Waterfront Promenade zoned “O”

6.17 Along the waterfront of the “CDA” and “CDA(2)” zones is an “O” zone
(including an existing disused pier) (about 9,900m?) is planned to be
developed into a 20m wide waterfront promenade with a length of
approximately 380m sea frontage. The waterfront promenade occupies a
prime location at the northern part of the Southwest Kowloon overlooking
the Victoria Harbour. (Plans 6 and 7 at Appendix I).

6.18 To ensure the timely completion of the waterfront promenade for enjoyment
of the residents and the general public, it should be designed and
constructed by the respective developer at his/her own cost.

6.19 The northwestern section of the waterfront promenade fronting the “CDA”
zone shall be constructed by the developer of the “CDA” zone at his/her
own cost. With reference to the established Government policy?, this section
of the waterfront promenade together with the POS (minimum 3,600m?) to
be provided in the central part of the “CDA” site, upon completion, will be
handed over to LCSD for management and maintenance (Plans 7 and 7A at

1 The Government policy is documented in the Development Bureau’s paper to Legislative Council

Panel on Development on “Refined Arrangements for Provision of POS in Private Developments”
(January 2010).
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6.20

6.21

Appendix I).

While the southeastern section of the waterfront promenade (including the
existing disused pier) fronting the “CDA(2)” zone should also be
constructed by the developer of the “CDA(2)” zone at his/her own cost,
he/she is required to conduct a technical feasibility study on the
refurbishment works of the disused pier at his/her own cost, in order to
explore opportunities to capitalize water-land interface facilities and to
enhance accessibility to the waterfront including but not limited to public
landing steps at the existing disused pier. With reference to aforesaid
established Government policy, where the POS is on government land
adjacent to a commercial development, the developer/owner of the
commercial development can be required to bear the recurrent cost of
managing and maintaining the POS. As such, upon completion, the subject
section of the waterfront promenade (including the refurbished disused pier)
will be managed and maintained by the developer/owner of the hotel in the
“CDA(2)” site (Plans 7 and 7A at Appendix I).

The planned waterfront promenade should include leisure and recreational
uses together with some supporting facilities such as refreshment kiosk(s),
lush greenery, and good connectivity to adjacent open space network.
Besides, opportunities should be explored to enhance water-land interface
S0 as to optimize the valuable waterfront resources. Due regard should be
given to the Board’s Vision Statement for the Victoria Harbour and the
Harbour Planning Principles and Harbour Planning Guidelines adopted by
the HC. To enhance connectivity to the waterfront, the design of the
waterfront promenade should create a coherent design and seamless
integration with the POS provided within the “CDA” site and the open
space network in the vicinity.

7. Implementation

7.1

7.2

An implementation programme with phasing plan, if any, is required as part
of the MLP submission for each of the “CDA” zones to indicate the
construction programme of the proposed comprehensive development.

It is anticipated that the two “CDA” zones may have different
implementation timeframe; and individual MLP should be prepared for each
of the “CDA” zones, with due regard to their surrounding areas. To ensure
the adoption of the coordinated approach as mentioned in paragraph 6.3
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above when formulating the individual MLP for each of the “CDA” zones,
reference should be made to the planning intention and design criteria in the
PB and the development proposal which has already been
submitted/approved for the adjoining “CDA” zone.

8. Consultation

8.1

8.2

The following Government bureaux and departments have been consulted
and their comments have been incorporated into the above paragraphs and
the draft PB, where appropriate:

(@) Secretary for Development

(b) Secretary for Education

(c) District Lands Officer/Kowloon West, Lands Department

(d) Director of Leisure and Cultural Services

() Commissioner for Transport

() Commissioner for Tourism

(g) Director of Architectural Services

(h) Director of Buildings

(i) Project Manager (Kowloon), Civil Engineering and Development
Department

(j)) Chief Engineer/Port Works, Civil Engineering and Development
Department

(k) Director of Environmental Protection

(I) Director of Fire Services

(m) Chief Highways Engineer /Kowloon, Highways Department

(n) Director of Housing

The following departments have no in-principle objection / no comment on
the draft PB:

(@) Director of Agriculture, Fisheries and Conservation

(b) Director of Drainage Services

(c) Director of Electrical and Mechanical Services

(d) Director of Food and Environmental Hygiene

(e) Director of Home Affairs

(f)  Chief Engineer/RD2-1, Railway Development Office, Highways
Department

(99 Commissioner of Police

(h)  Director of Marine
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(i)  Director of Social Welfare Department
(j))  Director of Water Supplies

9. Way Forward

Subject to the Committee’s agreement, the Planning Department will consult the
SSPDC on the draft PB. As the two “CDA” zones are located at the waterfront
area, the Task Force of the HC will also be consulted. The views collected
together with the revised draft PB will be submitted to the Committee for further
consideration and endorsement.

10. Advice Sought

Members are invited to consider the draft PB at Appendix I, and agree that the
draft PB is suitable for consultation with the SSPDC and the Task Force of the HC.

11. Attachments

Appendix | Draft PB
Plan1 Location Plan
Plan2 Site Plan
Plan 3  Aerial Photo
Plan4  Site Photo
Plan5 Panoramic View of Surrounding Areas
Plan 6 Urban Design Framework
Plan 7 Development Concept Plan — Indicative Layout
Plan 7A Development Concept Plan — Surrounding Context
Plan8 Development Concept Plan — Vehicular Access and
Pedestrian Linkage

PLANNING DEPARTMENT
SEPTEMBER 2016
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1.

2.

Appendix |

Draft Planning Brief for
the Two “Comprehensive Development Area” (CDA) Zones
at the Lin Cheung Road Site, Sham Shui Po

Purpose

11

1.2

2.1

2.2

The purpose of the Planning Brief (PB) is to set out the broad planning parameters
and development requirements to facilitate the preparation of Master Layout Plan
(MLP) for the comprehensive development of each of the two “Comprehensive
Development Area” (“CDA”) zones at the Lin Cheung Road site, Sham Shui Po.

The two sites, which are zoned “CDA” and “CDA(2)” (hereto referred to the Sites)
on the approved South West Kowloon Outline Zoning Plan No. S/K20/30 (the OZP)
are for private residential development and hotel use respectively (Plans 1 and 2).

Background

The Lin Cheung Road site was originally reserved for the development of the

Cheung Sha Wan Wholesale Food Market (CSWWFM) Phase 2 and related
industrial and cargo handling use. However, it was confirmed by relevant
bureaux/departments that the site would no longer be required for the wholesale
market use. Given its prime waterfront location and good accessibility by various
modes of public transport, the site was considered suitable for development for
commercial/residential, waterfront promenade and Government, institution or
community uses. This would help to meet the pressing demand for housing land
in the urban area, while satisfying the district needs, meeting local aspirations and
add vibrancy to the waterfront.

On 13.12.2013, the draft South West Kowloon OZP No. S/K20/29 incorporating
amendments including the rezoning of the Lin Cheung Road site from “Other
Specified Uses” (“OU”) annotated “Cargo Working Area, Wholesale Market and
Industrial-Office”, “OU” annotated “Wholesale Market”, “OU” annotated “Pier”
and areas shown as ‘Road’ to “Comprehensive Development Area” (“CDA”),
“CDA(2)”, “Residential (Group A) 12” (“R(A)12”), “Government, Institution or
Community” (“GIC”), “Open Space” (“O”) and areas shown as ‘Road’ was
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exhibited for public inspection under section 5 of the Town Planning Ordinance
(the Ordinance). The draft OZP No. S/K20/29 was approved by the Chief
Executive in Council on 23.9.2014. The approved OZP was exhibited for public
inspection under section 9(5) of the Ordinance on 3.10.2014.

3. The Planning Context

3.1

3.2

3.3

The “CDA” and “CDA(2)” zones are intended for comprehensive development of
the area for private residential use with provision of POS and hotel use respectively.
The zonings are intended to facilitate appropriate planning control over the
development mix, scale and design and layout of the development, taking into
account various environmental, infrastructure and other constraints. Pursuant to
sections 4A(1) and 4A(2) of the Ordinance, any development in the “CDA” zone
would require the approval of the Town Planning Board (the Board) through
planning application under section 16 of the Ordinance. The applicant shall prepare
a MLP together with technical assessments as specified in the Notes of the OZP for
approval of the Board. A planning brief will be prepared to guide the future
development of the two CDA sites.

According to the Notes of the OZP, the “CDA” zone located to the south of Hing
Wah Street West intended for private residential development is subject to a total
maximum domestic GFA of 91,770m? and a public open space (POS) of not less
than 3,600m? shall be provided in the CDA. The “CDA” zone is also subject to a
maximum building height of 200mPD, and two non-building areas (NBAS) of 15m
and 22m wide are designated along the northwestern boundary and in the middle
part of the CDA respectively.  The Explanatory Statement (ES) of the OZP states
that the POS to be provided in the middle part of the CDA should be connected
with the POS in the “R(A)12” zone (planned for public housing development) in
the north, the intention of which is to create a continuous POS leading to the
waterfront promenade. Besides, the designation of two 15m-wide and 22m-wide
NBAs in the CDA as well as other four NBAs at the Lin Cheung Road site are
intended to facilitate air ventilation along major corridors and serve as the
entrances of the prevailing south-westerly wind to improve air penetration and
visual permeability towards the hinterland (Plans 1 and 7). However, as the NBAs
are primarily for the above-ground air ventilation, the NBA restriction would not be
applicable to underground developments.

According to the Notes of the OZP, the “CDA(2)” zone is subject to a total
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3.4

3.5

3.6

3.7

3.8

maximum GFA of 34,770m? and a maximum building height of 100mPD. To
minimize the noise impacts from the existing CSWWFM, hotel use may be
permitted at the site to separate the wholesale market from the proposed private
residential development in the adjoining “CDA” zone. Hotel development at this
site could also enhance diversity in the land use mix of the Lin Cheung Road site,
thereby promoting vibrancy and creating a focal point for the waterfront in the
Sham Shui Po District (Plans 1 and 7).

As the two “CDA” zones adjoining to each other and occupying a prominent
waterfront location, there is a need to have a comprehensive planning
guidance/control of the development for the two “CDA” zones. Therefore it is
considered more appropriate for a draft PB to be prepared to guide the preparation
of MLP submission for each of the “CDA” zones.

Along the waterfront of the “CDA” and “CDA(2)” zones is an “O” zone (including
an existing disused pier) (about 9,900m?) is planned to be developed into a 20m
wide waterfront promenade with a length of approximately 380m sea frontage. The
waterfront promenade occupies a prime location at the northern part of the
Southwest Kowloon overlooking the Victoria Harbour (Plans 6 and 7).

To ensure the timely completion of the waterfront promenade for enjoyment of the
residents and the general public, it should be designed and constructed by the
respective developer at his/her own cost.

The northwestern section of the waterfront promenade fronting the “CDA” zone
shall be constructed by the developer of the “CDA” zone at his/her own cost. With
reference to the established Government policy, ! this section of the waterfront
promenade together with the POS (minimum 3,600m?) to be provided in the central
part of the “CDA” site, upon completion, will be handed over to the Leisure and
Cultural Services Department (LCSD) for management and maintenance (Plans 7
and 7A).

While the southeastern section of the waterfront promenade (including the existing
disused pier) fronting the “CDA(2)” zone should also be constructed by the
developer of the “CDA(2)” zone at his/her own cost, he/she is required to conduct a
technical feasibility study on the refurbishment works of the disused pier at his/her
own cost, in order to explore opportunities to capitalize water-land interface
facilities and to enhance accessibility to the waterfront including but not limited to

1

The Government policy is documented in the Development Bureau’s paper to Legislative Council Panel on

Development on “Refined Arrangements for Provision of POS in Private Developments” (January 2010).
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public landing steps at the existing disused pier. With reference to the aforesaid
established Government policy, where the POS is on Government land adjacent to a
commercial development, the developer/owner of the commercial development can
be required to bear the recurrent cost of managing and maintaining the POS. As
such, upon completion, the subject section of the waterfront promenade (including
the refurbished disused pier) will be managed and maintained by the
developer/owner of the hotel in the “CDA(2)” site (Plans 7 and 7A).

3.9  The planned waterfront promenade should include leisure and recreational uses
together with some supporting facilities such as refreshment kiosk(s), lush greenery,
and good connectivity to adjacent open space network. Besides, opportunities
should be explored to enhance water-land interface so as to optimize the valuable
waterfront resources. Due regard should be given to the Board’s Vision Statement
for the Victoria Harbour and the Harbour Planning Principles and Harbour Planning
Guidelines adopted by the Harbourfront Commission. To enhance connectivity to
the waterfront, the design of the waterfront promenade should create a coherent
design and seamless integration with the POS provided within the “CDA” site and
the open space network in the vicinity.

3.10 In order to ensure that both “CDA” and “CDA(2)” zones can achieve a holistic
design at this prominent waterfront location and be developed in a comprehensive
manner and be compatible with each other, a single planning brief (PB) covering
both sites has been prepared to guide the preparation of MLP for each of the
“CDA” zones. To ensure that the developments will be implemented in a
comprehensive manner and compatible with each other, a coordinated approach for
the development of the “CDA” zones in terms of development scale, design layout,
provision of open spaces and linkages with waterfront promenade, as well as visual
and air ventilation corridors, should be adopted. This PB will cover the general
planning principles and development requirements common to both of the “CDA”
zones as well as specific requirements for each individual zone. Development
restrictions of these sites are documented in paragraphs 3.2 and 3.3 of the above.

4. The Sites and Their Surrounding Areas

The Sites

4.1  Located at the waterfront in the northern part of Southwest Kowloon to the
northwest of CSWWFM, the two sites are zoned “CDA” and “CDA(2)” (the Sites)
on the approved South West Kowloon Outline Zoning Plan No. S/K20/30 (the
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4.2

OZP). The Sites are currently used as temporary works area for the
Guangzhou-Shenzhen—Hong Kong Express Rail Link (XRL) project. Access to the
sites will be through the planned local road (Road A) tentatively scheduled for
completion in March 2018 (Plan 2).

Occupying a prime location at the waterfront, the Sites have good accessibility in
particular through the nearby Mass Transit Railway (MTR) Nam Cheong Station.

The Surrounding Areas

4.3

4.4

To the immediate northeast of the Sites is the “R(A)12” site for public rental
housing and subsidized sale flats developments currently under construction. To the
further northeast is a “G/IC” zone planned for a 30-classroom primary school. To
the northwest is another “G/IC” zone reserved for the development of a social
welfare block. Located at the southeast of the Sites is the existing CSWWFM
(zoned “OU (Wholesale Market)), whereas to the further northwest is a cluster of
boatyards (zoned “OU (Boatyards and Marine-Oriented Industrial Uses)”) (Plans 3
to 5).

The area to the further north across the West Kowloon Highway mainly comprises
residential and GIC uses with good accessibility to public transport including the
MTR Nam Cheong Station.

5. General Design Principles

5.1

Located at the northern part of the Southwest Kowloon waterfront overlooking the
Victoria Harbour, the Sites are prime waterfront sites, which offer potential to be
developed into new focal point for the district and a pleasant waterfront living
environment. The proposed comprehensive development of the Sites for private
residential use and hotel use is intended to help meet the housing demand and to
facilitate hotel development in Hong Kong. Development of the Sites should
capitalize on its spectacular harbour setting and opportunities to create a vibrant
waterfront for public enjoyment. The planned waterfront promenade zoned “O”
(which covers the existing disused pier) should be suitably designed and integrated
with the two “CDA” sites to achieve a holistic design, synergy with seamless
integration. It should include leisure and recreational uses together with some
supporting facilities such as refreshment kiosk(s), lush greenery, good connectivity
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5.2

to adjacent open space network and explore opportunities to enhance water-land
interface so as to optimize the valuable waterfront resources.

To achieve the above planning objectives, the following urban design
considerations should be taken into account when formulating the MLP for
individual CDA site:

(a)

(b)

(©

(d)

(€)

(f)

(9)

(h)

(i)

)

ensure the development be compatible with surrounding developments and
its unique waterfront setting;

create a focal point for a vibrant waterfront with a diversity of activities and
explore opportunities for water-land interface for public enjoyment;

create a pleasant waterfront living environment;

create visual interest by encouraging diversity of built forms with height
variation while adopting a descending height profile towards the waterfront
and respecting the adjacent low-rise development along the northwestern
fringe of the Sites;

preserve existing air paths and allow sufficient separation between
residential blocks to enhance visual and air permeability;

adopt a podium-free design with ancillary car parks to be located underground to
enhance air ventilation and visual permeability and maximize opportunities
to provide high quality at-grade greenery;

create a pleasant public-private interface through creative articulation of
building edges, variation in facades and landscape treatment;

enhance pedestrian connectivity from public transport network and
surrounding areas to the waterfront promenade;

create a pleasant waterfront environment for public enjoyment with lush and
sustainable landscaping along the waterfront promenade that connects to
public open space network; and

incorporate suitable mitigation measures to address the environmental
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nuisances associated with the CSWWFM located in the southeast, and the
existing boatyards at the northwestern area.

Development Parameters

Item Particulars Remarks

A. Major Development Parameters

1. Location “Comprehensive Development | Plans 1to 5

Area” “(CDA)”

The “CDA” site is located to the | « The Sites zoned “CDA” and
northwest of the “CDA(2)” site, “CDA(2)” are located at the
adjoining to  the  planned northern tip of the Southwest
waterfront  promenade  zoned Kowloon  waterfront ~ and
“Open Space” (“0”). Wut?west of Hing Wah Street

est.

» To their northwest is a “R(A)12”
site for public rental housing and
subsidized sale flats
developments which are

“Comprehensive Development
Area (2)” “(CDA(2)”
The “CDA(2)” site is located to

the southeast of the “CDA” site, currently under construction. The
adjoining  to  the  planned Sites are also close to two “G/IC”
waterfront promenade zoned “O”. zones, namely a planned
30-classroom primary school to
their northeast and a proposed
social welfare block to their
immediate west. The CSWWFM
zoned “Other Specified Uses”
“(OU)” annotated “Wholesale
Market”  (“OU  (Wholesale
Market”) is located to their
southeast and boatyards (zoned
“ou (Boatyards and
Marine-Oriented Industrial
Uses)”) are located to their west.

2. Site Area “CDA”: about 1.93 ha Exact area subject to detailed survey.
“CDA(2)”: about 0.49 ha
Total Area : about 2.42 ha
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Item Particulars Remarks
3. OZP Zoning | It is intended that both “CDA” and | Plans 1, 2, 6, 7 and 7A
and  Planning | “CDA(2)” zones are to be
Intention developed as a comprehensive | = The two CDA sites are adjoining

development area with a balanced
mix of private residential
development with a public open
space, and commercial uses (hotel
and retail) to create a pleasant
waterfront living environment for
the community. The zoning is to
facilitate appropriate  planning
control over the development mix,
scale, design and layout of
development, taking into account
the environmental, traffic,
infrastructure and site constraints.

“CDA”

The “CDA” site is subject to a
maximum gross floor area (GFA)
of 91,770m? for private residential
development (including a public
open space (POS) of not less than
3,600m? shall be provided therein)
and a maximum building height of
100mPD as stipulated in the OZP
No. S/K20/30 (the OZP).

“CDA(Z)”
The “CDA(2)” site is subject to a

maximum total GFA of 34,770m?
for hotel development and a
maximum building height of
100mPD as stipulated in the OZP.

an “Open Space” (“O”) zone
along the waterfront.

 The two CDA sites are to be
developed with seamless
integration with the adjoining
“O” zone which comprises an
approximately ~ 380m long
waterfront promenade (including
the existing disused pier) to be
developed for public open space
uses.

» Development for the waterfront
promenade will be undertaken by
both developers of the “CDA”
sites as appropriate.  The
developer of the “CDA” site is
responsible for the construction
of the northwestern section of the
waterfront promenade fronting
the “CDA” site. The developer
for the “CDA(2)” site will take
up the construction of the
southeastern section of the
waterfront promenade (including
the existing disused pier)
fronting the “CDA(2)” site.

e The construction of respective
sections of the waterfront
promenade will be at the cost of
the respective developers. The
sections are delineated at Plans 7
and 7A.

4. Proposed Uses

“CDA”

Private residential development
with a public oEen space of not
less than 3,600m-.

“CDA(Z)”

e Hotel development with
ground level commercial use
(such as shop and eating
place etc.) to be provided to
enhance vibrancy along the
waterfront.

* To help address the noise and

Plans 1,2, 6, 7 and 7A
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Item Particulars Remarks
industrial/residential interface
problems associated with the
existing CSWWFM site.
5. Maximum “CDA” Plans 1, 2,6, 7 and 7A
Gross Floor | Maximum GFA of 91,770m? for
Area (GFA) residential use e The “CDA” site is intended for
private residential development.
“CDA(Z)”
Hotel - Maximum GFA of | ¢ The “CDA(2)” site is intended
34,770m? (including commercial for hotel development. A
use with minimum GFA of minimum 1,000m®> GFA for
1,000m? of which at least 500m? commercial uses (including shop
at ground level). and eating place) are to be
provided within the hotel. At
least 500m® of the commercial
GFA should be designed at
ground level with access and
seamless integration to the
waterfront promenade.
6. Maximum “CDA” and “CDA(2)” Plan 1

Building Height
(BH)

100mPD (at main roof level)

7. Non-building
areas (NBAS)

“CDA”
Two NBASs:

e 15m-wide (northwestern
boundary of the “CDA” site)

e 22m-wide (middle section of
the “CDA” site)

Plans 1, 2, 6, 7and 7A

» The “CDA” sites lie at the
gateway of prevailing
south-westerly summer wind to
the inland area of the Cheung
Sha Wan District with Hing Wah
Street West, Fat Tseung Street
West and Tonkin Street West
identified as three  major
breezeways within the district.
These wind corridors are in
alignment with the NE-SW
direction.

« Two NBAs of varied widths
(15m and 22m) have been
maintained as breezeways within
the “CDA” site to allow for
better wind penetration into the
inland sites, which can also help
to improve the overall air
ventilation and visual
permeability for the area. To
further enhance the pedestrian
wind performance at surrounding
areas, additional wind
enhancement features can be
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ltem

Particulars

Remarks

considered during the detailed
design stage of the developments.

* No building or structure are
permitted on, over, above, or
within the NBA, except under or
below to allow flexibility for
ancillary car parking provision.

» For the NBA covered by the
POS, no building or structure is
permitted on, over, above, under,
below or within the NBA.

8. Maximum Site
Coverage

“CDA” and “CDA(2)”

Not exceeding those stipulated in
the Building (Planning)
Regulations (B(P)R).

Planning Requirements

9. Urban Design
Considerations

“CDA” and “CDA(2)”

e An urban design proposal
should be prepared and formed
part of the Master Layout Plan
(MLP) submission.

e The MLP should take into
account the following urban
design considerations, where
appropriate:

- to ensure that the
development be compatible
with  the  surrounding
developments and its
unique waterfront settings;

- to create a focal point for a
vibrant  waterfront  with
diversity of activities and
explore opportunities for
water-land interface for
public enjoyment;

- to create a pleasant
waterfront living
environment;

- to create visual interest by
encouraging diversity of
built forms with height
variation while adopting a

Plans 6, 7, 7A and 8

* Due regard should be given to the
Town Planning Board’s Vision
Statement for the Victoria
Harbour and the Harbour
Planning Principles and Harbour
Planning Guidelines adopted by
the Harbourfront Commission,
and the Hong Kong Planning
Standards and Guidelines
(HKPSG) Chapter 11 on Urban
Design Guidelines.

e In the MLP submission, the
developer is  required to
demonstrate that the
development, including the
design of the car park, can
comply with the Sustainable
Building  Design  Guidelines
promulgated by the Government.

10/25



ltem

Particulars

Remarks

descending height profile
towards the waterfront and
respecting the adjacent
low-rise development
along the northwestern
fringe of the “CDA” site
(near Hing Wah Street
West);

- to preserve existing air
paths and allow for
sufficient separation
between residential blocks
to enhance visual and air
permeability;

- to adopt a podium free
design with ancillary car
parks to be located
underground except for
loading/unloading facilities
to enhance air ventilation
and visual permeability and
maximize opportunities to
provide  high  quality
at-grade greenery;

- to create a pleasant
public-private interface
through creative
articulation of  building
edges, variation in facades
and landscape treatment;

- to enhance  pedestrian
connectivity from public
transport  network and
surrounding areas to the
waterfront promenade; and

- to create a pleasant
waterfront environment for
public enjoyment with lush
and sustainable
landscaping along the
waterfront promenade that
connects to public open
space network.

10. Public Open
Space (POS)
within the
“CDA” site

To create a pleasant waterfront
living environment and facilitate
public ~ enjoyment of the
waterfront, a network of open
spaces has been planned to
connect with the waterfront
promenade.

Plans 6, 7, 7A and 8
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Item Particulars Remarks
A POS of not less than 3,600m?
should be provided within the
“CDA” site.
* to optimize site utilization, the | « The POS within the “CDA” site
POS is to be designed at-grade should be designed and
in the middle part of the constructed by the developer at
“CDA” site where the drainage his/her own cost and have it
reserve and NBA are located handed over to the LCSD for
(Plans 6, 7 and 7A) and its management and maintenance
design should align with the upon completion.
planned POS at the “R(A)12”
site to its north for public | ¢ Design of the POS should take
rental housing and subsidized reference from the Development
sale flats developments so as Bureau’s “Public Open Space in
to provide convenient access Private Developments Design
to the p|anned waterfront and Management Guidelines”.
promenade.
» The POS provided should be
designed to integrate under a
coherent  theme  with the
waterfront promenade.
 No building or structure is
permitted on, over, above, under,
below or within the POS.
 The POS should be excluded
from local open space (LOS) and
site  coverage of greenery
requirement calculations.
 The developer should seek
advice from the LCSD regarding
the design of the POS.
11. Adjoining “0” : about 0.9%ha : Plans 6, 7, 7Aand 8
“Open Space” Exact area subject to detailed survey.
zone includes | Northwestern  section  waterfront
waterfront promenade : about 0.68 ha o This area is primarily for
promenade . - .
(including Southeastern section waterfront provision of outdoor open-air

disused pier)

promenade : about 0.17 ha
Disused Pier : about 0.14 ha

Along the waterfront of the

“CDA” and “CDA(2)” zones is an
“O” zone (including an existing
disused pier) (about 9,900m?) is
planned to be developed into a
20m wide waterfront promenade

with a length of approximately

public space for the local
residents as well as the general
public.

» Refreshment kiosk(s) (means
structures used for the selling of
snacks, light refreshments and
soft drinks only; normally not
greater than 10m? each in size)
are permitted. The size, location
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Particulars

Remarks

380m sea frontage.

The area is to be developed as a
public open space for public
enjoyment of the waterfront. It
comprises a 20m-wide waterfront
promenade which runs along a
northwestern  to  southeastern
direction abutting both of the CDA
sites  (including an existing
disused pier located at the
southeastern end of the waterfront
promenade).

The design of the waterfront
promenade  should following
design principles and explore
opportunities :

* to enhance public enjoyment
of the waterfront by providing
sitting out areas to relax, for
harbour viewing and leisure
strolling;

* to allow for the provision of a
diversity of activities to ensure
vibrancy of the waterfront.

* to provide some commercial
uses (for example small
refreshment kiosk(s)) to add
vibrancy to the waterfront
promenade.

* to be sensitively designed and
integrated with adjacent CDA
developments to optimize its
waterfront setting.

* to create a coherent design and
seamless integration with the
POS network leading to the
waterfront promenade and the
commercial facilities at the
“CDA(2)” site.

 to provide adequate soft

and number(s) of kiosk(s)
proposed along the northwestern
section of the waterfront
promenade directly fronting the
CDA?” site is/are to be approved
by the LCSD in consultation with
concerned departments.
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Item Particulars Remarks

landscape to enhance the
landscape quality of the
waterfront promenade.

e to provide sufficient width of
landscaped buffer between the
public waterfront promenade
and residential development.

Northwestern section of

Waterfront Promenade fronting

the “CDA” site

* This section of the waterfront | ¢ The developer of the “CDA” site
promenade is to be is to construct this section of the
constructed by the developer waterfront promenade at his/her
of the “CDA” site (Plans 7 own cost. He/she should seek
and 7A). advice from the LCSD on its

design. This section of the
waterfront promenade will be
handed over to the LCSD for
management and maintenance
upon its completion.

Southeastern section of Waterfront

Promenade fronting the

“CDA(2) ” site

* This section of the waterfront | ¢ The developer of the “CDA(2)”
promenade (including the site is to construct, manage and
disused pier) is to be maintain  this  section  of
constructed, managed and waterfront promenade (including
maintained by the developer the disused pier) at his/her own
of the “CDA(2)” site (Plans 7 cost.
and 7A).

* Design of this section of the
waterfront promenade fronting
the “CDA(2)” site should make
reference  to  Development
Bureau’s “Public Open Space in
Private Developments Design
and Management Guidelines”.

Existing disused pier within “O”
* The existing disused pier | * The developer of the “CDA(2)”

should be refurbished and site should carry out a technical
converted into public open feasibility study at his/her own
space use by the developer of cost. The study should explore
the “CDA(2)” site to integrate opportunities  to  capitalize
with the southeastern section water-land interface facilities
of the waterfront promenade. including but not limited to
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Particulars

Remarks

Opportunities  should  be
capitalized to include
water-land interface facilities
including but not limited to
public landing steps at the
existing disused pier to
enhance accessibility to the
waterfront (Plans 7 and 7A).

public landing steps at the
existing disused pier, and to
address all technical and legal
matters  arising from  the
refurbishment works and
complete the relevant gazettal
procedures (if required) at
his/fher own cost. The technical
feasibility study including a
Marine Traffic Impact
Assessment should be prepared
to the satisfaction of concerned
departments.

* The southeastern section of the
waterfront promenade together
with the refurbished pier, upon
completion, will be managed and
maintained by the developer of
the “CDA(2)” site.

12. Commercial
Uses along the
waterfront and
within the
adjoining
waterfront
promenade
zoned “O”

“CDA(Z)”

Hotel

To provide a more diverse
land use mix and better utilize
this prime waterfront site
overlooking the  Victoria
Harbour, a hotel is proposed
within the “CDA(2)” site. A
minimum 1,000m* GFA for
commercial uses including
shop and eating place are to
be provided within the hotel.
At least 500m* of the
commercial GFA should be
designed at ground level with
access and seamless
integration to the waterfront
promenade.

“O”

Waterfront Promenade

As for the  waterfront
promenade, opportunities to
include small refreshment
kiosk(s) should be explored to
enhance vibrancy of the
waterfront activities.

Plans 6, 7, 7A and 8

e Commercial uses such as shop
and eating place that are
compatible with the waterfront
setting should be provided to
enhance vibrancy along the
waterfront.

* The size, location and number(s)
of kiosk(s) to be located within
the northwestern section of the
waterfront promenade fronting
the “CDA” site is/are to be
approved by the LCSD in
consultation  with  concerned
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Item Particulars Remarks
departments.
13. Local Open “CDA” Plans 6, 7, 7TAand 8

Space (LOS)
Provision

* Not less than 1m? LOS per
person should be provided for
the residents of the private
residential development within
the “CDA” site.

Countability of open space shall take
reference to Chapter 4: Recreation,
Open Space and Greening of
HKPSG.

14. Landscape
and Tree
Preservation

“CDA”, “CDA(Z)” and “O”

A Landscape Master Plan (LMP)
should be prepared and submitted
as part of the MLP submission at
the planning application stage for
each of the “CDA” sites and
respective part of the adjoining
“O” zone to be constructed by
each developer, with  the
incorporation of the following
landscaping requirements:

* a comprehensive landscape
proposal should be created to
integrate the developments
with waterfront environment
and waterfront promenade,
soften the building mass and
minimize the adverse impact
on existing landscape
character and resources;

* preserve the existing tree
within the site as far as
possible at their original
locations;

e greening opportunity should
be optimized to create a
quality green setting. A
minimum greenery coverage
of 20% based on the net site
area shall be provided
(regarding the “CDA” site,
area for the POS should be
excluded). At grade greening
should be maximized while the
remainder can be at ground
level and/or rooftops where
accessible by the occupants;

e optimise the opportunity for

e A tree survey report and a tree
preservation proposal should be
included in the LMP submission
to avoid affecting the existing
good quality mature trees (if any)
as far as practicable.

e Reference should be made to the
“Development Bureau Technical
Circular (Works) No. 7/2015:
Tree Preservation” and “Lands
Administration Office Practice
Notes No0.7/2007 and No.
7/2007A”.

* The calculation of greenery
coverage should be referenced to
Practice Note for Authorized
Persons, Registered Structural
Engineers and Registered
Geotechnical Engineers APP-152.
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sustainable landscaping and
tree planting whilst
maximizing the waterfront and
open  views. Landscape
planting at street level, on
roofs and vertical greening on
facades should be provided;
and

e provide at-grade amenity
treatment (e.g. high quality
streetscape with roadside trees,
street furniture and water
features etc.) to improve
pedestrian  environment, to
provide a friendly pedestrian
setting and create a strong
sense of place.

A LMP should be prepared for
each of the “CDA” sites and
respective part of the adjoining
“O” zone to be constructed by
each developer, and should
illustrate at least the following
information:

* conceptual and  detailed
landscape proposals including
hard and soft landscape,
supported by sections and
perspectives, to demonstrate
the design intention and
feasibility;

e other amenities, site furniture,
facilities and water features to
be provided:;

e the relationship of the
development with the
surroundings, especially with
the waterfront promenade;

* layout, location, detailed

landscape design and
demarcation of POS, LOS, and
waterfront promenade
including pedestrian

circulation in relation to
adjoining developments and
areas; and
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» clear and sufficient signage to
demarcate the POS and
waterfront promenade, and
direct the public to access the
promenade.
15. Car Parking, “CDA” and “CDA(2)”
Loading and
Unloading  Provision of ancillary car |* Requirement should be provided
Provision parking spaces and in accordance with the HKPSG

loading/unloading facilities in
accordance with the HKPSG
and submission of a Traffic
Impact Assessment (TIA) as
part of the MLP submission at
the planning application stage.

and subject to findings of the
TIAs to be conducted for the two
“CDA” sites to the satisfaction of
the Commissioner for Transport
(CforT).

* A podium free design should be
adopted; all ancillary car parks
are to be located underground
could be sensitively designed to
accord with its waterfront setting.

C. Other Technica

| Requirements

16. Traffic and
Transport
Aspects

“CDA” and “CDA(2)”

Each “CDA” site should submit
its separate TIA:

* ATIA should be carried out to
examine any possible traffic
problems that may be caused
by the proposed developments
and identify plausible
mitigation measures. It s
advisable that the
requirements and
methodology of the TIA are
agreed with C for T before its
commencement.

* The TIA should be completed
to the satisfaction of C for T
and submitted as part of the
MLP  submission at the
planning application stage.

e A proposal on pedestrian
linkages should be prepared to
the satisfaction of C for T to

consolidate pedestrian
facilities in the area (including
footbridges, subways,

footpaths and  pedestrian

Plans 6, 7, 7A and 8

* \ehicular access to the Site will
be via Hing Wah Street West and
a two-way local road (Road A).

To enhance pedestrian connectivity
from the two CDAs to the waterfront
promenade, additional features have
been proposed:

“CDA(Z)”

« At the northwestern boundary of
the site, a 2.5m-wide public
right-of-way (to be opened
within reasonable hours) has
been designated to enhance
pedestrian connectivity to the
waterfront promenade.

e At the southwestern boundary of
the hotel site, a 1.5m-wide wide
public right-of-way (to be opened
within reasonable hours) has
been reserved to provide
alternative  access to  the
waterfront promenade.

18/25



ltem

Particulars

Remarks

crossings) to improve
pedestrian connectivity from
the site to and from
surrounding developments, in
particular, to bring people
from inland area to the
planned waterfront
promenade.

« No fence or barrier should be
erected in between these two
public right-of-ways.

17. Environmental

“CDA” and “CDA(2)”

Plans 6, 7, 7A and 8

Aspect
Each “CDA” site should submit | « In the design and disposition of
its separate Environmental the residential blocks at the
Assessment (EA): “CDA” site, due regard should be
given to protecting noise sensitive
* An EA should be prepared and receivers through various
submitted as part of the MLP measures such as setback and
submission at the planning self-protective building design.
application stage.
* Potential noise issues associated
* The EA is required to address with the road traffic and from
the potential environmental nearby land uses such as the
impacts associated with the existing CSWWFM located in the
proposed development, in southeast, and the existing
particular the noise and the air boatyards at its northwestern area
quality impacts from the should be addressed in the EA.
nearby  pollution  sources.
Proposed mitigation measures | * Potential air quality issues such as
should be incorporated as part vehicular emission,
of the MLP submission and industrial/chimney emission,
implemented to the odour, and vessel emission from
satisfaction of the nearby land wuses should be
Environmental Protection addressed in the EA.
Department.
18. Drainage “CDA”, “CDA(2)” and “O” Plans 6, 7, 7TA and 8
Aspects

Each “CDA” site should submit a
report of its own drainage
connection system. For “CDA”
site, the submission should cover
the private residential
development and adjoining “0O”
zone  (include  northwestern
section of the  waterfront
promenade). For “CDA(2)” site,
the submission should cover the
hotel development, southeastern
section of the  waterfront
promenade and the disused pier) :

e Development of the Sites
should ensure that proper

e For the drainage system, the
developer is required to connect
their drainage system in a way as
recommended in the “Agreement
No. CE 64/2014 (CE) -
Engineering Works at Lin Cheung
Road Site, Sham Shui Po and
Wang Chau, Yuen Long -
Investigation, Design and
Construction” carried out by
CEDD, which already covers the
drainage impact assessment of all
sites on both sides of Road A
including both “CDA” and
“CDA(2)” sites and the waterfront
promenade.
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drainage connection system | ¢ No structure or support for any
and  proposed  mitigation structure shall be erected within
measures be provided. The the drainage reserve area.
applicant is required to
examine any possible drainage | « No tree shall be planted within the
problems that may be caused drainage reserve area (only
by the proposed developments removable planters will be
and propose mitigation allowed).
measures to tackle them.
* Free access should be provided at
e The drainage  connection all times for the Drainage Services
system and proposed Department and his officers and
mitigation measures (if any) for the workmen to the drainage
development of the two CDAs reserve area for the purpose of
should be provided to the laying, repairing and maintenance
satisfaction of the Director of of drains, sewers and all other
Drainage Services and to be services across, through or under
submitted as part of the MLP the drainage reserve area.
submission.

* A 24m-wide drainage reserve is
identified at the  upper
mid-section of the “CDA” site
(Plans 6 and 7).

19. Sewerage CDA” and “CDA(2)”
Aspect

Each “CDA” site should submit
its separate Sewerage Impact
Assessment (SIA):

* Development of the Sites|e All the proposed sewerage
should ensure that proper upgrading  works  shall  be
sewerage system be provided. implemented by the developer to
The applicant is required to current Government standards at
examine any possible sewerage their own costs.
problems that may be caused
by the proposed developments
and propose mitigation
measures to tackle them.

* A SIA should be prepared and
submitted as part of the MLP
submission at the planning
application  stage. It is
required to assess any potential
sewerage impacts that may be
caused by the proposed
development to the local and
nearby sewer system. The SIA
should also take into account
the sewerage system proposed
for Lin Cheung Road Site 3
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and Site 5 (i.e. the public rental
housing and subsidized sale
flats development at
“R(A)12”). All the proposed
sewerage upgrading works
shall be implemented by the
developer to current
Government standards at their
OWn COSts.

* The sewerage system and
proposed mitigation measures
(if any) for development of the
two CDAs should be provided
to the DEP and to be submitted
as part of the MLP submission.

20. Water Services
Aspect

“CDA” and “CDA(2)”

Each “CDA” site should submit
its separate water supplies study
and any necessary diversion
works:

e The developer shall consult
Water Supplies Department
(WSD) on any necessary
diversion works or provision
of waterworks reserve for the
existing water main within the
site. In case it is not feasible to
divert the affected water
mains, a waterworks reserve
shall be provided to the WSD.

e  The developer shall bear the cost
of any necessary diversion
works of existing water mains
affected by the proposed
development.

e No structure shall be erected
over the waterworks reserve and
such area shall not be used for
storage purposes.

e The Water Authority and his
officers and contractors, his or
their workmen shall have free
access at all times to the said
area with necessary plant and
vehicles for the purpose of
laying, repairing and
maintenance of water mains and
all other service across, through
or under it which the Water
Authority may require to
authorize.

21. Visual Aspect

“CDA” and “CDA(2)”

Each “CDA” site should submit
its separate  Visual Impact
Assessment (VIA):

e  The VIA should be carried
out to examine the visual
impacts caused by the
proposed development and

Plans 6, 7, 7A and 8

* In preparing the VIA, reference
should be made to the Town
Planning Board Guidelines on
Submission of Visual Impact
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propose mitigation measures Assessment for Planning
as appropriate to tackle Applications to the TPB (TPB
them. PG-NO. 41).

. The VIA should be
submitted as part of the MLP
submission.

22. Air Ventilation | “CDA” and “CDA(2)” Plans 6, 7, 7A and 8
Aspect

Each “CDA” site should submit
its separate quantitative Air
Ventilation Assessment (AVA):

* A quantitative AVA should | * In preparing the AVA, reference

be carried out for each should be made to the Joint
“CDA” site to examine any Housing, Planning and Lands
air ventilation problems that Bureau and Environment,
may be caused by the Transport and Works Bureau
proposed development and Technical No.1/06 on Air
propose mitigation Ventilation Assessment.

measures to tackle them.
e Minor structure for footbridge

e The AVA should take into connection or covered walkway,
account major if any, should be included in the
proposed/committed AVA.

developments in the
surrounding  area  and
address  the potential
cumulative air ventilation
impact.

e Effective and appropriate
mitigation measures and
good design features should
be identified and assessed in
the AVA.

e The AVA should be
submitted as part of the
MLP submission.

IMPLEMENTATION PROGRAMME

7.1 An implementation programme with phasing plan, if any, is required as part of the
MLP submission for each “CDA” zone to indicate the construction programme of
the proposed comprehensive development including residential development, hotel

development, public waterfront promenade, recreational and open space facilities
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7.2

etc.

It is anticipated that the two “CDA” zones may have different implementation
timeframe; and individual MLP should be prepared for each of the “CDA” zones,
with due regard to their surrounding areas. To ensure the adoption of the
coordinated approach as mentioned in paragraph 3.10 above when formulating the
individual MLP for each of the “CDA” zones, reference should be made to the
planning intention and design criteria in the PB and the development proposal which
has already been submitted/approved for the adjoining “CDA” zone.

8. MASTER LAYOUT PLAN SUBMISSION

8.1

8.2

The MLP should be prepared in accordance with the Town Planning Board
Guidelines for Submission of MLP under Section 4A(2) of the Town Planning
Ordinance (TPB-PG No0.18A) and submitted to the Board for approval under the
Ordinance.

The MLP should contain all the information as required under the Notes for the
“CDA” and “CDA(2)” zones of the South West Kowloon OZP and demonstrate
clearly that the requirements stated in Explanatory Statement of the OZP and this PB
have been complied with. It should indicate the following information:

(1) the area of the proposed land uses, the nature, position, dimensions and
heights of all buildings to be erected in the area;

(i)  the proposed total site area and gross floor area for various uses, total number
of flats and flat size, total number of hotel rooms and room size, where

applicable;

(iii)  the details and extent of the recreational facilities, parking facilities, and open
space to be provided within the area;

(iv)  the alignment, widths and levels of any roads proposed to be constructed
within the area;

(v)  the landscape and urban design proposals within the area;
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8.3

8.4

(vi)  programmes of development in detail;

(vii) an EA to examine any possible environmental problems that may be caused
to or by the proposed development during and after construction and the
proposed mitigation measures to tackle them;

(viii) areport on the drainage connection system to examine any possible drainage
problems that may be caused by the proposed development and the proposed
mitigation measures to tackle them;

(ix) a SIA report to examine any possible drainage and sewerage problems that
may be caused by the proposed development and the proposed mitigation
measures to tackle them;

(x)  aTIA report to examine any possible traffic problems that may be caused by
the proposed development and the proposed mitigation measures to tackle
them;

(xi) a quantitative AVA report to examine any possible air ventilation problems
that may be caused by the proposed development and the proposed mitigation
measures to tackle them;

(xii) a VIA report to examine any possible visual impacts that may be caused by
the proposed development and the proposed mitigation measures to tackle
them; and

(xiii) such other information may be required by the Board.

The MLP should be supported by an explanatory statement which contains an
adequate explanation of the development proposal, including such information as
land tenure, relevant lease conditions, existing conditions of the site, the character of
the site in relation to the surrounding areas, principles of layout design, major
development parameters, design population, types of GIC facilities and recreational
and open space facilities.

A copy of the MLP, if approved by the Board, shall be deposited in the Land
Registry and shall be made available for free public inspection in accordance with
section 4A(3) of the Ordinance.
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9. ATTACHMENTS

Plan1  Location Plan

Plan2  Site Plan

Plan3  Aerial Photo

Plan4  Site Photo

Plan5  Panoramic View of Surrounding Areas

Plan6  Urban Design Framework

Plan7  Development Concept Plan — Indicative Layout

Plan 7A Development Concept Plan — Surrounding Context

Plan8  Development Concept Plan — Vehicular Access and Pedestrian Linkage

PLANNING DEPARTMENT
SEPTEMBER 2016
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TOWN PLANNING BOARD

Minutes of 566th Meeting of the

Metro Planning Committee held at 9:00 a.m. on 30.9.2016

Present

Director of Planning
Mr K. K. Ling

Dr Wilton W.T. Fok

Mr Sunny L.K. Ho

Mr Patrick H.T. Lau

Mr Stephen H.B. Yau
Dr Frankie W.C. Yeung
Dr Lawrence W.C. Poon
Mr K .K. Cheung

Mr Wilson Y.W. Fung
Mr Thomas O.S. Ho
Professor T.S. Liu

Ms Sandy H.Y. Wong

Chairman

Appendix III



-2-

Assistant Commissioner for Transport (Urban),
Transport Department
Mr Wilson W.S. Pang

Chief Engineer (Works), Home Affairs Department
Mr Martin W.C. Kwan

Principal Environmental Protection Officer (Metro Assessment),
Environmental Protection Department

Mr Ken Y.K. Wong

Assistant Director (R1), Lands Department
Mr Simon S.W. Wang

Deputy Director of Planning/District
Mr Raymond K.W. Lee

Absent with Apologies

Mr Lincoln L.H. Huang
Mr Dominic K.K. Lam
MrT.Y.Ip

Mr Franklin Yu

In Attendance

Assistant Director of Planning/Board
Miss Fiona S.Y. Lung

Chief Town Planner/Town Planning Board
Ms Lily Y.M. Yam

Town Planner/Town Planning Board
Ms Anita M.Y. Wong

Secretary

Vice-chairman
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[Open Meeting]

- 26 -

Draft Planning Brief for the Two "Comprehensive Development Area" Zones at the Lin
Cheung Road Site, Sham Shui Po
(MPC Paper No.18/16)

~ Presentation and Question Sessions

44, With the aid of a PowerPoint presentation, Mr Philip Y.L. Chum, STP/TWK,

presented the draft planning brief (PB) as detailed in the Paper and covered the following

main points:

Background

(a)

(b)

the draft PB covered two sites which were zoned “Comprehensive
Development Area” (“CDA”) and “CDA(2)” on the approved South West
Kowloon Outline Zoning Plan (OZP) No. S/K20/30. The “CDA” and
the “CDA(2)” sites covered an area of about 1.93ha and 0.4%ha
respectively. The two sites were located at the waterfront in the northern
paft of Southwest Kowloon to the northwest of the Cheung Sha Wan
Wholesale Food Market and were government land which was currently
used as a temporary works area for the Guangzhou-Shenzhen-Hong Kong

Express Rail Link (XRL) project;

the two sites, together with the “Residential (Group A) 12” (“R(A)12”)
zone to the northeast, two “Government, Institution or Community”
(“G/IC”) zones to the east and west and the “Open Space” zone fronting
the two sites, were known as the Lin Cheung Road site which was
originally reserved for the development of the Cheung Sha Wan
Wholesale Food Market Phase 2 and related industrial and cargo handling
use. However, it was confirmed by relevant bureaux/departments that

the site would no longer be required for the wholesale market use;
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(c) developments within the “CDA” and “CDA(2)” sites were subject to a
maximum building height (BH) of 100mPD. For the “CDA” site, a
maximum domestic gross floor area (GFA) of 91,770m? and a public open
space (POS) of not less than 3,600m> should be provided. Two
non-building areas (NBAs) of 15m and 22m wide were designated along
the northwestern boundary and in the middle part of the CDA site

respectively;

Planning Intention

(d)  the “CDA” site was intended for a private residential development with
POS of not less than 3,600m* while the “CDA(2)” site was intended for a
hotel development with ground level commercial use to enhance vibrancy

along the waterfront;

Urban Design Reguirements

(e) a number of urban design considerations, including the creation of a focal
point for a vibrant waterfront and pleasant living environment,
encouraging diversity in built form with height variation, adopting a
distinct gradation of height profile with descending building height
towards the harbourfront, adopting podium-free design, enhancing
pedestrian connectivity to the public transport network, providing an opén
space network well connected with the surrounding areas to waterfront
promenade, providing sufficient building éeparation, visual and ventilation
corridors and high quality greening, should be taken into account when
formulating the Master Layout Plan (MLP). An urban design proposal
should be submitted as part of the MLP submission;

Visual and Air Ventilation Requirements

® a visual impact assessment and quantitative air ventilation assessment
should be carried out and submitted as part of the MLP submission for the
“CDA” and “CDA(2)” sites. The two NBAs within the “CDA” site
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should be maintained as breezeways to allow better wind penetration into

the inland sites;

Open Space and Landscape Requirements

(g) a landscape master plan should be prepared for the “CDA” and “CDA(2)”
sites. A minimum greenery coverage of 20% based on the net site area
should be provided. For the “CDA” site, a POS of not less than 3,600m>
should be provided in the central part of the site, which should align with
the POS in the public housing development to its north to create a

continuous POS leading to the waterfront promenade;

Traffic and Transport Requirements

(h)  a traffic impact assessment should be carried out for the “CDA” and
“CDA(2)” sites. A proposal on pedestrian linkages should also be

prepared to improve local pedestrian connectivity;

Environmental and Infrastructural Requirements

) an environmental assessment and sewerage impact assessment should be
carried out and proper drainage system should be provided for the “CDA”

and “CDA(2)” sites;

Waterfront Promenade

G the “O” zone fronting the “CDA” and “CDA(2)” sites were planned to be
developed into a 20m wide waterfront promenade. Each developer
would be required to construct the respective section of the promenade.
For the “CDA” site, the respective section of the promenade and the
3,600m> POS would be handed over to the Leisure and Cultural Services

Department for management and maintenance;

k) for the “CDA(2)” site, the developer was also required to conduct a
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technical feasibility study on the refurbishment works of the existing
disused pier in order to explore opportunities to capitalise water-land
interface facilities and to enhance accessibility. The respective section of
the waterfront promenade fronting the “CDA(2)” site would be

maintained and managed by the developer/owner of the hotel; and

Way Forward

()] subject to the Committee’s agreement, the Planning Department would
consult the Sham Shui Po District Council (SSPDC) and the Task Force of
Harbourfont Developments in Kowloon, Tsuen Wan and Kwai Tsing of

the Harbourfront Commission (the Task Force of the HC).

45. In response to a Member’s enquiry on the current use of the sites and the relation
of the boatyards with the “CDA” and “CDA(2)” sites, Mr Lawrence Y.C. Chau, DPO/TWK,
explained that the two sites were currently used as works areas for the XRL project while

_foundation works were being carried out for the public rental housing (PRH) and the
subsidised flats at the “R(A)12” zone. A planned social welfare block zoned “G/IC” would
act as a buffer between the “CDA” site and the boatyard.

46. In response to another Member’s question, Mr Lawrence Y.C. Chau said that the
BH restriction of the “R(A)12” zone was 120mPD whilst that for the “CDA” and “CDA(2)”
sites were 100mPD.

47. The same Member went on to ask about the design of the waterfront promenade.
In response, Mr Lawrence Y.C. Chau explained that the developers of the “CDA” site and
“CDA(2)” sites was responsible for the design and construction of the respective section of
the waterfront promenade. Guidelines would be provided to ensure a coherent design of the

promenade despite it would be implemented by two parties.

48. Mr Simon W.S. Wang, Assistant Director (Regional 1), Lands Department
commented that as the developer of the “CDA(2)” had to manage and maintain their
respective waterfront promenade, including the existing disused pier, it was not clear at the

current stage whether gazettal under the Foreshore and Sea-bed (Reclamations) Ordinance
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was required and whether it would have any implication on the Protection of the Harbour
Ordinance. While he had no objection to the draft PB, those matters would need to be
followed up as they would likely be included in the conditions of sale of the “CDA(2)” site.
The Chairman said that those were administrative issues on which the relevant government

departments would follow-up as appropriate.

49. After deliberation, the Committee decided to agree that the draft PB was suitable
for consultation with the SSPDC and the Task Force of the HC. The views collected

together with the revised PB incorporating the relevant comments, where appropriate, would

be submitted to the Committee for further consideration and endorsement.

[The Chairman thanked Mr Lawrence Y.C. Chau, DPO/TWK, and Mr Philip Y.L. Chum,
STP/TWK, for their attendance to answer Members’ enquiries. They left the meeting at this
point.]

7
Agenda Item 6

Section 16 Application

[Open Meeting]
A/DPA/TW-CLHFS/4 Proposed Holiday Camp in "Unspecified U
13,14, 15, 16, 17 and 135 in D.D. 359
(MPC Paper No. A/DPA/TW-C

zone, Lots 10, 11, 12,

a Fa Shan, Tsuen Wan

50. The Secretary reported that Kenneth Yo & Associates Limited (KTA) was one of

the consultants of the applicant. The follgwing Members had declared interest in the item:

Mr Patrick H.T. Lau - having current business dealings with KTA; and

Mr Dominic K.X. Lam - having past business dealings with KTA.

51. he Committee noted that Mr Dominic K.K. Lam had tendered apology for being
unabl¢to attend the meeting. The Committee noted that the applicant had requested for
eferment of consideration of the application and agreed that Mr Patrick H.T. Lau could stay
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Appendix V

Harbourfront Commission
Task Force on Harbourfront Developments

in Kowloon, Tsuen Wan and Kwai Tsing
Minutes of Twenty-fifth Meeting

Date : 18 November 2016

Time : 445p.m.

Venue : Conference Room (Room G46) at Upper Ground Floor,
Hong Kong Heritage Discovery Centre, Kowloon Park,

Tsim Sha Tsui

Present

Prof Becky LOO Chair, Task Force on Harbourfront Developments
in Kowloon, Tsuen Wan and Kwai Tsing

_ (Kowloon Task Force)

Dr NG Cho-nam Representing the Conservancy Association

Mrs Karen BARRETTO Representing Friends of the Earth

Mr Freddie HAI : Representing Hong Kong Institute of Architects

Dr Peter Cookson SMITH Representing Hong Kong Institute of Planners

Mr TAM Po-yiu Representing Hong Kong Institute of Urban
Design

Ir Prof CHOY Kin-kuen Representing Hong Kong Institution of Engineers

Mr Paul ZIMMERMAN Representing Society for Protection of the
Harbour '

Mr Derek HUNG

Mr WONG Yiu-chung

Miss Christine AU Principal Assistant Secretary (Harbour),
Development Bureau (DEVB)

Mr Edward LEUNG Senior Manager (Tourism) 2, Tourism
Commission (TC)

Mr Simon LAU Chief Traffic Engineer/Kowloon, Transport
Department (TD)

Mr Tommy WONG Senior Engineer/1 (Kowloon), Civil Engineering
and Development Department (CEDD)

Mrs Doris FOK Assistant Director (Leisure Services) 1, Leisure

- and Cultural Services Department (LCSD)

Mr Lawrence CHAU District Planning Officer/ Tsuen Wan & West
Kowloon, Planning Department (PlanD)

Mr Larry CHU Secretary

In Attendance
Mr Nicholas BROOKE Chair, Harbourfront Commission
Miss Emily SOM Assistant Secretary (Harbour) 2, DEVB




Absent with Apologies

Mrs Margaret BROOKE Representing Business Environment Council

Mr Paul CHAN Yuen-king Representing Hong Kong Institute of Landscape
Architects :

Sr Lesly LAM Representing Hong Kong Institute of Surveyors -

Mr Shuki LEUNG Shu-ki Representing Real Estate Developers Association
of Hong Kong

Mr Alan LO Yeung-kit

Mr NGAN Man-yu

Mr CHOW Ping-tim

Prof Raymond FUNG

Dr Edmund LEE

Mr LEUNG Man-kwong

For Agenda Item 1

Mr Lawrence CHAU District Planning Officer/ Tsuen Wan & West
Kowloon, PlanD

Mr Philip CHUM Senior Town Planner/ Sham Shui Po, PlanD

Ms Agnes TANG Town Planner/ Sham Shui Po 1, PlanD

Welcoming Message

The Chair welcomed all to the meeting and informed Members
that Mr Edward LEUNG, Senior Manager of TC, attended the
meeting on behalf of Ms Emily MO; and Mr Tommy WONG,
Senior Engineer of CEDD, attended on behalf of Mr Janson
WONG. She further informed Members that the draft minutes of
the last meeting were under preparation and that would be
confirmed together with the minutes of this meeting at the next
meeting tentatively scheduled for February 2017.

Item1 Draft Planning Brief for the Two “Comprehensive

1.1

Development Area” Zones at the Lin Cheung Road Site,
Sham Shui Po (Paper No. TFK/09/2016)

The Chair welcomed representatives from PlanD to the meeting
and invited Members to declare interest, if any. As background,
she informed Members that the Task Force was consulted by
PlanD on the amendments to the South West Kowloon Outline
Zoning Plan (OZP) on 12 February 2014, which included
rezoning of the Cheung Sha Wan Wholesale Market Phase II site
near Lin Cheung Road to “Comprehensive Development Area”
("CDA”), “CDA(2)”, “Residential (Group A)12”, “Government,

Action



1.2
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Institution or Community” (“G/IC”), “Open Space” (“O”) and
areas shown as “Road”. The OZP amendments were
subsequently approved in September 2014. The Government
had prepared a draft planning brief setting out the broad
development parameters and the planning and design
requirements of the two CDA zones and the Metro Planning
Committee of the Town Planning Board (TPB) agreed on 30
September 2016 for the Government to consult the Task Force on
the draft planning brief.

Ms Agnes TANG presented the paper with the aid of a
PowerPoint.

Mr TAM Po-yiu expressed his views as below-

(a) he was glad to see that the future developer would be
required to submit an urban design proposal as part of
the Master Layout Plan (MLP) submission. He opined
that the Task Force and the Hong Kong Institute of
Urban Design should be consulted during the MLP
stage;

(b) the developer might have difficulty to comply with the
requirements in the draft planning brief as there were
subjective elements involved. He suggested to set up a
better coordination and facilitation mechanism within
the Government to facilitate the developer to prepare
the MLP submission in the future;

(©) he doubted the function of the 2.5m right-of-way
connecting from the planned Road A to the waterfront
through the boundary between the two “CDA” sites;
and '

(d) he enquired whether walkway between the hotel and
the Cheung Sha Wan Wholesale Food Market
(CSWWEM) would be included into the draft planning
brief so that the future developer could design the space
in a holistic manner; and

(e) consistency in the design of the two sections of the
waterfront promenade should be achieved.

Ir Prof CHOY Kin-kuen enquired about the status and future
use of the disused pier and whether it was structurally safe to
allow public access on it.
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Mr Nicholas BROOKE raised the following comments and
questions ~

(@)

(b)

©

(d)

the development scale and the building height
restriction as stipulated in the draft planning brief might
be excessive which might impose visual impact to the
surrounding;

how the stepped building height profile could be
implemented as proposed due to the site limitations;

whether LCSD had agreed to take up the management
and maintenance responsibility after the waterfront
promenade in front of the residential development was
completed, and if the hotel developer would be asked to
take up the management of the disused pier. He opined
that the different management model might give rise to
interfacing issues; and

whether it would be financially viable to revitalise the
disused pier.

In response, Mr Lawrence CHAU said that ~

@

(b)

(d)

an urban design proposal was required to be submitted
along with traffic impact assessment (TIA),
environmental impact assessment (EIA) and other
technical assessments to form part of the MLP
submission for TPB’s consideration. Consistency in
design of different sections of the waterfront promenade
would be checked by the Government during the MLP
stage. Detailed urban design considerations such as
creating an attractive harbourfront with diversity were
stipulated in page 11 of the draft planning brief;

the space between hotel development and CSWWFM
would form part of the public road/pedestrian
walkway and it would be constructed and managed by
the Government;

the existing disused pier was maintained by the Port
Works Division of CEDD and it was structurally safe;

a stepped building height profile was adopted and it
would gradually decrease from the developments in the
hinterland. It had taken into account development
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intensity in the vicinity, design flexibility and air
ventilation performance of the site concerned; '

in accordance with the prevailing policy on public open
space in private development (POSPD), the promenade
fronting the “CDA” site (for private residential
development) would be constructed by the developer
and then surrendered to LCSD for management and
maintenance and the arrangement had been agreed by
LCSD; and

to allow flexible and diversified uses, the portion of
waterfront promenade fronting the “CDA(2)” site (for
hotel development) would be constructed and be
managed and maintained by the developer, and there
would also be a requirement to explore the provision of
public landing facilities such as landing steps at the
disused pier.

The Chair asked whether there was any precedent of allocating
different sections of the waterfront promenade to two
management agents. She opined that providing a pedestrian
network including internal circulation and connections from the
hinterland towards the waterfront should be a specific
requirement in the draft planning brief to further enhance
pedestrian connectivity in the area.

Mr Paul ZIMMERMAN raised the following questions and
comments -

(2)

what were the permanent or temporary land uses of the
sites in the vicinity as there were waste transfer station,
sewerage treatment plant, government boatyards and
CSWWFEM near the site concerned;

the existing condition of the disused pier including
whether there were any landing steps or bollards
available on it and the loading capacity of the seawall.
The requirement of replacing the seawall should be
included in the draft planning brief if there was a need
to further strengthen the loading capacity; and

the future developer might consider revitalising the
disused pier as unnecessary as the cost for repair and
maintenance would be expensive. He opined that the
intended use of the disused pier should be decided as
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early as possible in order to convert the entire “CDA(2)”
site and the waterfront portion into an interesting place.
He added that the pier was at an ideal location for a
restaurant with suitable landing facilities for berthing of
leisure vessels and provision of water taxi service.

Mr Freddie HAI expresséd the following -

(@)

(b)

©

it could be financially difficult for the hotel to take up
management and maintenance of the promenade
including the disused pier as the “CDA(2)” site was only
allowed to provide around 1 000 m? of gross floor area
(GFA) for retail activities. He considered the provision
of retail facilities in the entire area including the hotel,
the private residential and subsidised sale flat
developments too restrictive;

as the residential development site was elongated in
shape, he opined that the future developer might have
difficulty to decide the orientation of tower blocks in
order to comply with relevant building regulations; and

if the hotel developer had to include the disused pier in
the MLP submission which would be subject to TPB's
approval, the development time frame would be
prolonged. He asked the Government to consider
suitable measures to facilitate future implementation of
the development.

Dr Peter Cookson SMITH said that -

(@)

(b)

©

the proposed development intensity was too excessive
and not in line with the Hong Kong 2030 Planning
Vision and Strategy, which suggested that major
residential development should be located mainly in the
New Territories;

a comprehensive plan for the harbourfront should be
formulated. He considered it undesirable to plan
individual sites each time without considering the
future land uses and development time table of other
sites in the vicinity;

the design of focal point of the waterfront as mentioned

in the presentation was not clear;
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diversity of uses should be providéd in the proposed
public open spaces;

the opportunity for enhancing water-land interface at
the site should be seized, and the disused pier was
valuable and should be revitalised;

there was no concrete mechanism to ensure that the
urban design requirements as proposed in the draft
planning brief would be fulfilled. He doubted if it
would be sufficient to rely on TPB to exercise planning
control over development mix, scale, design and layout
of the development. Many design details should be
dealt with separately instead of under the existing town
planning framework. Otherwise, the vision of allowing
innovation, diversity, vibrancy and enhancement of the
harbourfront could not be achieved; and

further increase of development density in the urban
areas would not be acceptable as the Strategic
Development Commission and the latest “Hong Kong
2030+: Towards a Planning Vision and Strategy
Transcending 2030” advocated a livable city as our
ultimate goal.

The Chair said that the Task Force as well as the Commission
would continue to advise on harbourfront matters and
Members’ views from harbourfront enhancement perspective
would be duly conveyed to TPB.

Mr Derek HUNG raised the following comments -

(@)

the building height at the site concerned was considered
acceptable having regard to the development intensity
of the sites in the hinterland. He opined that the
development would help provide more public open
space to the district and he considered that the provision
of air corridors should be sufficient;

more specific details on accessibility and connectivity
from the hinterland to the waterfront should be
provided;

it would be important to ensure that the disused pier
was safe for revitalisation;
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whether “podium-free design” was the optimum design
concept as compared with other options; and

whether it would be more appropriate to ask the future
developers to manage and maintain the whole stretch of
the promenade and open it for public use. The
Government could play a more active role in
coordinating design and construction of the two sections
of the waterfront promenade to ensure a consistent

design.

Mr Lawrence CHAU made the following responses -

(a)

due to possible noise arising from CSWWEM, the hotel
development was proposed for the “CDA(2)” site to
serve as an environmental buffer to minimize nuisances
to nearby residents;

pedestrian linkages would be provided to connect the
future public open spaces and the waterfront
promenade with the surrounding and inland areas as
well as the MTR Nam Cheong Station;

CEDD had consulted the Task Force and taken into
account comments received to improve the landscape
design and connectivity of the public road A. The
construction works commenced on 20 September 2016;

there were existing and future public housing
developments in the vicinity. @ The Government
dockyard, boatyards, refuse transfer station and sewage
treatment works would be retained and they were not
located immediately next to the sites concerned;

the disused pier was previously used by CSWWEFM for
berthing of barges and its structure should be safe for
berthing. The future developer should be able to take
up the management and maintenance of the public open
space and landing facilities, if any, to be constructed on
the pier in the future;

1 000 m? GFA was the minimum provision that should
be used for commercial purpose within the hotel site. ;

the Government would provide guidance to the future
developer to prepare and submit MLP as far as possible
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in order to facilitate the approval process and shorten
the development programme;

(h) the comments on how to further enhance the design of
public open space would be considered;

(i) a “podium-free design” was proposed as the sites were
for residential use and hotel use, and it could improve
air ventilation;

G) the design, construction, management and maintenance
of public open space and waterfront promenade would
be governed by existing POSPD guidelines; and

(k) the seawall was maintained by the Port Works Division
of CEDD.

Mr Freddie HAI added that there would be interface issues
between the two sections of the promenade as the management
model adopted by LCSD and the private developer would be
different. Separately, the management agent of the promenade
including the disused pier would be liable for public safety if
the pier would be allowed for berthing. He opined that PlanD
should sort out these issues and facilitate the future developer.

In response, Mr Derek HUNG recalled that the disused pier at
the Hung Hom promenade was locked and he considered such
arrangement undesirable as public enjoyment was restricted.

Mr Paul ZIMMERMAN supplemented the following -

(a) as the sewerage treatment plant, waste transfer station
and government boatyards would not be relocated, he
opined that the disused pier should be designed to cater
for innovative uses which would bring vibrancy to the
site;

(b) the entire promenade should be handed over to the
Government for management when the developers
completed the construction works. Two sets of landing
steps should be added at the north and south ends of the
promenade with bollards added along the entire seawall
at regular interval to facilitate berthing of vessels;

(c) the planning brief should specify a requirement to
provide commercial and retail activities on the ground
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floor facing the waterfront. Outdoor seating which
included those serving both customers buying food and
beverage from retailors and non-customers should be
provided;

the windows of the residential blocks and the hotel
should have sound insulation function and it would
then be feasible to allow bars and restaurants to operate
at the waterfront; and '

tree planting requirement should be specified to provide
proper shades at the promenade.

The Chair asked PlanD to take into account Members’
comments and suitably revise the draft planning brief.
Members” comments would also be conveyed to TPB for
consideration.

[Post-meeting note: Mr Paul ZIMMERMAN provided a PowerPoint
on 19 November 2016 supplementing his comments raised at the
meeting.]

Item2 Any Other Business

21

Secretariat

There being no other business, the meeting was adjourned at
6:10 p.m.

Task Force on Harbourfront Developments
in Kowloon, Tsuen Wan and Kwai Tsing
February 2017

the
Secretariat
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CB(1)930/09-10(03)
For discussion
on 26 January 2010

LEGISLATIVE COUNCIL
PANEL ON DEVELOPMENT

Provision of Public Open Space
in Private Developments

INTRODUCTION

The Administration has engaged Members on the subject of
provision of public open space (POS) in private developments on
22 April 2008, 8 December 2008 ad 26 May 2009. We have also.
collected views from deputations at the Special Meetings of the Panel on
31 May 2008 and 16 February 2009.

2. At the Panel meeting on 26 May 2009, the Administration sought
~ Members’ views on a number of proposed refinements to the provision of
POS in future private developments and the proposed arrangements for
existing cases. Taking account of Members’ views and comments from
various stakeholders, we have completed review of the matter. This
paper sets out the refined arrangements to guide the provision of POS in
future private developments and to address some existing problematic
cases.

PUBLIC CONCERNS OVER THE PROVISION OF POS IN
PRIVATE DEVELOPMENTS

3. The existing-policy requiring developers to incorporate POS (and
other public facilities') into their private developments for public use has
been in force for decades. This policy is intended to achieve integrated

Other public facilities in private developments comprise public transport
interchanges, schools, welfare facilities, etc., which are normally handed over to
the relevant departments upon completion and are hence not causing any major
management problem.



6. To ensure public access to these POS, the relevant departments
have written individually to the owners’ corporations or management
companies of the private developments concerned reminding them of
their obligations under the lease or deed. We have also solicited the
help of REDA to remind its member companies and obtained the support
of the 18 District Councils (DCs) to help monitor the use of such
facilities, and to bring to our attention any cases where follow-up action
is required. As at end December 2009, LandsD and BD had received a
total of 261 enquiries and 56 complaints, all of which had been acted
upon promptly.

REFINED ARRANGEMENTS FOR PROVISION OF POS IN
FUTURE PRIVATE DEVELOPMENTS

7. Having studied this subject matter and engaged Members, DCs
and other bodies for over one and a half years, we consider that the
existing policy of incorporating POS into private developments for public
use is based on sound considerations, and should be upheld. However,
we recognize that problems and concerns have emerged in the
implementation of the policy over the years. To this end, we will
introduce a set of refined arrangements to guide the future provision and
management of such POS. Details of these arrangements are explained
in the ensuing paragraphs. A summary is at Annex B.

(a) Provision

8. For the provision of POS in future cases, the TPB has, in the
course of the public discussions on the matter, agreed that unless there is
a current or forecast shortfall of open space in the district having regard
to the Hong Kong Planning Standards and Guidelines (HKPSG) or
special circumstances justifying the provision of POS as part of a private
development project, it should not require or accept the provision of POS
in private developments in order to prevent the recurrence of the
implementation and management problems.  Likewise, no such
provisions should be included in land sale conditions or leases subject to
modification for development proposals not requiring submissions to the
TPB.

9. Special circumstances justifying the provision of POS may
include, for example, situations where the proposed POS in a private
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development is located in a highly built-up area with an acute shortfall of
local open space, or is a planned waterfront promenade adjacent to the
private development, or is part and parcel of an Urban Renewal
Authority’s (URA’s) project revitalizing the area. We consider that there
are planning and environmental benefits for the POS to be developed
together with the private development to help alleviate the shortfall of
local open space, or to bring forward the completion of planned POS
instead of allowing the sites to lie idle awaiting the Capital Works
Programme (CWP) to materialise. However, this is still subject to the
POS requirement capable of being enforced or realized through suitable
conditions imposed in the lease. ’

10. In cases of residential developments, as a rule, the provision of
POS on private land should not be required, lest the recurrent
responsibilities would be passed onto the small owners. Nevertheless,
we reckon that it may still be desirable to ask developers to build a POS
on adjoining government land as part of the private developments in
some harbourfront and green field sites for integrated design and public
enjoyment. If we did not go for this approach, such land adjacent to
development or sale sites would be left idle because of the mismatch in
the CWP.

I1. In respect of commercial or comprehensive developments where
there are obvious planning gains and little or no objection for the private
developer to construct an on-site POS on private land or a POS on
adjacent government land (such as sites next to land zoned for a
waterfront promenade), we will retain the flexibility to seek or accept
such provision of POS for public enjoyment. There are examples of
such POS within commercial and comprehensive developments, such as
IFC II and Cheung Kong Centre.

(b) Funding

(i) Capital cost

12. In most private developments which are required to provide a
POS, there are clear planning benefits for the design and development of
the POS to form an integral part of the private development. Since the

capital cost of an open space is modest as compared with the overall
capital cost of the development, and the construction of the open space as
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part and parcel of the development is generally welcomed by developers,
we consider it reasonable for the developer to bear the capital cost of the
POS. However, the Government shall have the discretion to consider
meeting part or all of the capital cost in cases where large or extensive
POS is involved and the capital cost of the POS is substantial and
disproportionate in comparison to the overall development cost. This is
in line with the prevailing policy.

(i) Recurrent cost

13. As regards recurrent management and maintenance
responsibilities of POS on government land adjacent to a private
development, as a matter of principle, they should lie with the
Government. Upon completion, the POS should be handed over to the
Leisure and Cultural Services Department (LCSD) or other relevant
departments for management and maintenance. This would relieve
individual owners of the ongoing obligations to finance the operation and
maintenance of POS on government land opened for public use.

14. For POS on government land adjacent to a commercial
development, we consider it pragmatic to invite the developers / owners
to bear the management and maintenance responsibilities for such POS.
As most of these commercial developments are in unitary ownership
under the developer rather than falling into multiple ownerships, the
developer normally will consider it advantageous to manage such POS on
government land together with the rest of the commercial development.
Such POS, if managed in a holistic and vibrant way, would help to attract
more patronage for the commercial operations, and we can relatively be
assured that they will be well managed, thereby achieving a win-win
situation.

15. As regards POS on private land in commercial developments,
there should be no need and no case for the Government to take over the
management responsibility. The developer/operator should comply with
the lease conditions to manage and maintain the POS in such a
development and open it for public use. Again, where large or
extensive POS is involved and the recurrent cost of the POS is substantial,
the Government should have the discretion to consider meeting part or all
of the recurrent cost.
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(iii) URA developments

16. The current arrangements for URA projects to provide POS are
conducive to the URA discharging its mission of providing a better living
environment and neighborhood through redevelopment of old buildings,
and at the same time the recurrent responsibilities are not passed onto
small owners of residential flats. The provision of POS, as appropriate,
in URA projects and the current delineation of funding and recurrent
responsibilities should therefore continue, i.e. to have such POS managed
and maintained by the URA at its own cost or vested in the joint venture
partners as far as practicable.

(¢)  Design, Management and Consultancy Study on POS in
Private Developments

17. For POS in future private developments, the provision standards
should in general follow the standard of specifications for POS
constructed by the Government but some flexibility could be allowed to
cater for a range of different levels of provision standard, justified on the
circumstances of individual developments, for the overall benefit of
integrated planning and urban design merits, and adding vibrancy to the
area.

18. As stated in our paper of 26 May 2009, we have commissioned a
consultancy study to provide a set of clear and practicable guidelines on
the design and management of POS in private developments. The
consultants have now completed a set of draft guidelines, which is
attached at Annex C. On design, the draft guidelines provide standards
and guidance on better quality design based on the principles of
connectivity, appropriateness and quality. According to their spatial
characteristics, POS in private developments are categorised into five
types, namely public green, plaza, courtyard, pocket space and
promenade. We will apply the design guidelines to POS in future
private developments with flexibility allowed for individual cases on
their own merits, and will encourage existing cases to follow the design
guidelines.

19. As paft of the recommendation arisen from the Report of the
Task Force on Tree Management, a Greening and Landscape Office will
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be set up to spearhead better greening and landscaping in Hong Kong.
A Design Panel on Greening and Landscape, which will comprise local
and non-local experts on landscape planning and design, will be put in
place to advise on greening and landscaping aspects in large-scale
infrastructure as well as such POS in comprehensive private
developments. The Design Panel on Greening and Landscape will
make reference to the above-mentioned guidelines in con51der1ng
proposals of POS in future private developments.

20. As regards management of POS in private developments, the
draft guidelines cover such issues as rights and obligations of owners and
users, uses (including commercial uses) of the POS and other operational
matters, with the objective of striking a reasonable balance between the
rights of the owners and the public enjoyment of such POS. We will
apply the management guidelines to future cases, and to existing POS in
private developments insofar as permitted under the land leases or deeds
of dedication. In other cases and provided that it is consistent with the
relevant instruments, we will encourage existing cases to follow the
management guidelines on a reasonable basis.

21. The consultants are seeking views from stakeholders including
professional bodies and trade organizations. The guidelines will be
finalised taking account of the views collected. We plan to promulgate
and implement the guidelines by end-June 2010.

ADMINISTRATIVE ARRANGEMENTS TO RESOLVE
PROBLEMS IN SOME EXISTING POS IN PRIVATE
DEVELOPMENTS

22. By and large, where POS is provided in private developments,
the owners’ corporations or the management companies have enabled
public access to the POS within their developments, and we shall
continue to uphold this public accessibility requirement. However, our
attention has been brought to a few isolated cases where to address small
owners’ concerns over privacy and security, and thus as an exceptional
measure on compassionate grounds, waiving of such public accessibility
requirement (where the POS is on private land) or Government assuming
the management and maintenance responsibility of the POS (where the
POS is on government land) could be justified. A set of criteria to
facilitate sympathetic consideration of such cases, is set out in the
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