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1. Introduction 

 

This paper is to seek Members‟ agreement that: 

 

(a) the proposed amendments to the approved Tsz Wan Shan, Diamond Hill and San 

Po Kong Outline Zoning Plan (OZP) No. S/K11/27 as shown on the draft OZP 

No. S/K11/27A (Attachment II) and its Notes (Attachment III) are suitable for 

exhibition for public inspection under section 5 of the Town Planning Ordinance 

(the Ordinance); and 

 

(b) the revised Explanatory Statement (ES) of the OZP (Attachment IV) is an 

expression of the planning intentions and objectives of the Town Planning Board 

(the Board) for various land use zonings of the OZP, and is suitable for 

exhibition together with the OZP and its Notes. 

 

 

2. Status of the Current OZP 

 

On 31.3.2015, the Chief Executive in Council (CE in C), under section 9(1)(a) of the 

Ordinance, approved the draft Tsz Wan Shan, Diamond Hill and San Po Kong OZP 

which was subsequently renumbered as S/K11/27.  On 1.12.2015, CE in C referred the 

approved OZP to the Board for amendment under section 12(1)(b)(ii) of the Ordinance.  

 

 

3. Proposed Amendments to the OZP 

 

3.1 The proposed amendments are related to the rezoning of a site at Sheung Fung 

Street, Tsz Wan Shan from “Government, Institution or Community” (“G/IC”) to 

“Residential (Group A)” (“R(A)”) with revision of building height restriction 

(BHR) (Amendment Item A on Attachment II); and incorporation of „Art 

Studio‟ as Column 1 use in the Schedule II for industrial or industrial-office (I-O) 
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building for “Other Specified Uses” annotated “Business” (“OU(B)”) zone 

(Attachment III).   

 

Item A: Rezoning a site at Sheung Fung Street from “G/IC” to “R(A)” 

 

Background 

 

3.2 To meet the demand for departmental quarters (DQ) for married disciplined 

services staff, a piece of Government land at Sheung Fung Street, Tsz Wan Shan 

(the Site) (Plan 1) is proposed to be developed into a DQ for the Customs and 

Excise Department (C&ED).  As stated in the Policy Address 2014, the 

proposed quarters development at Sheung Fung Street is one of the eight DQ 

projects to be expedited aiming at providing over 2,200 quarters units for 

disciplined services staff on or before 2020.  As at 1.1.2016, there were about 

2,120 eligible officers of Rank-and-File Grade of C&ED for DQ, but only 1,385 

DQ units were available, representing a shortfall of about 735 DQ units or 35%.     

 

3.3 The consultant led by the Architectural Services Department (ArchSD) for 

C&ED had completed the relevant technical assessments, namely Visual 

Appraisal, Air Ventilation Assessment, Preliminary Environmental Review, 

Traffic Impact Assessment, Tree Survey, Sewerage and Drainage Impact 

Assessment, in supporting the proposed quarters development.  A CD-ROM 

containing these technical assessments is at Attachment V
1
. 

 

The Site and Its Surroundings 

 

3.4 The Site, with an area of about 3,598 m
2
, is located at Sheung Fung Street, Tsz 

Wan Shan (Plan 2A).  It was previously occupied by staff quarters of the 

Housing Department (HD), and is currently vacant (Plans 2B – 2D). The Site is 

zoned “G/IC” on the OZP with a BHR of 6 storeys
2
.  

 

3.5 There are two development platforms in the Site, upper platform at about 

63mPD and lower platform at about 59.5mPD (Plan 3A).  A slope of an area of 

about 1,539 m
2
 is located at the western and northern part of the Site (Plan 3A).  

A Water Woks Reserve of an area about 568 m
2
 is located at the upper platform 

and the sloping area.   

 

3.6 The Site is located at the upper part of Tsz Wan Shan area.  It abuts on Sheung 

Fung Street which runs in a north-south direction up to the upper part of Tsz 

Wan Shan.  The Site falls within a government, institution and community 

                                                      
1
 A hard copy of the technical assessments is deposited at the Secretariat of the Board for Members‟ inspection. 

2
 The BHR of 6 storeys reflected the height of HD‟s staff quarters previously existed on the Site.  
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(GIC) cluster to the left of Sheung Fung Street.  A number of GIC facilities 

with BHRs of 1 to 8 storeys are located in the vicinity, namely Diamond Hill 

Fresh Water and Salt Water Service Reservoirs to the immediate north; Tung 

Wah Group of Hospitals Wong Tai Sin Hospital to the west; Wu York Yu Health 

Centre to the south; St. Bonaventure College and Our Lady of Maryknoll 

Hospital to the further south; and Ho Lap Primary School to the east across 

Sheung Fung Street (Plan 2A).  

 

3.7 Major high-rise residential neighbourhood of Tsz Wan Shan are found to the east, 

northeast and southeast of the Site, including Tsz Lok Estate and Tsz Oi Court 

located to the east and northeast, and private residential developments including 

The Vista, Forest Hills, etc, located to the southeast (Plan 1).  To achieve a 

stepped building height (BH) profile for visual permeability and wind 

penetration, the residential developments are subject to BHRs from 100mPD to 

240mPD on the OZP, with BH increasing towards the uphill area in the north.  

 

 The Rezoning Proposal 

 

3.8 C&ED proposes to develop a 27-storey staff quarters development with a 

domestic plot ratio (PR) of about 7.5, BH not exceeding 145mPD and provision 

of about 156 quarters units (Plan 3D).  It is estimated that the proposed 

quarters development will have an estimated population of 452.  The proposed 

development will provide a total of 12 private car parking spaces, 2 motocycle 

spaces and 1 loading/ unloading space (Plan 3A). The proposal may have minor 

changes at detailed design stage. 

 

3.9 To take forward the proposed quarters development, the Site is proposed to be 

rezoned from “G/IC” to “R(A)” subject to the same PR control as other sites in 

“R(A)” on the OZP, i.e. maximum domestic PR of 7.5 and a total PR of 9 with 

revision of BHR to 145mPD (Plan 1). 

 

Visual Aspect 

 

3.10 With the highest point at 430mPD of Unicorn Ridge (雞胸山, to the north of 

OZP scheme area as shown on Attachment I) serving as the backdrop of the Tsz 

Wan Shan area, the Site is located at Sheung Fung Street which is sloping down 

to the south.  The proposed BHR of 145mPD is generally compatible with the 

residential developments to the northeast, east and southeast across Sheung Fung 

Street with BHRs ranging from 120mPD to 180mPD, and the overall stepped 

BH profile for the area as mentioned in para 3.7 above can largely be retained.  

To assess the possible visual impact of the proposed development, a Visual 

Appraisal (VA) (Attachment V) has been carried out by the ArchSD‟s 



– 4 – 

 

consultant.  

 

3.11 In the VA, five photomontages are prepared to illustrate possible visual effect of 

the proposed development when viewed from open space and major pedestrian 

route in the area in different directions and distances, i.e. the open space near 

Lok Tin House, Tsz Lok Tsuen (Plan 4A), Wong Tai Sin Service Reservoir 

Playground (Plan 4B), the bus stop on Sheung Fung Street (Plan 4C), the 

pedestrian walkway on Tsz Wan Shan Road (Plan 4D) and the basketball court 

near Lok Shing House of Tsz Lok Estate (Plan 4E).  Taken into account the 

existing high-rise developments nearby, the visual impact caused by the 

proposed development is not significant and the proposed development is not 

visually incompatible with the surrounding areas.  In view of the BHRs of the 

nearby development sites ranging from 60-200mPD and judging from the 

photomontages, the Chief Town Planner/Urban Design and Landscape, Planning 

Department (CTP/UD&L, PlanD) considered that the proposed development 

scale with BH of 145mPD at the Site is not incompatible with the surrounding 

townscape. 

 

 Air Ventilation Aspect 

 

3.12 An Air Ventilation Assessment (AVA) Initial Study (Attachment V) has been 

carried out to support the proposed quarters development.  Two schemes, the 

Baseline Scheme (an OZP compliant scheme, i.e. a 6 storeys GIC building with 

wider footprint) and the Proposed Scheme, have been studied.  Compared with 

the Baseline Scheme, the major design changes of the Proposed Scheme include 

(i) an increase in BH from 92mPD to 145mPD; (ii) a more articulated building 

form; (iii) provision of more building setbacks at typical floor level; and (iv) 

better building permeability at the lower part of the building. 

 

3.13 After comparison, the AVA concluded that the proposed scheme would have 

better air ventilation performance, and the mitigation measures in the proposed 

scheme such as smaller building footprint and building form with setback from 

eastern, western and southern boundaries can effectively enhance the wind flow 

at pedestrian level nearby and in the surrounding areas. CTP/UD&L, PlanD 

opined that it is not anticipated that the proposal would generate any significant 

adverse impact on the pedestrian wind environment.  These mitigation/design 

measures and related requirements in the proposed scheme will be incorporated 

in the land grant/ allocation conditions to ensure their proper implementation. 
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 Landscape Aspect 

 

3.14 The existing trees at the slope area of the Site will not be affected by the 

proposed development.  There are 23 existing (including 1 dead tree) at the 

development platforms of the Site.  Most of these trees have an average to poor 

condition and exhibit a low amenity value.  3 mature trees in fair conditions 

will be retained.  The loss of the remaining trees will be compensated by the 

planting of 20 heavy standard grade trees.  As shown in the indicative 

Landscape Master Plan in Plan 5, a minimum of 20% green coverage can be 

achieved in the proposed development, and therefore there will be no adverse 

landscape impact. 

 

 Traffic, Environmental, Drainage and Sewerage Aspects 

 

3.15 A Traffic Impact Assessment (TIA) (Attachment V) has been carried out to 

ascertain the possible traffic impact from the proposed development.  

According to the TIA, most adjacent junctions will operate satisfactorily, except 

for Junction at Po Kong Village Road/Fung Tak Road and Junction at Sheung 

Fung Street/Fung Tak Road which will operate at or near capacity.  However, 

the proposed development would not induce significant traffic impact onto the 

adjacent road network in view of the small scale of the proposed development.  

Ancillary parking facilities will also be provided in the proposed development in 

accordance with the standards in the Hong Kong Planning Standards and 

Guidelines (HKPSG).  The TIA concluded that the road network in the vicinity 

of the Site would be able to cope with the proposed development.  The 

Commissioner for Transport (C for T) has no adverse comment on the findings 

of the TIA. 

 

3.16 With the provision of mitigation measures recommended in the Preliminary 

Environmental Review (PER) (Attachment V) including careful disposition of 

the building layout to minimise the angle of view to Sheung Fung Street, 

building setback, and installation of blank end wall/fixed glazing, acoustic 

window and architectural fin, the predicted noise level at all residential units at 

the proposed quarters development will comply with the traffic noise criteria, i.e. 

70dB(A).  The PER also indicated that the proposed development will not be 

subject to unacceptable air quality impact.  The Director of Environmental 

Protection (DEP) has no comment on the environmental acceptability of the 

proposed development.  

 

3.17 According to the Sewerage Impact Assessment (Attachment V), the capacity of 

the existing sewers serving the area would be sufficient to cater for the sewage 

generation from the proposed development and no upgrading or improvement 
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work of the existing sewer system will be required.  In view of no changes of 

paved area under the proposed development and the Site is served with public 

drainage, there would not be any drainage impact due to the proposed 

development as stated in the Drainage Impact Assessment (Attachment V). 

 

3.18 Concerned Government departments were consulted and have no objection to/no 

adverse comment on the rezoning proposal from urban design, landscape, traffic, 

environmental, drainage and sewerage perspectives.  

 

 

4. Provision of Open Space and G/IC Facilities 

 

4.1 Taking into account the proposed quarters development at Sheung Fung Street, 

the population of the planning area are estimated to be increased by about 452 

up to 230,300.  Taking into account the provision standards in the HKPSG, the 

existing and planned open space and community facilities in the area are 

generally adequate to meet the need of the planned population. The provision of 

open space and major community facilities in the planning area is detailed at 

Attachment VI.  

 

4.2 For the slight shortfall in planned district open space (DO) (-0.45ha) in the 

planning area, DO should be assessed on a district basis and there is a surplus of 

existing/planned 8.2ha DO in the entire Wong Tai Sin District. Thus, the 

shortfall in DO in the planning area can be addressed by the surplus provision in 

the wider Wong Tai Sin District.  Based on the estimated population of 452, not 

less than 452 m
2
 of local open space will be provided in the proposed 

development in accordance with HKPSG, i.e. 1m
2
 of local open space per 

person. 

 

 

5. Proposed Amendment to Matters shown on the Plan (Attachment II) 

 

 Amendment Item A (about 3,598m
2
) (Plan 2A) 

  

 Rezoning of the Site at Sheung Fung Street from “G/IC” to “R(A)” with revision of the 

BHR to 145mPD in accordance with paragraph 3.9 above. 

 

 

6. Proposed Amendments to the Notes of the OZP (Attachment III) 

 

6.1 There is no need to amend the Notes of the “R(A)” zone arising from 

Amendment Item A. 
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6.2 With a view to support art development, the feasibility of allowing „Art Studio‟ 

in the I-O buildings has been investigated by relevant bureaux and departments. 

As the key concern is on fire safety, „Art Studio‟ is considered acceptable in the 

industrial and I-O buildings if it does not involve direct provision of services or 

goods (e.g. hobby classes, seminars and sale of goods, art gallery and venue for 

rehearsal for art performance).  The proposal was generally supported by the 

stakeholders with no objection from concerned Government departments. To 

take forward the above proposal, it is proposed to incorporate „Art Studio 

(excluding those involving direct provision of services or goods)‟ as a Column 1 

use in Schedule II of the “OU(B)” zone.  As‟ Art Studio‟ is subsumed under the 

„Place of Recreation, Sports or Culture‟ use, corresponding amendment will also 

be made to replace „Place of Recreation, Sports or Culture‟ under Column 2 in 

the same schedule by „Place of Recreation, Sports or Culture (not elsewhere 

specified)‟.   

 

6.3 The proposed amendments to the Notes of the OZP (with additions in bold and 

italics and deletions in „crossed out‟) are at Attachment III for Members‟ 

consideration. 

 

 

7. Revision to the ES of the OZP (Attachment IV) 

 

The ES of the OZP has been revised to take into account the proposed amendments as 

mentioned in the above paragraphs.  Opportunity has also been taken to update the 

general information for various land use zones to reflect the latest status and planning 

circumstances of the OZP.  The proposed amendments to the ES of the OZP (with 

additions in bold and italics and deletions in „crossed out‟) are at Attachment IV for 

Members‟ consideration. 

 

 

8. Plan Number 

 

Upon exhibition for public inspection, the OZP will be renumbered as S/K11/28. 

 

 

9. Consultation 

 

Departmental Consultation 

 

9.1 The proposed amendments have been circulated to the relevant Government 

bureaux/departments. The following concerned bureaux/departments have no 
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objection to/no adverse comment on the proposed amendments.   

 

(a) Secretary for Security; 

(b) Secretary for Food and Health; 

(c) Commissioner of Customs and Excise;  

(d) Chief Architect/Central Management Division 2, ArchSD; 

(e) Chief Building Surveyor/Kowloon, Buildings Department; 

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

(g) Chief Engineer/Mainland South, Drainage Services Department; 

(h) Chief Highway Engineer/Kowloon, Highways Department (HyD); 

(i) Chief Engineer/Railway Development 1-3, Railway Development Office, 

HyD; 

(j) CTP/UD&L, PlanD; 

(k) Director of Leisure and Cultural Services; 

(l) C for T; 

(m) Commissioner of Police; 

(n) DEP; 

(o) Director of Fire Services; 

(p) Director of Housing; 

(q) Director of Social Welfare; 

(r) District Lands Officer/Kowloon East, Lands Department; 

(s) Executive Secretary (Antiquities and Monuments Office), Leisure and 

Cultural Services Department; 

(t) District Officer (Wong Tai Sin), Home Affairs Department; 

(u) Government Property Administrator; 

(v) Project Manager (Kowloon), Civil Engineering and Development 

Department; and 

(w) Director of Electrical and Mechanical Services.  

 

Consultation with Wong Tai Sin District Council (WTSDC) 

 

9.2 On 19.1.2016, WTSDC was consulted on the proposed OZP amendment related 

to proposed quarters development at Sheung Fung Street.  The relevant extract 

of the draft minutes of the meeting is at Attachment VII.  Members‟ major 

views and the responses of Government departments and consultants made at the 

meeting are summarised as follows: 

 

WTSDC’s views Government’s Responses 

(a) Generally agreed with the urgency in 

developing departmental quarters for 

the staff of disciplined services 

Support noted. 
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departments and supported for such 

provision. 

(b) Queries were raised on whether the 

Site could be used for the expansion of 

Our Lady of Maryknoll Hospital 

(OLMH) to the further south of the Site 

(Plan 2A).   

 

As the Site was geographically separated 

from OLMH by the St. Bonaventure College, 

an open-air carpark and Wu York Yu Health 

Centre, the Food and Health Bureau advised 

that segregating the facilities and services of 

a hospital would hamper efficient provision 

of medical services. The Site is considered 

not suitable for the expansion of OLMH. 

(c) The planning for the Site should be 

considered together with the adjoining 

Diamond Hill Fresh Water and Salt 

Water Service Reservoirs site, which 

was being studied for other use. 

While the Site has a concrete development 

programme to meet the urgent need for DQ 

with concerned technical assessments 

completed, the feasibility of the relocation of 

the reservoirs is still under study, and should 

be considered separately. 

(d) Concerns were raised about the 

nuisances to the surrounding areas 

particularly Ho Lap Primary School 

during the construction period.   

According to the PER, mitigation measures 

would be implemented in accordance with 

relevant ordinances and regulations to 

minimize the pollution impact, and further 

liaision with the sensitive receiver(s) in 

vicinity such as Ho Lap Primary School 

would be carried out. 

(e) Concerns were raised on whether 

adequate car parking facilities would 

be provided in the proposed 

development.  Insufficient parking 

provision might result in illegal 

parking on the adjacent roads. There 

was also concern on whether the 

existing public transport services were 

adequate to serve the increased 

population. 

The internal parking and loading/unloading 

facilities of the proposed development would 

be provided in accordance with HKPSG. The 

actual parking provision would be reviewed 

at the detailed design stage.  The public 

transport services in the area should be able 

to cope with the traffic demand generated by 

the proposed development. 

(f) Further consultation with various 

stakeholders was suggested. 

 

Subject to Metro Planning Committee‟s 

agreement, the proposed amendments to OZP 

will be exhibited for public inspection under 

the Ordinance. This provided a statutory 

mechanism for the public to express views. 

(g) A few members objected to the 

proposed development and raised 

concerns on air ventilation, visual, 

environmental and traffic impacts to 

As confirmed by various technical 

assessments, the proposed development 

would not have significant adverse impacts 

on these aspects for its small development 
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10. Decision Sought 

 

Members are invited to: 

 

(a) agree to the proposed amendments to the approved Tsz Wan Shan, Diamond Hill 

and San Po Kong OZP and that the draft Tsz Wan Shan, Diamond Hill and San 

Po Kong OZP No. S/K11/27A at Attachment II (to be renumbered to S/K11/28 

upon exhibition) and its Notes at Attachment III are suitable for exhibition 

under section 5 of the Ordinance; and 

 

(b) adopt the revised ES at Attachment IV for the draft Tsz Wan Shan, Diamond 

Hill and San Po Kong OZP No. S/K11/27A as an expression of the planning 

intentions and objectives of the Board for various land use zonings of the OZP 

and agree that the revised ES is suitable for publication together with the OZP. 

 

 

11. Attachments 

 

Attachment I Approved Tsz Wan Shan, Diamond Hill and San Po Kong OZP 

No. S/K11/27 (reduced to A3 size) 

Attachment II Draft Tsz Wan Shan, Diamond Hill and San Po Kong OZP No. 

S/K11/27A 

Attachment III Revised Notes of Draft Tsz Wan Shan, Diamond Hill and San 

Po Kong OZP No. S/K11/27A 

Attachment IV Revised ES of Draft Tsz Wan Shan, Diamond Hill and San Po 

Kong OZP No. S/K11/27A 

Attachment V Technical Assessments (in a CD-ROM) 

Attachment VI Provision of Open Space and Major Community Facilities 

Attachment VII Extract of Draft Minutes of the WTSDC Meeting held on 

19.1.2016 

 

Plan 1 Location Plan 

Plans 2A to 2D Site Plan, Aerial Photo and Site Photos 

Plans 3A to 3D  Concept Plans of Amendment Item A 

the Tsz Wan Shan area and requested 

for inspection of the information and 

data of the technical assessments for 

the proposed quarters development.   

scale and mitigation measures to be adopted 

in various aspects.  

Copies of the technical assessments (hard 

copy and CD-Rom) were sent to Wong Tai 

Sin District Office on 18.2.2016 for 

distribution to DC members. 
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Plan 4A  Photomontage at the Open Space near Lok Tin House, Tsz Lok 

Estate 

Plan 4B Photomontage at Wong Tai Sin Service Reservoir Playground 

Plan 4C Photomontage at the Bus Stop on Sheung Fung Street near 

Kam Fung Street 

Plan 4D Photomontage at the pedestrian walkway on Tsz Wan Shan 

Road near Shantin Pass Road  

Plan 4E Photomontage at the basketball counrt near Lok Shing House 

of Tsz Lok Estate  

Plan 5 Indicative Landscape Master Plan 

 

 

 

PLANNING DEPARTMENT 

MARCH 2016 
















































































































































































	img-302143805-0001
	img-302143829-0001
	img-302143852-0001
	S_K11_27A
	img-302143938-0001
	img-302144008-0001
	img-302144034-0001
	img-302144058-0001
	img-302144135-0001

