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Introduction
This paper is to seek Members’ agreement that:

@) the proposed amendments to the approved Kwun Tong (North) Outline Zoning
Plan (OZP) No. S/K14N/13 as shown on the draft OZP No. S/K14N/13A
(Attachment 11) and its Notes (Attachment 111) 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 1V) 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.

Status of the Current OZP

On 6.7.2010, the Chief Executive in Council (CE in C), under section 9(1)(a) of the
Ordinance, approved the draft Kwun Tong (North) OZP, which was subsequently
renumbered as S/K14N/13 (Attachment I). On 8.11.2011, the CE in C referred the
OZP to the Board for amendments under section 12(1)(b)(ii) of the Ordinance. The
reference back of the OZP was notified in the Gazette on 18.11.2011 under section 12(2)
of the Ordinance.

Background

3.1  The Anderson Road Quarry (ARQ) is located at the northeastern edge of East
Kowloon. It occupies a visually prominent location that dominates the East
Kowloon skyline, and is visible from northern shoreline of Hong Kong Island.
The quarrying at Anderson Road has operated since 1956, creating a visual scar
of steep and bare rock face in the heart of East Kowloon. Notwithstanding,
platforms formed by quarrying activities have provided opportunities to serve as
a solution space for housing developments.

3.2 Noting that the quarrying operation at ARQ to the northeast of Anderson Road
will cease operation with rehabilitation contract to be completed in 2016, the
Planning Department (PlanD) in January 2011 commissioned the ‘Planning
Study on Future Land Use at Anderson Road Quarry — Feasibility Study’
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(Planning Study) with a view to examining the future land use and the potential
of the ARQ site for residential and other uses. The Study included two stages
of Community Engagement (CE). The first stage on initial land use options
was undertaken from August to November 2011 with a briefing session to the
Board on 30.9.2011. The second stage on the draft Recommended Outline
Development Plan (RODP) was undertaken from June to September 2012 with a
briefing session to the Board on 13.7.2012.  After taking into account the views
received in Stage 2 CE and other relevant considerations, a RODP with a
planned population of 25,000 and a housing supply of 9,410 flats for the ARQ
site was prepared and reported back to the stakeholders in March 2013,
including the Board on 8.3.2013. At the meeting, Members did not make
strong views on the RODP, but gave some specific comments on the possible
visual impacts of the proposed developments, the proposed traffic, transport and
pedestrian connectivity measures, and the future treatment of the rock face.

Based on the RODP, the Civil Engineering and Development Department
(CEDD) commissioned an Engineering Feasibility Study, namely ‘Development
at Anderson Road Quarry — Investigation’ in late 2012, with the environmental
impact assessment (EIA) on the RODP approved under EIA Ordinance in July
2014. In the same month, CEDD further commissioned the ‘Development of
Anderson Road Quarry Site - Investigation, Design and Construction Study’ to
continue to follow-up the project. The investigation and design phases of that
Study are expected to be completed in 2016, to be followed by construction
phase for the related roads and infrastructure.

The proposed OZP amendments are to take forward the land use proposals of the
RODP.

4.  The ARQ Site and Its Surroundings (Plans 1 and 2)

4.1

4.2

The ARQ site is located on the southwestern slopes of Tai Sheung Tok in East
Kowloon with its summit at 391mPD, and is close to the major population
centres of Kwun Tong, Lam Tin and Sau Mau Ping. The site covers an area of
about 86 ha, out of which several platforms at level of 180 metres above
Principal Datum (mPD) to 202mPD of a total area of about 40 ha would be
formed under the quarry rehabilitation contract. Tai Sheung Tok to the northeast
of these platforms forms part of the mountain ranges of Kowloon. The height of
the cut slope behind the platforms is up to 200mPD at the middle part and
decreasing gradually to about 50m at the northwestern and southeastern
extremes. The proposed developments at ARQ should create a dynamic
relationship with the form of the mountain, while the highest 20% of the Tai
Sheung Tok ridgeline would be designated as “building free zone” to protect the
views towards the ridgeline from key and popular vantage points.

The ARQ site is bounded by hill slopes in the east, northeast and north.  To the
south, southwest, west and northwest downhill is the Development at Anderson
Road (DAR) which is under construction for public rental housing (PRH)
developments of about 18,000 flats to accommodate a planned population of
more than 48,000. Further downhill are a number of existing PRH/Home
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Ownership Scheme (HOS) developments, including Po Tat Estate, Sau Mau Ping
South Estate, Sau Mau Ping Estate, Shun Tin Estate, Shun On Estate, Shun Lee
Estate and Shun Chi Court. Ma Yau Tong Village is to the southeast.

Planning and Urban Design Concepts for ARQ Site

The proposed development at ARQ site generally includes four key land use proposals,
namely Residential Communities, Civic Core, Quarry Park and Rock Face (Plan 3).
The planning and urban design concepts are illustrated on Plan 4 with following key
elements:

(@)

(b)

(©)

(d)

Quarry Park — the Quarry Park of about 17.5 ha will become a green focus. It
comprises a platform portion and a rock face portion. The platform portion has a
core part at the northern end and a green promenade along the southwestern edge.
A range of sports and recreational facilities will be provided in the Park. Subject
to technical feasibility, a quarry museum in rock cavern(s) may be included.

Residential communities — two residential communities will be developed in
north and south with supporting GIC facilities. A stepped building height (BH)
profile is adopted for the communities with a view to:

(i)  respecting the Tai Sheung Tok ridgeline and the proposed Quarry Park;

(if) preserving an existing view corridor between the Tai Sheung Tok summit
and Jordan Valley;

(iii) providing unobstructed views from the lookouts/viewing decks at different
levels on the rock face;

(iv) creating a more human-scale environment along green pedestrian corridors;

(v) providing height variations to the building clusters; and

(vi) moderating the row of tall towers along the rock face.

Based on the above considerations, high-rise residential blocks are mainly found
close to the rock face and stepping down towards Jordan Valley with medium-rise
blocks fronting the Quarry Park. In the Northern Community, residential blocks
on both sides of the green pedestrian corridor are also proposed to be medium rise
S0 as to create a human-scale environment along the corridor.

Civic Core — the Civic Core in the central part will be the community focus for
residents living in the ARQ site and the wider Sau Mau Ping area. The area will
mainly include commercial and government facilities with open spaces and plazas.
The low-rise setting is intended to preserve the existing view corridor between the
Tai Sheung Tok summit and Jordan Valley, provide unobstructed views from the
lookouts/viewing decks, create a more human-scale pedestrian environment, and
allow for more cost-effective constructions in a drop-cut area formed during
quarry operation.

Rock face — multiple lookouts/viewing decks will be provided at different levels
of the rock face to serve residents and visitors. The one at 250mPD will be
convenient to the general public while the one at 310mPD near the Tai Sheung
Tok summit would provide a panoramic view for public enjoyment. Hiking trail
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network will also be provided to link up the lookouts/viewing decks with possible
connection(s) with the Wilson Trail Stage 3 in Sai Kung.

Green pedestrian corridors — two north-south green pedestrian corridors will be
provided. The first one runs parallel to the rock face through the Northern
Community while the second one runs along the southern portion of Road G
connecting the residential and GIC sites in the Southern Community.

Gentle transition between platforms — due to topography of the platform area,
platforms with different formation levels ranging from 180mPD to 202mPD will
be formed. In order to enhance greenery of the site, vegetated slopes of gentle
gradient will be adopted as vertical transitions between these platforms as far as
practicable.

The Rezoning Proposals

6.1

The ARQ site is zoned “Other Specified Uses” (“OU”) annotated “Mining and
Quarrying” on OZP. In accordance with the RODP, the site would be mainly
for residential developments with supporting commercial and Government,
institution and community (GIC) facilities, and public open spaces (see Item A
on Plans 5 and 6).

“Commercial”
(total area within ARQ site: about 1.12 ha)

6.2

6.3

Three sites in ARQ site are proposed to be rezoned to “Commercial (1)” (“C(1)”)
and “C(2)” primarily for commercial developments to serve the local/district
residents and visitors to the area. All the three sites are on the platforms,
including two “C(1)” sites in the Civic Core and one “C(2)” in the Northern
Community.

In order to preserve the existing view corridor between the Tai Sheung Tok
summit and Jordan Valley, provide unobstructed views from the
lookouts/viewing decks and create a more human-scale pedestrian environment
in the Civic Core, any development or redevelopment at the two “C(1)” sites is
subject to a maximum plot ratio (PR) of 2.2 and maximum BH of 200mPD (for
the southwestern site) and 205mPD (for the northeastern site). For the “C(2)”
site to further north, any development or redevelopment is subject to a maximum
gross floor area (GFA) of 500m? and a maximum BH of 205mPD.

“Residential (Group A)” and “Residential (Group B)”

(total area within ARQ site: about 12.05 ha)

6.4

Taking into account the planned PRH developments in DAR (18,000 flats) and
the existing public housing estates in Shun Lee and Sau Mau Ping areas, a
slightly higher proportion of private housing is proposed for the ARQ site to
achieve a more balanced housing mix for Sau Mau Ping. One site in ARQ is
proposed to be rezoned to “Residential (Group A)8” (“R(A)8”) for high-density
HOS development, while 10 sites are proposed to be rezoned to “Residential
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(Group B)1” (“R(B)1”) to “R(B)4” for medium-density private housing
developments.

Taking into account the planning and urban design concepts (including the
stepped BH profile) for the ARQ site explained under paragraph 5 above, the
following PR and BH restrictions are proposed for these “R(A)” and “R(B)”
sites:

Sites | Maximum PR | Maximum BH
HOS Site
One “R(A)8” site Domestic building: 6.3
Partly domestic and partly 290mPD
non-domestic building: 6.5
Private Housing Sites
Two “R(B)1” sites
Site in Northern Community 55 225mPD/280mPD
Site in Southern Community 275mPD
Three “R(B)2” sites
Northern site in Northern Community 235mPD/270mPD
Southern site in Northern Community 4.5 230mPD/280mPD
Site in Southern Community 250mPD
Three “R(B)3” sites
Northern site in Northern Community 250mPD/270mPD
Southern site in Northern Community 4.0 240mPD/260mPD
Site in Southern Community 225mPD/255mPD
Two “R(B)4” sites
Northern site in Northern Community 35 240mPD
Southern site in Northern Community 225mPD/245mPD

According to the RODP prepared under the Planning Study, the estimated total
housing supply of these 11 residential sites is 9,410 flats, including about 7,530
private housing flats and about 1,880 HOS flats.  All these flats are estimated to
accommodate a total population of around 25,000.

“Government, Institution or Community”

(total area within ARQ site: about 4.52 ha)

6.8

6.9

Six sites in ARQ are proposed to be rezoned to “Government, Institution or
Community(2)” (“G/1C(2)”) primarily for provision of GIC facilities serving the
needs of the local residents and/or a wider district (Plan 9). Three of the sites
are in the Southern Community, including one for a primary school and a
secondary school, one for a fire station, a police station and a refuse collection
point (RCP), and one for a community hall cum social welfare and other
community facilities. Two of the sites are in the Northern Community for a
public transport interchange (PTI) and a primary school. The remaining site is
in the Civic Core for an indoor recreation centre (IRC).

BH restrictions in mPD or number of storeys are imposed to the six “G/IC(2)”
sites. The two sites for school use are subject to maximum BH of eight storeys
while the site for PTI is subject to a maximum BH of one storey. The sites for
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IRC and community hall cum social welfare and other community facilities are
subject to maximum BH of 200mPD and 215mPD respectively. Two height
bands are proposed for the remaining site, including 230mPD for the portion
covering the police station and fire station and 200mPD for the portion covering
the RCP (Plan 9).

“Open Space”
(total area within ARQ site: about 21.11 ha)

6.10

6.11

The following four sites in ARQ are proposed to be rezoned to “Open Space”
(“O”) with an intention primarily for provision of outdoor open-air public space
for active and/or passive recreational uses serving the needs of local residents as
well as the general public:

(@) asite in north and central covering the northern and central portions of the
Quarry Park and part of the Civic Core. Part of the northern portion of
the Quarry Park will be on the rock face;

(b) a cross-shaped site in the Northern Community covering part of the
north-south green pedestrian corridor and a east-west gentle slope between
Roads G and H;

(c) a site in northwest of the Southern Community covering the southern
portion of the Quarry Park; and

(d) a site in the Southern Community near the rock face serving as a buffer
between the public housing development on the “R(A)8” site and the
secondary and primary schools on the “G/IC(2)” site. This “O” site also
allows for an integrated design with a connection to the hiking network on
the rock face.

Museum use is always permitted in the zone to facilitate the provision of a
quarry museum in the Quarry Park. Subject to further investigation and
feasibility study, the museum may be located in rock cavern(s).

“Other Specified Uses”

(total area within ARQ site: about 4.46 ha)

6.12

This zone covers the following five sites in ARQ:

(@) one site zoned “OU” annotated “Commercial Development and Vertical
Transport Facility” — according to the RODP prepared in the Planning
Study, two sites on the rock face are proposed for commercial
developments inside caverns with maximum GFAs of 2,700m? for the
lower site and 1,000m? for the upper site. Besides, one site on the
platform is proposed for development of the terminal for the vertical
transport facility to link up the rock face. CEDD has subsequently
undertaken a Market Study and Financial Analysis based on the said
development proposals and development parameters. The conclusion is
that the developer would have to bear rather high risk in terms of costs of
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development, construction and operation as well as uncertainty in
construction technicality and site conditions. On this basis, that Study
recommends that, among other possible relaxation of development
constraints, the maximum GFAs of the two concerned commercial sites
should be enlarged so that they could serve as tourism-related commercial
uses. In particular, the maximum GFA for the upper site should be
relaxed from 1,000m?to between 3,000m? and 5,000m?.

Given that commercial developments inside caverns and vertical transport
facility are new and unique in Hong Kong and further studies would likely
be required to establish their technical feasibilities, it is considered that
more flexibility should be allowed for the future development, while at the
same time appropriate planning control should be retained to ensure that
the development would be well-integrated with the surroundings and
acceptable in visual, technical and infrastructural terms. As such, a site
of about 3.69 ha is proposed to be rezoned to “OU” annotated
“Commercial Development and Vertical Transport Facility” with a
planning intention primarily for commercial development with public
viewing deck and provision of vertical transport facility. Under this
zoning, commercial developments mainly within caverns are planned for
the site, with the lower portion connected with the development platform
in the Civic Core via a landscaped elevated walkway, and the upper
portion connected with a viewing deck at about 310mPD on the rock face
(Plans 4 and 6). Another viewing deck would also be provided at about
250mPD. Both viewing decks should be open to the general public for
their enjoyment of the spectacular views of East Kowloon and/or the
Victoria Harbour. To further enhance the public accessibility to the
proposed commercial developments and public viewing deck at the upper
level, a vertical transport facility is also proposed within the zone. This
could be a funicular, an inclined lift or other type of facility with the same
or similar function.

Any development in the zone would require planning approval of the
Board by way of a planning application under section 16 of the Ordinance.
A layout plan should be submitted in accordance with the requirements as
specified in the Notes of the Plan for the approval of the Board. Should
the proposed layout include any large-scale above-ground building or
structure in the zone, an air ventilation assessment may also be required in
the planning application in addition to other assessments specified in the
Notes of the Plan.

two sites zoned “OU” annotated “Landscaped Elevated Walkway” — one
site each in the Quarry Park and Civic Core are designated for the use with
a planning intention for provision of landscaped elevated walkways to
provide a safe, convenient and pleasant setting for the visitors to the
Quarry Park and Civic Core. One site will link up the central and
southern portions of the Quarry Park while the other site will connect the
platform in Civic Core with the commercial facilities at “OU” annotated
“Commercial Development and Vertical Transport Facility” site mainly on
the rock face;



(c) one site zoned “OU” annotated “Service Reservoir” — the site is in the
northern portion of the rock face reserved for the use subject to a
maximum BH of 2 storeys; and

(d) one site zoned “OU” annotated “Pumping Station” — the site is in the
north reserved for a fresh and salt water pumping station for fresh water
supply and toilet flushing purpose. The site is subject to a maximum BH
of 3 storeys.

“Green Belt”
(total area within ARQ site: about 36.30 ha)

6.13

6.14

Others

6.15

Following the requirements of the quarry rehabilitation contract to be expired in
2016, significant efforts have already been made to restore the rock face of ARQ
with approximately 14,000 trees planted at the landscape berms for screening,
slope stabilization and aesthetic greening purposes. According to the EIA
Report on the RODP approved under EIA Ordinance in July 2014, any landscape
treatment of the rock face should address a number of concerns such as
de-emphasising the horizontality of the terraces, utilising measures which do
require extensive planters and form a low maintenance solution. Given such
background, it is proposed to rezone a large part of the rock face in ARQ to
“Green Belt” (“GB”) to continue facilitating the conservation of the existing
natural environment.

A hiking trail network will be provided in the zone to link up various lookouts at
different levels on the rock face with possible connection(s) with the Wilson
Trail Stage 3 in Sai Kung. Other passive recreational uses may be permitted
upon application.

The following sites beyond existing “OU” annotated “Mining and Quarrying”
zone are also proposed to be rezoned to reflect other land use proposals of the
RODP prepared under the Planning Study:

(@ a“GB” site in southeast at Po Lam Road is proposed to be rezoned to area
shown as ‘Road’ (see Item B on Plans 5 and 7);

(b) astrip of land within a not yet developed “O” site along Anderson Road in
southeast is proposed to be rezoned to an area shown as ‘Road’ (see Item C
on Plans 5 and 7);

(c) two strips of land along Road C are proposed to be rezoned from “OU”
annotated “Amenity Area” to areas shown as ‘Road’ (Item D on Plans 5
and 8); and

(d) Road D is proposed to be rezoned from areas shown as ‘Road’ to “OU”
annotated “Amenity Area” based on the latest layout of DAR (ltem E on
Plans 5 and 8).



7.

Technical Considerations

Traffic and Transport Aspect

7.1

7.2

7.3

Both the traffic assessments undertaken in the Planning Study and the traffic
impact assessment (TIA) undertaken in Engineering Feasibility Study conclude
that with the implementation of four road/junction improvement measures
outside the Planning Area in addition to the five road junction improvement
works already identified for DAR (Plan 10), there should be sufficient road
capacity to handle the cumulative traffic to be generated by DAR and the
proposed development at ARQ site. The Commissioner for Transport (C for T)
has no objection to the proposed ARQ development. The traffic assessment
report undertaken in the Planning Study has been uploaded to the website of
PlanD for public reference while relevant extract of the Final Executive
Summary of TIA report undertaken in the Engineering Feasibility Study is at
Attachment V. A full copy of the Planning Study is deposited at the
Secretariat of the Board for Members’ inspection.

The Railway Development Strategy 2014 (RDS-2014) announced by the
Transport and Housing Bureau in September 2014 includes a 7.8km-long East
Kowloon Line (EKL) connecting the Kwun Tong Line and the future Shatin to
Central Link (at Diamond Hill) and Tsuen Kwan O Line (at Po Lam). The
EKL will run through the mid-levels of the north Kwun Tong with one station at
Po Tat in the Planning Area and two stations at Sau Mau Ping and Shun Tin near
the Planning Area. Its indicative implementation window is from 2019 to 2025.
It is expected to help free up some capacity of the road network in the north
Kwun Tong area (including Tseung Kwan O Road and Clear Water Bay Road).

DAR will have four sets of pedestrian footbridges with lift towers connected to
Lee On Road/Shun On Road/Sau Mau Ping Road/Po Lam Road to facilitate the
residents to gain access to the public transport facilities in Sau Mau Ping. In
the implementation of ARQ Development, a more extensive pedestrian
connection facilities, including escalators and footbridges with lift towers, will
be provided to enhance pedestrian routes among ARQ Development, DAR,
downhill estates, MTR Kwun Tong Station and a proposed bus-bus interchange
near the toll plaza of Tsueng Kwan O Tunnel. Nevertheless, the proposed
pedestrian connection facilities in the Area will still be subject to detailed
designs in due course (Plan 11).

Environmental and Infrastructure Aspects

7.4

7.5

The environmental acceptability of the proposed development at ARQ under the
RODP has already been confirmed by the approval of its EIA under EIA
Ordinance in July 2014.

Technical assessments on infrastructure aspects including sewerage, water
supply, drainage and utilities have also been undertaken in both the Planning
Study and Engineering Feasibility Study. All the assessments conclude that the
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proposed ARQ development is feasible without insurmountable impact, subject
to implementation of appropriate improvement and mitigation measures. The
concerned departments, including the Drainage Services Department, Water
Supplies Department, Environmental Protection Department, have no objection
to or adverse comments on the proposed ARQ development.

Visual Aspect

7.6

A visual impact assessment has been conducted for the proposed ARQ
development. Two photomontages are prepared to illustrate the possible visual
impacts of the proposed development from viewpoints at the Hong Kong
Exhibition and Convention Centre (Plan 12) and Jordan Valley (Plan 13). As
shown in the photomontages, some of the proposed buildings in ARQ would be
blocked by DAR, and their BHs are generally compatible with the planned
developments at DAR as well as the existing public housing estates in upper
Kwun Tong area. More importantly, the view to the Tai Sheung Tok ridgeline
could be protected without breaching the “20% building free zone” of the
ridgeline, and the visual corridor between Tai Sheung Tok summit and Jordan
Valley could be preserved. The Chief Town Planner/Urban Design and
Landscape, PlanD (CTP/UD&L, PlanD) has no objection to the proposed
development from urban design viewpoint.

Air Ventilation Aspect

7.7

An air ventilation assessment by wind tunnel test has been conducted to examine
the ventilation performance of the proposed ARQ development within the site
and on the surroundings (Executive Summary at Attachment VI). Based on
the measured overall wind velocity ratios and the calculated median hourly mean
wind speeds at all the test points, the overall annual and summer air ventilation
performance within ARQ and the adjacent developments are unlikely to be
problematic. However, at some locations near the southern part of ARQ, high
pedestrian level wind speeds from the easterly winds are likely to occur. Wind
breaks, such as planting single/multiple rows of trees, may be required to reduce
the high pedestrian level wind speeds. CTP/UD&L, PlanD has no adverse
comment on the proposed development from the air ventilation perspective.

Provision of Open Space and Community Facilities

7.8

Taking account of the proposed developments at DAR and ARQ sites, the
population and number of flats in the Planning Area are estimated to be
increased by about 73,000 and 27,000 respectively. As the open space and a
range of community facilities have been sufficiently provided/planned in the
Planning Area (except for a minor shortfall of the planned provision of
secondary and kindergarten/nursery classrooms), the proposed developments
would not have adverse impact on the GIC facilities and open space provision
within the Planning Area. Secondary schools are assessed on a wider district
basis by the Secretary for Education (SED). There is no shortfall in the
provision of secondary schools in Kwun Tong District, and SED has not
requested for additional reservation of secondary school site at ARQ site other
than the one already proposed. For kindergarten/nursery classrooms, they are
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provided on premises basis, and can be included in commercial developments or
lower floors of “R(A)” developments. There is no need to reserve a standalone
site for such purpose. The provision of open space and major community
facilities in the Planning Area is detailed at Attachment VI1.

Proposed Amendments to Matters shown on the Plan

The proposed amendments as shown on the draft Kwun Tong (North) OZP No.
S/K14N/13A (Attachment I1) are as follows:

(a)

(b)

(©)

(d)

(€)

Item A (about 87.80 ha) (Plan 6)

Rezoning the ARQ site from “OU” annotating “Mining and Quarrying” to “C(1)”,
“C(2)”, “R(A)8”, “R(B)1” to “R(B)4”, “G/IC(2)”, “O”, “OU” annotated
“Commercial Development and Vertical Transport Facility”, “OU” annotated
“Landscaped Elevated Walkway”, “OU” annotated “Service Reservoir”’, “OU”
annotated “Pumping Station”, “GB” and areas shown as ‘Road’ in accordance
with paragraphs 6.1 to 6.14 above.

Item B (about 0.04 ha) (Plan 7)
Rezoning a site at Po Lam Road from “GB” to area shown as ‘Road’ in
accordance with paragraph 6.15(a) above.

Item C (about 0.04 ha) (Plan 7)
Rezoning a strip of land with a not yet developed “O” site along Anderson Road
in the south to area shown as ‘Road’ in accordance with paragraph 6.15(b) above.

Item D (about 0.21 ha in total) (Plan 8)
Rezoning two strips of land adjoining Road C from “OU” annotated “Amenity
Area” to areas shown as ‘Road’ in accordance with paragraph 6.15(c) above.

Item E (about 0.73 ha) (Plan 8)
Rezoning Road D from area shown as ‘Road’ to “OU” annotated “Amenity Area”
in accordance with paragraph 6.15(d) above.

Proposed Amendments to the Notes of the OZP (Attachment I11)

9.1

Proposed amendments to the Notes of the OZP are as follows:

(@ incorporation of a new set of Notes for the “C” zone with “C(1)” and
“C(2)” sub-zones and stipulation of PR/GFA and BH restrictions;

(b) incorporation of a new sub-zone of “R(A)8” in the Notes for the “R(A)”
zone with stipulation of PR and BH restrictions;

(c) incorporation of a new set of Notes for the “R(B)” zone with “R(B)1” to
“R(B)4” sub-zones and stipulation of PR and BH restrictions;

(d) incorporation of a new sub-zone of “G/IC(2)” in the Notes for the “G/IC”
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(k)
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(m)
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zone with stipulation of BH restrictions;
deletion of the Notes for “OU” annotated “Mining and Quarrying” zone;

incorporation of a new set of Notes for the “OU” annotated “Commercial
Development and Vertical Transport Facility” zone;

incorporation of a new set of Notes for the “OU” annotated “Landscaped
Elevated Walkway” zone;

incorporation of new sets of Notes for the “OU” annotated “Service
Reservoir” and “OU” annotated “Pumping Station” zones with stipulation
of BH restrictions;

refinement of the Schedules of Uses for the “R(A)” and “G/IC” zones to
incorporate ‘Mass Transit Railway Vent Shaft and/or Other Structure
above Ground Level other than Entrances’ as a Column 2 use;

refinement of the Remarks in the Notes for the “R(A)” and “G/IC” zones
to allow for applications for minor relaxation of PR/BH restrictions;

refinement of the Schedule of Uses for the “O” zone to incorporate ‘Place
of Recreation, Sports or Culture (Museum only)’ as a Column 1 use and
‘Mass Transit Railway Vent Shaft and/or Other Structure above Ground
Level other than Entrances’ as a Column 2 use and to delete ‘Cable Car
Route and Terminal Building’ from Column 2;

refinement of the Schedule of Uses for the “OU” annotated “Amenity
Area” zone to incorporate ‘Public Utility Installation” as a Column 2 use
and delete ‘Utility Installation not Ancillary to the Specified Use’ from
Column 2;

refinement of the Schedule of Uses for the “GB” zone to incorporate
‘Mass Transit Railway Vent Shaft and/or Other Structure above Ground
Level other than Entrances’ and ‘Vertical Transport Facility Route and
Terminal Building’ as Column 2 uses and delete ‘Cable Car Route and
Terminal Building’ from Column 2; and

refinement of paragraph 7(a) of the covering Notes to include allowance
for rail facilities.

9.2  The proposed amendments to the Notes of the OZP (with additions in bold and
italics and deletions in ‘erossed—out’) are at Attachment 11l for Members’
consideration.

Revision to the ES of the OZP (Attachment 1V)

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
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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 ‘eressed-eut’) are at Attachment IV for
Members’ consideration.

Plan Number

Upon exhibition for public inspection, the OZP will be renumbered as S/IK14N/14.

Consultation

Departmental Consultation

12.1 The proposed amendments have been circulated to the relevant Government
bureaux/departments. The following bureaux/departments have no objection
to/no adverse comment on the proposed amendments and their comments have
been incorporated in above paragraphs, where appropriate:

(a)
(b)
(©)

(d)
(e)
(f)
(9)
(h)
(i)
()]
(k)
)]
(m)
(n)
(0)
()
(@)
(n
(s)
®
(u)
(V)
(W)
(x)
)
(2)
(aa)

Secretary for Development;

SED;

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

Chief Engineer/Mainland South, Drainage Services Department;
Chief Engineer/Development(2), Water Supplies Department;
Chief Highway Engineer/Kowloon, Highways Department (HyD);
Chief Engineer/Railway Development 2-2, HyD,;

Chief Building Surveyor/Kowloon, Buildings Department;
CTP/UD&L, PlanD;

Commissioner of Police;

CforT,

District Land Officer/Sai Kung, LandsD;

Director of Environmental Protection;

Director of Food and Environment Hygiene;

Director of Agriculture, Fisheries and Conservation;

Director of Housing;

Director of Leisure and Cultural Services;

Director of Fire Services;

Director of Social Welfare;

Director of Health;

Director of Electrical and Mechanical Services;

District Officer (Kwun Tong), Home Affairs Department;
District Officer (Sai Kung), Home Affairs Department;
Government Property Administrator;

Head of Geotechnical Engineering Office, CEDD;

Project Manager (Kowloon), CEDD; and

Project Manager (New Territories East), CEDD.
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Consultations with District Councils and Locals

12.2  The proposed OZP amendments are to take forward the land use proposals of the
RODP prepared under the Planning Study. The Planning Study included two
stages of CE with various consultation activities including briefing sessions,
public forms, roving exhibitions, site visits, joint professional institute workshop
and design idea competitions. The stakeholders consulted cover Legislative
Council Panel on Development, the Board, Kwun Tong District Council (KTDC),
Sai Kung District Council (SKDC), relevant Area Committees and professional
institutes. The views received in the two stages of CE formed a basis to
prepare the RODP.

12.3 The KTDC and the Housing and Environmental Hygiene Committee of the
SKDC were briefed on the RODP on 1.3.2013 and 14.3.2013 respectively. In
general, both DCs have no in-principle objection to the proposed development at
ARQ but individual members had raised concerns on the housing mix, possible
traffic impacts and supporting transport facilities in relation to the proposed
development. The relevant extracts of the minutes of the meetings are at
Attachments VIII and IX.

Public Consultation

124 The KTDC and SKDC will be consulted on the amendments during the
exhibition period of the draft Kwun Tong (North) OZP No. S/IK14N/13A (to be
renumbered to S/K14N/14 upon exhibition) under section 5 of the Ordinance.

Decision Sought

Members are invited to:

@) agree to the proposed amendments to the approved Kwun Tong (North) OZP No.
S/K14N/13A and that the draft Kwun Tong (North) OZP No. S/K14N/13A at
Attachment Il (to be renumbered to S/K14N/14 upon exhibition) and its Notes
at Attachment 111 are suitable for exhibition under section 5 of the Ordinance;
and

(b)  agree that the revised ES at Attachment IV for the draft Kwun Tong (North)
OZP No. S/K14N/13A is as an expression of the planning intentions and
objectives of the Board for various land use zonings of the OZP, and is suitable
for exhibition together with the OZP and its Notes.

Attachments

Attachment I Approved Kwun Tong (North) OZP No. S/K14N/13 (reduced to
A3 size)
Attachment 11 Draft Kwun Tong (North) OZP No. S/IK14N/13A



Attachment 111

Attachment IV

Attachment VV

Attachment VI
Attachment V11
Attachment V111
Attachment IX

Plan 1
Plan 2
Plan 3
Plan 4
Plan 5
Plan 6
Plan 7
Plan 8
Plan 9
Plan 10
Plan 11
Plan 12

Plan 13

— 15—

Revised Notes of the draft Kwun Tong (North) OZP No.
S/K14N/13A

Revised ES of the draft Kwun Tong (North) OZP No.
S/K14N/13A

Final Executive Summary of Traffic Impact Assessment Report
Prepared under Engineering Feasibility Study (Extract)

Executive Summary of Air Ventilation Assessment Report
Provision of Major Open Space and Community Facilities
Relevant Extract of Minutes of KTDC Meeting Held on 1.3.2013
Relevant Extract of Minutes of Housing and Environmental
Hygiene Committee of SKDC Meeting Held on 14.3.2013

Location Plan

Aerial Photo (ARQ site and its surroundings)

Key Land Use Proposals of ARQ Development

Planning and Urban Design Concepts of ARQ Development
OZP Comparisons — Items A, B, C, D and E

Site Plan — Item A

Site Plan — Items B and C

Site Plan — Items D and E

Site Plan - Proposed GIC Facilities in ARQ Development
Junction Improvement Works for DAR and ARQ Development
Proposed Pedestrian Connection Facilities

Photomontage (viewing from Hong Kong Convention and
Exhibition Centre)

Photomontage (viewing from Jordan Valley)

PLANNING DEPARTMENT

JUNE 2015
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KOWLOON PLANNING AREA NO. 14 (PART)

DRAFT APPROVED-KWUN TONG (NORTH) OUTLINE ZONING PLAN NO. S/K14N/13A

(Being an a Draft Approved Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)

(1) These Notes show the uses or developments on land falling within the boundaries of the Plan
which are always permitted and which may be permitted by the Town Planning Board, with or
without conditions, on application. Where permission from the Town Planning Board for a
use or development is required, the application for such permission should be made in a
prescribed form. The application shall be addressed to the Secretary of the Town Planning
Board, from whom the prescribed application form may be obtained.

2 Any use or development which is always permitted or may be permitted in accordance with
these Notes must also conform to any other relevant legislation, the conditions of the
Government lease concerned, and any other Government requirements, as may be applicable.

(3) (@ No action is required to make the existing use of any land or building conform to this Plan
until there is a material change of use or the building is redeveloped.

(b) Any material change of use or any other development (except minor alteration and/or
modification to the development of the land or building in respect of the existing use which
is always permitted) or redevelopment must be always permitted in terms of the Plan or, if
permission is required, in accordance with the permission granted by the Town Planning
Board.

(c) For the purposes of subparagraph (a) above, “existing use of any land or building” means -

(i)  before the publication in the Gazette of the notice of the first statutory plan covering
the land or building (hereafter referred as ‘the first plan”),

* ause in existence before the publication of the first plan which has continued
since it came into existence; or

e ause or a change of use approved under the Buildings Ordinance which relates
to an existing building; and

(if)  after the publication of the first plan,

* ause permitted under a plan which was effected during the effective period of
that plan and has continued since it was effected; or

e ause or a change of use approved under the Buildings Ordinance which relates
to an existing building and permitted under a plan prevailing at the time when
the use or change of use was approved.

4) Except as otherwise specified by the Town Planning Board, when a use or material change of
use is effected or a development or redevelopment is undertaken, as always permitted in terms



©)

(6)

()

©)

©)

(10)

S/K14N/13A

of the Plan or in accordance with a permission granted by the Town Planning Board, all
permissions granted by the Town Planning Board in respect of the site of the use or material
change of use or development or redevelopment shall lapse.

Road junctions, alignments of roads and railway tracks, and boundaries between zones may be
subject to minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or building are always permitted as
long as they comply with any other relevant legislation, the conditions of the Government lease
concerned, and any other Government requirements, and there is no need for these to conform
to the zoned use or these Notes. For temporary uses expected to be over 5 years, the uses must
conform to the zoned use or these Notes.

The following uses or developments are always permitted on land falling within the boundaries
of the Plan except where the uses or developments are specified in Column 2 of the Notes of
individual zones:

(@) provision, maintenance or repair of plant nursery, amenity planting, open space, rain
shelter, refreshment kiosk, road, bus/public light bus stop or lay-by, cycle track, railway
track, railway station entrance, railway structure below ground level, taxi rank, nullah,
public utility pipeline, electricity mast, lamp pole, telephone booth, telecommunications
radio base station, automatic teller machine and shrine;

(b) geotechnical works, local public works, road works, sewerage works, drainage works,
environmental improvement works, marine related facilities, waterworks (excluding works
on service reservoir) and such other public works co-ordinated or implemented by
Government; and

(c) maintenance or repair of watercourse and grave.

In any area shown as ‘Road’, all uses or developments except those specified in paragraph (7)
above and those specified below require permission from the Town Planning Board:

toll plaza and on-street vehicle park.

Unless otherwise specified, all building, engineering and other operations incidental to and all
uses directly related and ancillary to the permitted uses and developments within the same zone
are always permitted and no separate permission is required.

In these Notes, “existing building” means a building, including a structure, which is
physically existing and is in compliance with any relevant legislation and the conditions of the
Government lease concerned.
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KOWLOON PLANNING AREA NO. 14 (PART)

DRAFT APPROVED KWUN TONG (NORTH) OUTLINE ZONING PLAN No. S/K14N/13A

Schedule of Uses

Page
COMMERCIAL 1
RESIDENTIAL (GROUP A) 31
RESIDENTIAL (GROUP B) 8
GOVERNMENT, INSTITUTION OR COMMUNITY 104
OPEN SPACE 126
OTHER SPECIFIED USES 137

GREEN BELT 189
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COMMERCIAL
Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Ambulance Depot Broadcasting, Television and/or Film Studio
Commercial Bathhouse/ Flat

Massage Establishment Government Refuse Collection Point
Eating Place Hospital
Educational Institution Mass Transit Railway Vent Shaft and/or
Exhibition or Convention Hall Other Structure above Ground Level
Government Use (not elsewhere specified) other than Entrances
Hotel Petrol Filling Station
Information Technology and Residential Institution

Telecommunications Industries
Institutional Use (not elsewhere specified)
Library
Market
Off-course Betting Centre
Office
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding container

vehicle)

Recyclable Collection Centre
Religious Institution

School

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for commercial developments, which may include uses such as shop,
services, place of entertainment and eating place, functioning as regional or district
commercial/shopping centre(s).

(Please see next page)
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COMMERCIAL (Cont'd)

Remarks

On land designated “C(1)”, no new development, or addition, alteration and/or modification
to or redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of a maximum plot ratio of 2.2, or the plot ratio of the existing
building, whichever is the greater.

On land designated “C(2)”, no new development, or addition, alteration and/or modification
to or redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of a maximum gross floor area of 500m?, or the gross floor area of
the existing building, whichever is the greater.

No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building heights in terms of metres above Principal Datum as stipulated on the
Plan, or the height of the existing building, whichever is the greater.

In determining the relevant maximum plot ratio or gross floor area for the purposes of
paragraphs (1) and (2) above, any floor space that is constructed or intended for use solely as
car park, loading/unloading bay, plant room and caretaker’s office, provided such uses and
facilities are ancillary and directly related to the development or redevelopment, may be
disregarded.

Based on the individual merits of a development or redevelopment proposal, minor relaxation
of the plot ratio/gross floor area/building height restrictions stated in paragraphs (1) to (3)
above may be considered by the Town Planning Board on application under section 16 of the
Town Planning Ordinance.
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RESIDENTIAL (GROUP A)

Column1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot

Flat

Government Use (not elsewhere specified)

House

Library

Market

Place of Recreation, Sports or Culture

Public Clinic

Public Transport Terminus or Station
(excluding open-air terminus or station)

Residential Institution

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

Social Welfare Facility

Utility Installation for Private Project

Commercial Bathhouse/
Massage Establishment

Eating Place

Educational Institution

Exhibition or Convention Hall

Government Refuse Collection Point

Hospital

Hotel

Institutional Use (not elsewhere specified)

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Office

Petrol Filling Station

Place of Entertainment

Private Club

Public Convenience

Public Transport Terminus or Station (not
elsewhere specified)

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Religious Institution

School (not elsewhere specified)

Shop and Services

Training Centre

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont'd)

In addition, the following uses are always
permitted (a) on the lowest three floors of a
building, taken to include basements; or (b) in
the purpose-designed non-residential portion
of an existing building, both excluding floors
containing wholly or mainly car parking,
loading/unloading bays and/or plant room:

Eating Place

Educational Institution
Institutional Use (not elsewhere specified)
Off-course Betting Centre
Office

Place of Entertainment
Private Club

Public Convenience
Recyclable Collection Centre
School

Shop and Services

Training Centre

Planning Intention

This zone is intended primarily for high-density residential developments. Commercial uses are always
permitted on the lowest three floors of a building or in the purpose-designed non-residential portion of an
existing building.

Remarks

1) On land designated “Residential (Group A)” (“R(A)”), “Residential (Group A)1” (“R(A)1”),
“Residential (Group A)2” (“R(A)2”), “Residential (Group A)3” (“R(A)3”), “Residential
(Group A)4” (“R(A)4”), “Residential (Group A)5” (“R(A)5”), “Residential (Group A)6”
(“R(A)6”) and “Residential (Group A)7” (“R(A)7”), no Ne-new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result in the plot
ratio for the building upon development and/or redevelopment in excess of 7.5 for a domestic
building or 9.0 for a building that is partly domestic and partly non-domestic, or the plot ratio of
the existing building, whichever is the greater. Except where the plot ratio is permitted to be
exceeded under paragraphs (58) and/or (11) hereof, under no circumstances shall the plot ratio
for the domestic part of any building, to which this paragraph applies, exceed 7.5.

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Remarks (Cont’d)

On land designated “Residential (Group A)8” (“R(A)8”), no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result in the
plot ratio for the building upon development and/or redevelopment in excess of 6.3 for a
domestic building or 6.5 for a building that is partly domestic and partly non-domestic, or the
plot ratio of the existing building, whichever is the greater. Except where the plot ratio is
permitted to be exceeded under paragraphs (8) and/or (11) hereof, under no circumstances
shall the plot ratio for the domestic part of any building, to which this paragraph applies,
exceed 6.3.

For a non-domestic building to be erected on-the-site land designated “R(A)” or “R(A)1” to
“R(A)7”, the maximum plot ratio shall not exceed 9.0 except where the plot ratio is permitted to
be exceeded under paragraph (58) and/or (11) hereof.

For a non-domestic building to be erected on land designated “R(A)8”, the maximum plot
ratio shall not exceed 6.5 except where the plot ratio is permitted to be exceeded under
paragraphs (8) and/or (11) hereof.

For the purposes of paragraphs (1) to (4) above, on land designated “R(A)” or “R(A4)1” to
“R(A)8”, no addition, alteration and/or modification to or redevelopment of an existing
building shall result in a total development and/or redevelopment in excess of the relevant
maximum domestic and/or non-domestic plot ratio(s), or the domestic and/or non-domestic
plot ratio(s) of the existing building, whichever is the greater, subject to, as applicable —

(i) the plot ratio(s) of the existing building shall apply only if any addition, alteration
and/or modification to or redevelopment of an existing building is for the same type of
building as the existing building, i.e. domestic, non-domestic, or partly domestic and
partly non-domestic building; or

(i)  the maximum domestic and/or non-domestic plot ratio(s) stated in paragraphs (1) and (2)
above shall apply if any addition, alteration and/or modification to or redevelopment of
an existing building is not for the same type of building as the existing building, i.e.
domestic, non-domestic, or partly domestic and partly non-domestic building.

In determining the relevant maximum plot ratio for the purposes of paragraphs (1)-ard- to (42)
above, area of any part of the site that is occupied or intended to be occupied by free-standing
purpose-designed buildings (including both developed on ground and on podium level) solely
for accommodating Government, institution and community facilities including school(s) as
may be required by Government shall be deducted in calculating the relevant site area.

In determining the relevant maximum plot ratio for the purposes of paragraphs (1)-and- to (42)
above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room; and caretaker’s office-and, or caretaker’s quarters;—e¢ and
recreational facilities for the use and benefit of all the owners or occupiers of the domestic
building or domestic part of the building, provided such uses and facilities are ancillary and
directly related to the development or redevelopment, may be disregarded.

(Please see next page)



(85)

(96)

(10)

- 6 - S/K14N/13A

RESIDENTIAL (GROUP A) (Cont’d)

Remarks (Cont’d)

Where the permitted plot ratio as defined in Building (Planning) Regulations is permitted to be
exceeded in circumstances as set out in Regulation 22(1) or (2) of the said Regulations, the plot
ratio for the building on land to which paragraph (1), (2), (3) or (42) applies may be increased by
the additional plot ratio by which the permitted plot ratio is permitted to be exceeded under and
in accordance with the said Regulation 22(1) or (2), notwithstanding that the relevant maximum
plot ratio specified in paragraphs (1) and to (42) above may thereby be exceeded.

“R(A)l”—R@A&Q—R@A@%—R@%M@%é—R&A—}é—&Hd“ o - - o to “R(A)7” no new development,
or addition, alteration and/or modification to or redevelopment of an existing building shall
result in a total development and/or redevelopment in excess of the maximum building height
specified below, or the height of the existing building, whichever is the greater:

Sub-area BuHding-Height-Restriction-Maximum Building Height

R(A)1 a-maximum-building-height-0f-250 metres above Principal Datum
(mPD)

R(A)2 a maximum building height of 245mPD metres above Principal Datum

R(A)3 a-maxdimum-boHding-helghtof- 250mPD-metres-above-Principal-Dattin

R(A)4 a-maxdimum-boHding-helghtof-230mPD-metres-above-Principal-Dattin

R(A)5 a-maximum-building-height-of 274mPD-metres-above Principal Datum
in the western part and-a-maximum-bullding-height-of 240mPD-metres
abevePrincipal-Datum in the eastern part of the site as indicated by a

pecked line on the Plan

R(A)6 a-maximum-buHding-heightof 265mPD-metres-above Principal Datum

R(A)7 a-maximum-building-height-of-280mP D-metres-above-Principal- Datum
in the western part and-a-maximum-building-height-of 265mPD-metres

in the eastern part of the site as indicated by a
pecked line on the Plan

On land designated “R(A)8”, no new development, or addition, alteration and/or modification
to or redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of the maximum building height in terms of metres above Principal
Datum, as stipulated on the Plan, or the height of the existing building, whichever is the
greater.
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RESIDENTIAL (GROUP A) (Cont’d)

Remarks (Cont’d)

Based on the individual merits of a development or redevelopment proposal, minor relaxation
of the plot ratio/building height restrictions stated in paragraphs (1) to (4), (9) and (10) above
may be considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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RESIDENTIAL (GROUP B)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Flat

Government Use (Police Reporting Centre,
Post Office only)

House

Library

Residential Institution

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

Utility Installation for Private Project

Eating Place

Educational Institution

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Hotel

Institutional Use (not elsewhere specified)

Market

Mass Transit Railway Vent Shaft and/or
Other Structure above Ground Level other
than Entrances

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

School (not elsewhere specified)

Shop and Services

Social Welfare Facility

Training Centre

Planning Intention

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

(Please see next page)
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RESIDENTIAL (GROUP B) (Cont’d)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum plot ratio specified below, or the plot ratio of the existing building, whichever is the
greater:

Sub-area Maximum Plot Ratio
R(B)1 5.5
R(B)2 4.5
R(B)3 4.0
R(B)4 35

No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building height in terms of metres above Principal Datum, as stipulated on the
Plan, or the height of the existing building, whichever is the greater.

In determining the relevant maximum plot ratio for the purposes of paragraph (1) above, any
floor space that is constructed or intended for use solely as car park, loading/unloading bay,
plant room and caretaker’s office, or caretaker’s quarters and recreational facilities for the use
and benefit of all the owners and occupiers of the domestic building or domestic part of the
building, provided such uses and facilities are ancillary and directly related to the development
or redevelopment, may be disregarded.

Based on the individual merits of a development or redevelopment proposal, minor relaxation
of the plot ratio/building height restrictions stated in paragraphs (1) and (2) above may be
considered by the Town Planning Board on application under section 16 of the Town Planning
Ordinance.
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GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot

Animal Quarantine Centre (in Government

building only)
Broadcasting, Television and/or Film Studio

Eating Place (Canteen, Cooked Food Centre

only)
Educational Institution

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Institutional Use (not elsewhere specified)

Library

Market

Place of Recreation, Sports or Culture

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

School

Service Reservoir

Social Welfare Facility

Training Centre

Wholesale Trade

Animal Boarding Establishment

Animal Quarantine Centre (not elsewhere
specified)

Columbarium

Correctional Institution

Crematorium

Driving School

Eating Place (not elsewhere specified)

Flat

Funeral Facility

Helicopter Landing Pad

Helicopter Fuelling Station

Holiday Camp

Hotel

House

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Private Club

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or
Radio Transmitter Installation

Refuse Disposal Installation (Refuse Transfer
Station only)

Residential Institution

Open Storage of Cement/Sand (Sand Depot only)

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Z00

Planning Intention

This zone is intended primarily for the provision of Government, institution or community facilities
serving the needs of the local residents and/or a wider district, region or the territory. It is also intended to
provide land for uses directly related to or in support of the work of the Government, organizations
providing social services to meet community needs, and other institutional establishments.

(Please see next page)
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont’d)

Remarks

1) On land designated “Government, Institution or Community (1)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building shall
result in a total development and/or redevelopment in excess of the-a maximum building
height of 132 metres above Principal Datum, or the height of the existing building, whichever
is the greater.

2 On land designated “Government, Institution or Community (2)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building shall
result in a total development and/or redevelopment in excess of the maximum building
height, in terms of metres above Principal Datum or number of storeys, as stipulated on
the Plan, or the height of the existing building, whichever is the greater.

(3) In determining the relevant maximum number of storeys for the purposes of paragraph
(2), any basement floor(s) may be disregarded.

(42) Based on the individual merits of a development or redevelopment proposal, minor relaxation
of the building height restriction stated in paragraphs (1) and (2) above may be considered by
the Town Planning Board on application under section 16 of the Town Planning Ordinance.
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OPEN SPACE
Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application
to the Town Planning Board
Aviary Cable-CarReute-and-Ferminal Buding
Barbecue Spot Eating Place

Field Study/Education/Visitor Centre

Park and Garden

Pavilion

Pedestrian Area

Picnic Area

Place of Recreation, Sports or Culture
(Museum only)

Playground/Playing Field

Promenade

Public Convenience

Sitting Out Area

Government Refuse Collection Point

Government Use (not elsewhere specified)

Holiday Camp

Mass Transit Railway Vent Shaft and/or
Other Structure above Ground Level other
than Entrances

Place of Entertainment

Place of Recreation, Sports or Culture (not
elsewhere specified)

Private Club

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Religious Institution

Service Reservoir

Shop and Services

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of outdoor open-air public space for active and/or passive
recreational uses serving the needs of local residents as well as the general public.
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OTHER SPECIFIED USES+(Cent*d)

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

to the Town Planning Board

For “Commercial Development and Vertical Transport Facility” Only

Broadcasting, Television and/or Film Studio

Commercial Bathhouse/Massage
Establishment

Eating Place

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Government Use

Hotel

Information Technology and
Telecommunications Industries

Institutional Use (not elsewhere specified)

Library

Market

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Office

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Convenience

Public Transport Terminus or Station

Public Vehicle Park (excluding container
vehicle)

Public Utility Installation

Recyclable Collection Centre

Religious Institution

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

Vertical Transport Facility Route and
Terminal Building

Planning Intention

This zone is intended primarily for commercial development with public viewing deck and provision of
vertical transport facility.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

For “Commercial Development and Vertical Transport Facility” Only (Cont’d)

Remarks

An applicant for permission for development or use on land designated “Other Specified Uses”
annotated “Commercial Development and Vertical Transport Facility” shall prepare a layout plan
for the approval of the Town Planning Board and including therein the following information:

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

(i) the proposed total site area and gross floor area for various uses and facilities;

(iii)  the details and extent of the proposed commercial development, public viewing deck and
vertical transport facility system, as well as any public transport and parking facilities, open
space, and other buildings and structures proposed to be provided within the area;

(iv)  the alignment, widths and levels of the vertical transport facility as well as any roads and
pedestrian facilities proposed to be constructed within the area;

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

(vii)  a preliminary geotechnical assessment report to examine any possible geotechnical problems
that may be caused to or by the proposed development or use and the proposed mitigation
measures to tackle them;

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

(ix)  avisual impact assessment report to examine any possible visual problems that may be caused
to or by the proposed development or use and the proposed mitigation measures to tackle
them;

(x) a drainage and sewerage impact assessment report to examine any possible drainage and
sewerage problems that may be caused by the proposed development or use and the proposed
mitigation measures to tackle them;

(xi) a traffic impact assessment report to examine any possible traffic problems that may be
caused by the proposed development or use and the proposed mitigation measures to tackle
them; and

(xii)  such other information as may be required by the Town Planning Board.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

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

to the Town Planning Board

For “Landscaped Elevated Walkway?” Only

Elevated Walkway Public Utility Installation
Government Use

Planning Intention

This zone is intended primarily for the provision of landscaped elevated walkway to provide a safe,
convenient and pleasant setting for pedestrian.

For “Service Reservoir” Only

Service Reservoir Government Use
Public Utility Installation

Planning Intention

This zone is intended primarily for service reservoir use.

Remarks

1) No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building height in terms of number of storey as stipulated on the Plan, or the height
of the existing building, whichever is the greater.

(2) In determining the relevant maximum number of storey for the purposes of paragraph (1)
above, any basement floor(s) may be disregarded.

3 Based on the individual merits of a development or redevelopment proposal, minor relaxation

of the building height restriction stated in paragraph (1) above may be considered by the
Town Planning Board on application under section 16 of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

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

to the Town Planning Board

For “Pumping Station” Only

Public Utility Installation (Pumping Station Government Use
only) Public Utility Installation (not elsewhere
specified)

Planning Intention

This zone is intended primarily for pumping station use.

Remarks

1) No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building height in terms of number of storey as stipulated on the Plan, or the height
of the existing building, whichever is the greater.

2 In determining the relevant maximum number of storey for the purposes of paragraph (1)
above, any basement floor(s) may be disregarded.

3) Based on the individual merits of a development or redevelopment proposal, minor relaxation

of the building height restriction stated in paragraph (1) above may be considered by the
Town Planning Board on application under section 16 of the Town Planning Ordinance.

For “Amenity Area” Only

Amenity Planting Government Use

it Install " I ifiod
Use-Public Utility Installation

Planning Intention

This zone is intended primarily for the provision of landscaping and planting to enhance the quality of the
environment.
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GREEN BELT
Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Agricultural Use Animal Boarding Establishment

Barbecue Spot Broadcasting, Television and/or Film Studio
Government Use (Police Reporting Centre only) ! Heh

Nature Reserve Columbarium (within a Religious Institution or
Nature Trail extension of existing Columbarium only)
On-Farm Domestic Structure Crematorium (within a Religious Institution or
Picnic Area extension of existing Crematorium only)
Public Convenience Field Study/Education/Visitor Centre

Tent Camping Ground Flat

Wild Animals Protection Area Golf Course

Government Refuse Collection Point
Government Use (not elsewhere specified)
Helicopter Landing Pad

Holiday Camp

House

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Petrol Filling Station

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or
Radio Transmitter Installation

Religious Institution

Residential Institution

School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project

Vertical Transport Facility Route and
Terminal Building

Z00

Planning Intention

The planning intention of this zone is primarily for the conservation of the existing natural
environment amid the built-up areas/at the urban fringe, to safeguard it from encroachment by urban
type development, and to provide additional outlets for passive recreational activities. There is a
general presumption against development within this zone.
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KOWLOON PLANNING AREA NO. 14 (PART)

APPROVED-DRAFT KWUN TONG (NORTH)
OUTLINE ZONING PLAN NO. S/K14N/13A

(Being a Draft an-Approved-Plan for the Purposes of the Town Planning Ordinance)

EXPLANATORY STATEMENT

Note : For the purposes of the Town Planning Ordinance, this statement shall not be deemed
to constitute a part of the Plan.

INTRODUCTION

This explanatory statement is intended to assist an understanding of the draft appreved-Kwun
Tong (North) Outline Zoning Plan (OZP) No. S/K14N/13A. It reflects the planning
intentions and objectives of the Town Planning Board (the Board) for the various land use
zonings of the Plan.

AUTHORITY FOR THE PLAN AND PROCEDURES

2.1 The north-eastern part of the Kwun Tong area mainly covering the Anderson Road
Quarries was first covered by the statutory plans namely the draft Ngau Tau Kok and
Kowloon Bay OZP No. S/K13/1, the draft Kwun Tong OZP No. S/K14/1 and the draft
Tseng Lan Shue Development Permission Area Plan No. DPA/SK-TLS/1 which were
exhibited under the Town Planning Ordinance (the Ordinance) on 22 August 1986, 11
December 1987 and 12 July 1991 respectively.

2.2 Under the power delegated by the then Governor, the then Secretary for Planning,
Environment and Lands directed the Board on 3 February 1993, under section 3(1)(a) of
the Ordinance, to prepare an OZP for the north-eastern part of Kwun Tong. On 21 May
1993, the draft Kwun Tong (North) OZP No. S/K14N/1 was exhibited for public
inspection under section 5 of the Ordinance.

2.3 On 5 July 1994, the then Governor in Council (G in C), under section 9(1)(a) of the
Ordinance, approved the draft Kwun Tong (North) OZP, which was subsequently
renumbered as S/K14N/2. On 11 May 1999, the Chief Executive in Council (CE in C)
referred the approved OZP to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance. The OZP was subsequently amended once and exhibited for public
inspection under section 5 of the Ordinance.

2.4 0On 10 October 2000, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Kwun Tong (North) OZP, which was subsequently renumbered as S/K14N/4. On
12 December 2000, the CE in C referred the approved OZP to the Board for amendment
under section 12(1)(b)(ii) of the Ordinance. The OZP was subsequently amended twice
and exhibited for public inspection under section 5 and 7 of the Ordinance.

2.5 On 18 February 2003, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Kwun Tong (North) OZP, which was subsequently renumbered as S/K14N/7. On 8
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July 2003, the CE in C, under section 12(1)(b)(ii) of the Ordinance, referred the approved
OZP to the Board for amendment. The OZP was subsequently amended once and
exhibited for public inspection under section 5 of the Ordinance.

On 2 November 2004, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Kwun Tong (North) OZP, which was subsequently renumbered as S/K14N/9. On
30 May 2006, the CE in C, under section 12(1)(b)(ii) of the Ordinance, referred the
approved OZP to the Board for amendment. The OZP was subsequently amended
once and exhibited for public inspection on 25 January 2008 under section 5 of the
Ordinance.

2.72:8 On 4 November 2008, the CE in C, under section 9(1) (a) of the Ordinance, approved

the draft Kwun Tong (North) OZP WhICh was subsequently renumbered as S/K14N/11

- On 3 November 2009 the CE in C
under section 12(1)(b)(ii) of the Ordinance, referred the approved Kwun Tong (North)
OZP Ne-SHKE4N/E1-to the Board for amendment. Fhereference-back-of the-approved
OZP-wasnotified-in-the-Gazette-on-13-Nevember2009—The OZP was subsequently
amended once and exhibited for public inspection on 27 November 2009 under
section 5 of the Ordinance.

2.82:10 On 6 July 2010, the CE in C, under section 9(1)(a) of the Ordinance, approved

2.9

the draft Kwun Tong (North) OZP WhICh was subsequently renumbered as S/K14N/13

Plen)wa&e*mme%mdeeseenewg(%}eﬂheerdmanee On 8 November 2011, the CE
in C under section 12(1)(b)(ii) of the Ordinance, referred the approved Kwun Tong

(North) OZP to the Board for amendment. The reference back of the approved OZP
was notified in the Gazette on 18 November 2011.

On [date], the draft Kwun Tong (North) OZP No. S/K14N/13A (the Plan) (to be
re-numbered as S/K14N/14 upon gazetting), incorporating mainly amendments to
rezone the Anderson Road Quarry (ARQ) to the northeast of Anderson Road, was
exhibited for public inspection under section 5 of the Ordinance.
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OBJECT OF THE PLAN

3.1

3.2

3.3

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

The Plan is to illustrate the broad principles of development. It is a small-scale plan and
the transport alignments and boundaries between land use zones may be subject to
minor adjustments as detailed planning proceeds.

Since the Plan is to show broad land use zoning, there would be cases that small strips of
land not intended for building development purposes and carry no development right
under the lease, such as the areas restricted for slope maintenance and access road
purposes, are included in the residential zones. The general principle is that such areas
should not be taken into account in plot ratio calculation. Development within
residential zones should be restricted to building lots carrying development right in
order to maintain the character and amenity of the Kwun Tong (North) area and not

to overload the road network in this KwunrTFenrg-(Nerth)-area.

NOTES OF THE PLAN

4.1

4.2

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

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

THE PLANNING SCHEME AREA

5.1

5.2

The Area is located at the north-eastern edge of East Kowloon. It is bounded by the
ridgeline of Tai Sheung Tok to the north and east, Lee On Road to the west, Shun On
Road and Sau Mau Ping Road to the southwest and Tseung Kwan O Road to the south.
The boundary of the Area is shown by a heavy broken line on the Plan. It covers about
171 hectares of land.

The Area comprises three main portions (Figure 1). The land to the south of Po Lam
Road is occupied by Po Tat Estate which is a public housing development completed in
2003 Anderson Road blsects the remalnlng area Area into tvvo major portlons—'Fhe

a—ﬁ-yeaequawwgend—rekwﬁaﬂeee%traeeupte%—z@% The Iand to the southwest
of belew-Anderson Road and to the north of abeve Po Lam Road (i.e. the ex-quarry site)

has—leeen—was |dent|f|ed for publlc housmg development nameIyjas—a—|eetelcvtlal—sfwte—f-etC

Engmeenng—léeaelmmyétedy—fe# Development at Anderson Road (DAR) W|th

supporting Government, institution and community (GIC) and open space facilities.
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works for the project the—pubheheuang—eleweement—has—was commenced in early
January 2008 and the flrst population intake is expected to commence in 2015 —'Fhe4and

develeement— The Iand to the northeast of Anderson Road IS ARQ WI|| cease quarrylng
operation with a-guarrying-and-rehabilitation contract to be completed in 2016. Except
the rock face portion, the land was mainly identified for housing development, namely
ARQ Development, with supporting commercial, GIC and open space uses.
Engineering and infrastructural works for the project are scheduled for
commencement in 2016 and the first site is expected to be available for development in
2019/20.

POPULATION

According to the 2011 2006-Population By-census-Census, the population in the Area is
about 24,000-25;000. If the planned uses on the Plan are developed, the planned population of
the Area would be about 96,000-%3;008. The forecast increase in population is due to the

|mplementat|on of the DAR and ARQ Development—the—eemppehenen,te—heuang

PLANNING AND URBAN DESIGN FRAMEWORK

7.1

7.2

The Area occupies a visually prominent site that dominates the East Kowloon
skyline, visible from northern shoreline of Hong Kong Island. The quarrying at
Anderson Road since 1956 has created a visual scar of steep and bare rock faces in
the heart of East Kowloon. Notwithstanding, platforms formed by quarrying
activities have provided opportunities to serve as a solution space for housing
development upon completion of the quarry operation.

The planning and urban design concepts for DAR contain the following key
elements:

(@ Residential Communities - two large residential clusters are introduced in
the east and west to allow opportunity to place the communal facilities in the
centre of the development within easy reach of most of the residents.
Low-rise uses such as schools and open space also allow for distant views
towards the rock face of Tai Sheung Tok. The stepping down of building
blocks from the centre of the development cluster towards the perimeter
provides a visually appealing silhouette for the development as a whole.

(b) Landscape design - the development maintains the strategic view corridor to
the summit of Tai Sheung Tok. The landscape design mainly comprises a
soft landscape buffer along Sau Mau Ping Road with a view to providing
visual relief and breathing space for the development and integrating it into
the wider landscape of Tai Sheung Tok, as well as a breezeway/landscape
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corridor in the form of district open space at the central location between the
northern and southern portions of the development.

Integrated pedestrian connection - landscape features, open spaces and
pedestrian routes are combined to form an integrated, accessible and
coherent open space framework to serve both the existing and proposed
population. Pedestrian linkages are provided to connect the existing
pedestrian facilities at Sau Mau Ping to the south.

The ARQ Development primarily includes four key land use proposals, namely
Quarry Park, Residential Communities, Civic Core and Rock Face as shown in
Figure 2. The planning and urban design concepts for the ARQ development are
illustrated in Figure 3 with the following key elements:

(@)

(b)

Quarry Park — the Quarry Park of about 17.5 ha will be the green focus. It
comprises a platform portion and a rock face portion. The platform portion
has a core part at the northern end and a green promenade along the
southwestern edge. A range of sports and recreational facilities will be
provided in the Park. Subject to technical feasibility, a quarry museum in
rock cavern(s) may be included.

Residential Communities — two residential communities will be developed in
the north and south with supporting GIC facilities. A stepped building
height profile is adopted for the communities with a view to:

(i)  respecting the Tai Sheung Tok ridgeline and the Quarry Park;

(if) preserving an existing view corridor between the Tai Sheung Tok
summit and Jordan Valley;

(iii) providing unobstructed views from the lookouts/viewing decks at
different levels on the rock face;

(iv) creating a human-scale environment along green pedestrian
corridors;

(v) providing height variations to the building clusters; and

(vi) moderating the row of tall towers along the rock face.

Based on the above considerations, high-rise residential blocks are mainly
found close to the rock face and stepping down towards Jordan Valley with
medium-rise blocks fronting the Quarry Park. In the Northern Community,
residential blocks on both sides of the green pedestrian corridor are also
proposed to be medium rise so as to create a human-scale environment along
the corridor.beth-high-and-medium-riseresidential-blocks-wilt-be-developed-
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(© Civic Core — the Civic Core in the central part will be the community focus
for residents living in the ARQ Development and the wider Sau Mau Ping
area. The area will mainly include commercial and GIC facilities with open
spaces and plazas. The low-rise setting is intended to preserve the existing
view corridor between the Tai Sheung Tok summit and Jordan Valley,
provide unobstructed views from the lookouts/viewing decks at different
levels on the rock face, create a human-scale pedestrian environment, and
allow for cost-effective constructions in a drop-cut area formed during the
quarry operation.

(d) Rock face — multiple lookouts/viewing decks will be provided at different
levels of the rock face to serve residents and visitors alike. The one at 250
metres above Principal Datum (mPD) will be convenient to the general
public while the one at 310mPD near the Tai Sheung Tok summit would
provide a panoramic view for public enjoyment. A hiking trail network will
also be provided to link up the lookouts/viewing decks with possible
connection(s) with the Wilson Trail Stage 3 in Sai Kung.

(e Green pedestrian corridors — two north-south green pedestrian corridors will
be provided. The first one runs parallel to the rock face through the
Northern Community while the second one runs along the southern portion
of Road G connecting the residential and GIC sites in the Southern
Community.

()] Gentle transition between platforms — due to topography, platforms with
different formation levels ranging from 180mPD to 202mPD will be formed.
In order to enhance greenery, vegetated slopes of gentle gradient will be
adopted as vertical transitions between these platforms as far as practicable.

8. BUILDING HEIGHT RESTRICTIONS IN THE AREA

8.1

8.2

Based on the urban design framework mentioned in paragraph 7.2 above, the
previously approved OZP No. S/K14N/4 has incorporated appropriate building
height restrictions for DAR. Based on the urban design framework mentioned in
paragraph 7.3 above, appropriate building height restrictions are further
incorporated for ARQ Development. All these building height restrictions are
intended to provide better planning control on the development intensity and
building height upon development/redevelopment, to prevent excessively tall or
out-of-context buildings, and to meet public aspirations for greater certainty and
transparency in the statutory planning system.

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

(@) amalgamating smaller sites for achieving better urban design and local area
improvements;

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

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

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

() accommodating building design to address specific site constraints in
achieving the permissible plot ratio under the Plan; and

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

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

9. LAND USE ZONINGS

9.1

“Commercial” (“C?») - Total Area 1.12 ha

9.1.1 The zoning is intended primarily for commercial developments, which may
include shop, services, place of entertainment and eating place, functioning
as regional or district commercial/shopping centre(s).

9.1.2 The zone includes three sites in ARQ Development. All of them are on the
platforms, including two “C(1)” sites in the Civic Core, and one “C(2)” in
the Northern Community.

9.1.3 In order to preserve the existing view corridor between the Tai Sheung Tok
summit and Jordan Valley, provide unobstructed views from the
lookouts/viewing decks and create a human-scale pedestrian environment,
any development or redevelopment at the two “C(1)” sites is subject to a
maximum plot ratio of 2.2 and maximum building heights of 200mPD (for
the southwestern site) and 205mPD (for the northeastern site). For the
“C(2)” site further north in the Northern Community, any development or
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redevelopment is subject to a maximum gross floor area of 500m* and a
maximum building height of 205mPD.

9.14 To provide design/architectural flexibility, minor relaxation of the plot
ratio/gross floor area/building height restrictions stated above may be
considered by the Board on application under section 16 of the Ordinance.
Each application will be considered on its individual merits.

9.27% “Residential (Group A)” (“R(A)”) - Total Area 25.74 24-25-ha

9.2.1+%+% This zoning is intended primarily for high-density residential
developments. Commercial uses are always permitted on the lowest three
floors of a building or in the purpose-designed non-residential portion of an
existing building.

9.2.2+42 For the purpose of providing housing land to meet the need for housing
in the Territory, eight S|tes (seven in DAR and onein ARQ Development) are
designated for seven
comprehensive-subsidised housmg developments in addltlon to the one for
existing Po Tat Estate within the area. The site in ARQ Development is in
the Southern Community. Amongst these seven sites in DAR-heusing-sites,
four are located on the development platforms above Shun On and Shun Tin
Estates near New Clear Water Bay Road and three are located on the
development platforms above Sau Mau Ping Estate near Po Lam Road.
Various GIC Gevernment-institution-orcommunity-{GICS)-facilities and local
open space are/will be alse provided within these the—housing sites in
accordance with the Hong Kong Planning Standards and Guidelines to
conveniently serve the residents.

9.2.3713 PoTat-Estate—is-within-the—area—There is an existing free-standing
primary school in Po Tat Estate integrated with the public housing
development and is zoned “R(A)” on the OZP.

9.2.4714 To protect the ridgeline of Tai Sheung Tok which provides a natural
backdrop to the East Kowloon area-after-is+ehabHitation, maximum building
height restrictions are stipulated for the eight “R(A)” the-seven-housing-sites
in DAR and ARQ Development Fhe-For the seven S|tes in DAR axiAtm

3 OW or-the four

heuemgusneS near New Clear Water Bay Road ie. “R(A)l” to “R(A)4” are
subject to building heights ranging from 230mPD to 255mPD whereas the
restrictions—for-the three housing-sites near Po Lam Road, i.e. “R(A)5” to

“R(A)7”, are subject to maximum building heights range-from 240mPD to

280mPD. The maximum building height for the “R(A)8” site in ARQ

Development is 290mPD.

9.257%15 In the—consideration of the overall transport, environmental and
infrastructural constraints, as well as the adequacy in the provision of
community facilities envisioned in the Kowloon Density Study Review;
completed in early 2002, developments or redevelopments within the seven
sites in DAR this—zene are subject to specific control on plot ratios-exeept

otherwise—specified—in—theNetes, i.e. a maximum plot ratio of 7.5 for a
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domestic building or a maximum plot ratio of 9.0 for a partly domestic and
partly non-domestic building. For the “R(4)8” site in ARQ Development,
developments or redevelopments are subject to a maximum plot ratio of 6.3
for a domestic building or a maximum plot ratio of 6.5 for a partly domestic
and partly non-domestic building. In calculating the plot ratio gress—floer
areas-for all these developments/redevelopments, the lands for free-standing
purpose-designed buildings that are solely used for accommodating school or
other GIC facilities, including those located on ground and on building

podium, are-netto-betaken-aspartsofthesite-shall be deducted in calculating

the relevant site area.

9.2.6+%6 In the circumstances set out in Regulation 22 of the Building

9.2.7

(Planning) Regulations, the above specified maximum plot ratios may be
increased by what is permitted to be exceeded under Regulation 22. This is to

maintain flexibility for unique circumstances-such-as-dedication-ofpart-ofa
it £ wideni bli .
To provide design/architectural flexibility, minor relaxation of the plot
ratio/building height restrictions stated above may be considered by the

Board on application under section 16 of the Ordinance. Each application
will be considered on its individual merits.

“Residential (Group B)” (“R(B)”) - Total Area 10.55 ha

9.3.1

9.3.2

This zoning is intended primarily for medium-density private residential
developments where commercial uses serving the residential neighbourhood
may be permitted on application to the Board. It involves ten sites in ARQ
Development, including seven sites in the Northern Community and three
sites in the Southern Community.

The zoning includes the following four sub-zones:
(@) “R(B)1”: Total Area 1.96 ha

Two sites (one each in the Northern and Southern Communities) are
designated “R(B)1” subject to a maximum plot ratio of 5.5. The site in
the Northern Community is subject to maximum building heights of
280mPD (in eastern part) and 225mPD (in western part), while the site
in the Southern Community is subject to a maximum building height
of 275mPD.

(b) “R(B)2”: Total Area 2.54 ha

Three sites (two in the Northern Community and one in the Southern
Community) are designated “R(B)2” subject to a maximum plot ratio
restriction of 4.5. For the two sites in the Northern Community, the
northern site is subject to maximum building heights of 270mPD (in
eastern part) and 235mPD (in western part), while the southern site is
subject to maximum building heights of 280mPD (in eastern part) and
230mPD (in western part). The site in the Southern Community is
subject to maximum building height of 250mPD.
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(c) “R(B)3”: Total Area 4.85 ha

Three sites (two in the Northern Community and one in the Southern
Community) are designated “R(B)3” subject to a maximum plot ratio
of 4.0. For the two sites in the Northern Community, the northern site
is subject to maximum building heights of 270mPD (in eastern part)
and 250mPD (in western part), while the southern site is subject to
maximum building heights of 260mPD (in eastern part) and 240mPD
(in western part). The site in the Southern Community is subject to
maximum building heights of 255mPD (in eastern part) and 225mPD
(in western part).
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(d) “R(B)4”: Total Area1.20 ha

Two sites in the Northern Community is designated “R(B)4” subject to
a maximum plot ratio of 3.5. The site in the north is subject to a
maximum building height of 240mPD, while the site in the south is
subject to maximum building heights of 245mPD (in eastern part) and
225mPD (in western part).

To provide design/architectural flexibility, minor relaxation of the plot
ratio/building height restrictions stated above may be considered by the
Board on application under section 16 of the Ordinance. Each application
will be considered on its individual merits.

9.472 “Government, Institution or Community” (“G/IC”) - Total Area 9.21 4.69 ha

9.4.1721% This zoning is intended primarily for the provision of GIC facilities

serving the needs of the local residents and/or a wider district, region or the
territory. 1t is also intended to provide land for uses directly related to or in
support of the work of the Government, organizations providing social
services to meet community needs, and other institutional establishments.

9.4.2#22 The existing GIC facility in the Area includes the Sau Mau Ping High

Level Salt Water Service Reservoir located to the north of Po Lam Road at the
southern part of the Area.

9.4.3%+23 Major proposed GIC developments in the Area are related to the

9.44

proepesed housing development in DAR and ARQ Development-the-ex-guarry
site—below—-Anderson—Road. Fhey-The land reserved for proposed GIC

developments in DAR is designated “G/IC”. It includes a site reserved for
GIC uses, one secondary school and three primary schools located adjacent to
the proposed housing sites, an electricity sub-station off the proposed Road A
in the northern part of the Area, and a fresh water pumping station at the
junction of Sau Mau Ping Road and Shun On Road. The land reserved for
proposed GIC developments in ARQ Development is designated “G/1C(2)”.
It includes one indoor recreation centre, one primary school and one public
transport interchange (PTI) in the Northern Community, and one
secondary school, one primary school, one police station, one fire station,
one refuse collection point and one site reserved for GIC uses in the
Southern Community.

Local community facilities such as kindergartens and neighbourhood
centres may also be provided within the housing estates and/or commercial
developments in DAR and/or ARQ Development in accordance to the Hong
Kong Planning Standards and Guidelines.

9.45724 The “G/IC(1)” site near the junction of Po Lam Road and Sau Mau

Ping Road has been developed is—reserved-for temple use with development
and-provision of two public sitting-out areas fronting Sau Mau Ping Road.
Development or redevelopment in the site is restricted to a maximum building
height of 132mPD in order to avoid adverse visual impact on the surrounding
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9.4.6 Developments or redevelopments in “G/IC(1)” and “G/IC(2)” sites are

subject to building height restrictions in terms of mPD or number of storeys
(excluding basement floor(s)) as stipulated on the Plan. Minor relaxation of
the building height restrictions may be considered by the Board on
application under section 16 of the Ordinance. Each application will be
considered on its individual merits.

9.57%3 “Open Space” (“O”) - Total Area 26.53 5.08 ha

9.5.1731% This zoning is intended primarily for the provision of outdoor open-air

public space for active and/or passive recreational uses serving the needs of
local residents as well as the general public.

9.5. 27%—2 There is no existing open space in the Area In relatron to DAR-the

9.5.3

9.54

elght sites are reserved for open space uses. The two Iargest 5|tes WhICh are
located on the central development platform with a covered stormwater
storage tank underneath and a site along Po Lam Road are reserved for district
open space to-serve-as-a-civic-focusforthe-Area-while the other six sites are
distributed in/around the proposed housing developments to provide
recreation outlets within walking distance of the residential developments.
Local open spaces will also be provided within the housing sites.

In relation to ARQ Development, four sites are reserved for open space uses
including:

(a) a site covering the central and northern portions of the Quarry Park
and part of the Civic Core;

(b) a cross-shaped site in the North Community covering part of the
north-south green pedestrian corridor and an east-west gentle slope
between two platforms with level difference of about 8m;

(c) asite covering the southern portion of the Quarry Park; and

(d) asite is in the Southern Community near the rock face serving as a
buffer between the public housing development on the “R(A)8” site
and the secondary and primary schools on the “G/IC(2)” site. This
“O” site also allows for a connection with the hiking network on the
rock face.

Museum use is always permitted in the zone to facilitate the provision of a
quarry museum in the Quarry Park. Subject to further investigation and
feasibility study, the museum may be located in rock cavern(s).
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9.6%4 “Other Specified Uses” (“OU™) - Total Area 23.06 105-82 ha

9.6.174% This zoning covers land allocated for specific uses including “Mining

9.6.2

9.6.3

9.6.4

and—Quarrying”—“Commercial Development and Vertical Transport
Facility”, “Landscaped Elevated Walkway”, “Pumping Station”, “Service
Reservoir” and “Amenity Area”.

Commercial Development and Vertical Transport Facility

According to the Recommended Outline Development Plan prepared under
the Planning Study on Future Land Use of ARQ (the Planning Study)
completed by the Planning Department in early 2014, two sites on the rock
face of ARQ Development are proposed for commercial development inside
caverns, together with a viewing deck at about 310mPD. The Planning
Study also indicates that the feasibility of a vertical transport system linking
up the rock face and the development platform would be further explored.
Given that commercial development within caverns and vertical transport
facility are new and unique in the territory and further studies would likely
be required to established their technical feasibilities, it is considered that
more flexibility should be allowed for the future development, while at the
same time appropriate planning control should be retained to ensure that
the development would be well-integrated with the surroundings and
acceptable in visual, technical and infrastructural terms. As such, a site of
about 3.69 ha is designated “OU” annotated “Commercial Development
and Vertical Transport Facility” with the planning intention primarily for
commercial development with public viewing deck and provision of vertical
transport facility.

Based on the land use proposals recommended in the Planning Study,
commercial developments mainly within caverns are planned for the zone,
with the lower portion connected with the development platform in the Civic
Core via a landscaped elevated walkway, and the upper portion connected
with a viewing deck at about 310mPD on the rock face. Another viewing

deck would also be prowded at about 250mPD Me—gmups—ef—eemmem&l

general publlc for their enjoyment of the spectacular views of East Kowloon
and/or the Victoria Harbour. To further enhance the public accessibility to
the proposed commercial development and public viewing deck at the upper
level, a vertical transport facility is also proposed within the zone. This
could be a funicular, an inclined lift or other type of facility with the same or
similar function.

Any development in the zone would require planning approval of the Board
by way of a planning application under section 16 of the Ordinance. A
layout plan should be submitted in accordance with the requirements as
specified in the Notes of the Plan for the approval of the Board. Should the
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proposed layout include any large-scale above-ground building or structure
in the zone, an air ventilation assessment may also be required in the
planning application in addition to other assessments specified in the Notes
of the Plan.
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Landscaped Elevated Walkway

Two sites in ARQ Development (one in Quarry Park and one in Civic Core)
are zoned “OU” annotated “Landscaped Elevated Walkway ” with planning
intention primarily for provision of landscaped elevated walkways to provide
a safe, convenient and pleasant setting for the visitors to the Quarry Park
and Civic Core. The former will link up the central and southern portions of
the Quarry Park while the latter will connect the platform in Civic Core with
the commercial facilities at “OU” annotated “Commercial Development
and Vertical Transport Facility” site mainly on the rock face.

Service Reservoir

A site in the northern portion of the rock face of ARQ Development is
reserved for two service reservoirs. Developments within this zone are
subject to a maximum building height of 2 storeys.

Pumping Station

A site in the north of ARQ Development is reserved for a fresh and salt water
pumping station for fresh water supply and toilet flushing purpose.
Developments within this zone are subject to a maximum building height of
3 storeys.

Amenity Area

9.6.874-3 The land specified for “Amenity Area” use consists of the gentle

soft-cut and rock-cut slopes around the development platforms for the
proposed housing development in DAR-belew-Anderson-Road. These slopes
will be landscaped and planted with trees, shrubs, climbers or coloured with
pigments with a view to providing a soft green buffer and reducing the adverse
visual impact of the man-made slopes to enhance the quality of the
environment. Passive recreational uses may be possible within the zone
subject to detailed design.
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9.7745 “Green Belt” (“GB”) - Total Area 50.93 14.83 ha

9.7.1#5% The planning intention of this zone is primarily for the conservation of
the existing natural environment amid the built-up areas/at the urban fringe, to
safeguard it from encroachment by urban type development, and to provide
additional outlets for passive recreational activities. There is a general
presumption against development within this zone. Development within this
zone will be carefully controlled and development proposals will be assessed
on individual merits taking into account the relevant Town Planning Board
Guidelines.

9.7.2753 A large part of the rock face at ARQ site as well as the Fhe-slopes
adjoining Po Lam Road in the south and Road A-rear-the-proposed-electricity
sub-station in the northernpart-ofthe-Area are within this zone. Most of these
areas are mainly steep hillslopes which are unsuitable for urban type
development and are to be retained in their natural state. Passive
recreational uses may be permitted at certain locations upon application.

9.7.3 A hiking trail network and lookoutsAviewing-decks at different levels will be
provided within the “GB” zone at ARQ Development. Subject to further
investigation and feasibility study, the hiking trail network may possibly be
connected with the Wilson Trail Stage 3 in Sai Kung.

108. COMMUNICATIONS

10.181 Roads

10.1.18+%  The Area is linked with other districts by Anderson Road and Clear
Water Bay Road in the north, and Po Lam Road, Sau Mau Ping Road and
Tseung Kwan O Road in the south. Both Clear Water Bay Road and Tseung
Kwan O Road are primary distributors connecting the Area with Sai Kung,
Tseung Kwan O New Town and the rest of Kowloon.

10.1.28:12 Both Anderson Road and Po Lam Road are local roads serving the
Area. Po Lam Road also serves as an external linkage between Tseung Kwan
O New Town and East Kowloon. The section of Anderson Road falling within
the Area is required to serve the quarry operation. However, most of the
section of Anderson Road within the ARQ site will be permanently closed
and demolished. To separate the quarry traffic from the proposed new housing
development, the existing southern access to the quarry connecting to Po Lam
Road and Anderson Road is to be relocated to the east.

10.1.38:13 In connection with DAR-the-proposed-heusing-development, a single

carriageway, Road A, running in a north-south direction will be provided to
connect all the proposed development platforms with Clear Water Bay Road
to the north and Po Lam Road to the south. For ARQ Development, two
access points will be provided, including one in the middle to connect with
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DAR through Road C, and another in the south to connect with Po Lam
Road. Three major roads will be provided within ARQ. Road G will runin a
north-south direction to connect the PT1 in the north and the access point in
the south, while Road F will connect Road C from DAR. Road H will
mainly serve the Northern Community. Apart from carriageways and
walkways, landscaped amenity areas will suitably be provided along Roads
F, G and H to serve as buffers between roads and development sites. Subject
to further investigation and feasibility study, cycling tracks may also be
prowded anng these roads to malnly serve the Iocal residents. FIe;eJeJJA{thas

10.1.4 To cater for the increased population from ARQ Development, several
road/junction improvement measures are identified outside the Area. These
measures are being under detailed study by the Civil Engineering and
Development Department (CEDD).

10.282 Public Transport

10.3

10.2.1 To serve the residents of DAR and ARQ Development-the-propesed-housing
development, bus and green mini-bus services will be provided. Bus Fwo-bus
termini will alse-be provided in DAR-the—proposed-heusing—development,
while a PTI will be provided in ARQ Development. In addition, bus and
green mini-bus lay-bys will be provided at the southern end of Road C to
serve reS|dents of both DAR and ARQ Development M%h—the—pes&ble

10.2.2 An East Kowloon Line (EKL) of about 7.8km is proposed under the Railway
Development Strategy 2014 to connect Kwun Tong Line and the future
Shatin to Central Link (at Diamond Hill) and Tseung Kwan O Line (at Po
Lam). The Line would run through the mid-levels of north Kwun Tong with
one station at Po Tat in the Area and two stations at Sau Mau Ping and Shun
Tin near the Area. The indicative implementation window for EKL is from
2019 to 2025.

Pedestrian Connection Facilities (Figure 4)

DAR will have four sets of footbridges with lift towers connected to Lee On
Road/Shun On Road/Sau Mau Ping Road/Po Lam Road to facilitate the residents to
gain access to the public transport facilities in Sau Mau Ping. In the
implementation of ARQ Development, more extensive pedestrian connection
facilities, including escalators and footbridges with lift towers, will be provided to
enhance pedestrian routes among ARQ Development, DAR, downhill estates, MTR
Kwun Tong Station and a proposed bus-bus interchange near the toll plaza of
Tseung Kwan O Tunnel. Nevertheless, the proposed pedestrian connection
facilities in the Area will still be subject to detailed designs in due course.
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UTILITY SERVICES

11,192 To support the proposed housing development, comprehensive upgrading/
improvement works to various utility services have been proposed.

11.29:2 The provision of new water supply systems in the Area is planned in
conjunction with the proposed development at Choi Wan Road and Jordan Valley to
cater for the additional water demand arising from the new housing developments. A
site for service reservoir(s) is reserved on the rock face at ARQ.

11.39:3 To attenuate stormwater run-off from upland areas, an—underground

stormwater storage tanks will be isprepesed-te-be-provided underneath the prepesed
district open space at the central part of DAR and the Quarry Park in ARQ

Development-the-propesed-development-area.

IMPLEMENTATION

12.110:% The public housing development in DAR is under construction. First
population intake is expected to commence in 2015. Engineering and infrastructural
works for ARQ Development are scheduled for commencement in 2016. Firstsite is
expected to be avallable for development in 2019/20 4heacreerbeleWAeele.tse#Read

12.216.2 Although existing uses non-conforming to the statutory zonings are tolerated,
any material change of use and any other development/redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with the
permission granted by the Board. The Board has published a set of guidelines for the
interpretation of existing use in the urban and new town areas. Any person who
intends to claim an “existing use right” should refer to the guidelines and will need to
provide sufficient evidence to support his claim. The enforcement of the zonings
mainly rests with the Buildings Department, the Lands Department and the various
licensing authorities.

12.3103 The Plan provides a broad land use framework within which more detailed
non-statutory plans for the Area are prepared by the Planning Department. These
detailed plans are used as the basis for public works planning and site reservation
within the Government. Disposal of sites is undertaken by the Lands Department.

Public works projects are co-ordinated by CEDD the—CivilEngineering—and
Development-Department-in conjunction with the client departments and the works
departments, such as the Highways Department and the Architectural Services

Department. In the course of implementation of the Plan, the Kwun Tong and Sai
Kung District Councils would also be consulted as appropriate.

12.4164 Planning applications to the Board will be assessed on individual merits. In
general, the Board, in considering the planning applications, will take into account all
relevant planning considerations which may include the departmental outline
development plan and guidelines published by the Board. The outline development
plans are available for public inspection at the Planning Department. Guidelines
published by the Board are available from the Board’s website, the Secretariat of the
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Board and the Technical Services Division of the Planning Department. Application
forms and Guidance Notes for planning applications can be downloaded from the
Board’s website and are available from the Secretariat of the Board and the Technical
Services Division and the relevant District Planning Office of the Planning
Department. Applications should be supported by such materials as the Board thinks
appropriate to enable it to consider the applications.

Index of Figures

Figure 1 Main Development Areas

Figure 2 Key Land Use Proposals of ARQ Development

Figure 3 Planning and Urban Design Concepts of ARQ Development
Figure 4 Proposed Pedestrian Connection Facilities
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TIA Executive Summary

3 CAPACITY ASSESSMENT: SCENARIOS TESTING
"~ FOR WITH AND WITHOUT ROUTE 6

3.1.1 Tt was identified from the TIA Study that ARQ would generate and attract not more than

1,800 pewhour (2-way traffic) in the peak hour. The trip distribution of ARQ onto the
adjacent road network is shown in. Figure 2.

3.1.2 The report has reviewed the traffic conditions under the testing scenarios of no Route 6
' and with Route 6 in the design years. The planned Route 6 will be formed by three
highway projects including Central Kowloon Route (CKR), Trunk Road T2 at Kai Tak
Development (KTD) and Tseung Kwan O — Lam Tin Tunnel (TKO-LT Tunnel). TKO-

LT Tunnel will provide an alternative route in additional to the existing Tseung Kwan O

~ Tunnel. With traffic attracted to use the future TKO-LT Tunnel, it could free up some

road capacities at the existing Tseung Kwan O Tunnel, Tseung Kwan O Road, Po Lam

Road and Clear Water Bay Road to accommodate the increasing traffic demand induced

. by the adjacent planned land use and developments including traffic from the ARQ site
upon its first intake in 2022/23.

3.1.3 The results of the testing scenarios have revealed that with Route 6 in place including
the completion of TKO-LT Tunnel and the proposed road improvement measures,
traffic generating to/from the development of ARQ would not significantly affect the
traffic condition in the area. Some key road links and their traffic performance in
volume to capacity ratio (v/c ratio) are listed below: ’

* Location 2026 without Route 6 | . 2026 withi Route 6 | 2026 with Route.6
- ; _ -without ARQ without ARQ with ARQ - -
Clear Water Bay Road
near Choi Hung - V/C!' =1.00 VIC=0.90 V/C=10.99
interchange
Kwun Tong Road/ Hip 2_ — =
Wo Street Junction DFC*=10.86 DFC=0.76 DFC=0.7%
Tsuen Kwan O Road ViIC=117 VIC=0.79 V/IC=0051
Sau Mau Ping Rd _
between Tseung Kwan O VIC=045 ~ VIC=0.45 V/C=0.55
Rd and Hiu Kwong St
Lin Tak Rd between _
Tseung Kwan O Rd and . VIC=030 ~ViC= 029 VIC=10.32
Pik Wan Rd
Lin Tak Rd stip Rd to _ _ _
Tseung Kwan O Rd . VIiIC=10.71 . V/IC=0.76 viC = 0.91.

! y/c ratio is normnally used to reflect traffic situation during peak hours. A v/c ratio equal to or less than 1.0 meaps that the
road has sufficient capacity to cope with the volume of vehicular traffic under consideration. A v/c ratio below 1 is
considered acceptable. A v/c ratio above 1.0 indicates the onset of mild congestion and a v/c ratio between 1.0 and 1.2
would indicate a manageable degree of congestion. Above 1.2 indicates more serious congestion with traffic speeds
progressively deteriorating with further increase in traffic and such v/c ratios are considered unacceptable.

2 The performance of a priority junction is normally measured by its design flow/capacity (DFC) ratio. A DFC ratio less
than 1.0 (or in positive percentage) indicates that the junction is operating within design capacity. A DFC ratio greater than

1.0 (or in negative percentage) indicates that the junction is overloaded, resulting in traffic queues and longer delay time to
the minor arm traffic.

227724-REP-039-01 { Final | Febnary 2014 - : ’ Page 3
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TIA Executive Summary

'ROAD IMPROVEMENT MEASURES

4.1.1

4.1.2

4.2

4.2.1

4.2.2

423

4.2.4

4.2.5

227724-REP-038-01 | Final | February 2014
(ENGLISH} VOBDOCK

The traffic and transport proposals of the ARQ development have taken due cognizance
of the constraints on the external road network. The implication of development traffic
on the external road network will be minimized through a rigorous evaluation process to
select suitable locations for connection of the development access roads with external
road network. Suitable traffic and transport arrangements have also been planned within
the development site (i.e. Study Area 1) to promote the use of pubhc transport facilities
and thus minimize private car trip generatlon.

l\

In addition, the TIA study has also appraised the traffic performance of the external
road network for wider areas covering Study Area 2 at Lin Tak Road, Study Area 3 at
Clear Water Bay Road near Anderson Road, and Study Area 4 at New Clear Water Bay
Road near Shun Lee Tsuen Road. Road improvement schemes are proposed at these 3

study areas to mitigate the traffic 1mpact arising from the land use proposal of the ARQ
development.

Study Area 1 — Anderson Road Quarry Development Site
Key Issues:

-The traffic condition on Clear Water Bay Road, in particular, at its downstream location

near Choi Hung Interchange in peak hours, is currently a regional traffic issue. The
traffic and transport proposals of ARQ development should therefore be designed such
that they could minimize traffic generation onto this external road and junction. '

Recommendations:

The two vehicular access points to/from ARQ development are proposed at its central
and southern portion 1o match with the disposition of land use proposals within ARQ, as
well as to minimize traffic generation to the north via Clear Water Bay Road and further
downstream to the Choi Hung Interchange.

The main internal road within ARQ development is designed in a single-four lane
configuration with intermediate bus bays at 300 to 400m intervals. A public transport
terminus is proposed at the northern end adjacent to the Quarry Park to promote the use
of public transport services covering the entire ARQ development. Another public
transport layby with turnarotnd facilities is proposed outside ARQ development near its
central development. access to mainly serve the adjacent housing developments. This
arrangement could facilitate further expansion of catchment of public transport services
for areas in the immediate vicinity of ARQ.

Traffic Benefit:

With the proposed arrangement of the two vehicular access points of ARQ development,

- according to the transport model, it is anticipated that approximately 30% of the ARQ.

development traffic will use Clear Water Bay Road as external corridor whereas the
majority of development traffic, Le. 70% will use the road network in the south

including Po Lam Road, Sau Mau Ping Road and Lin Tak Road.

The above distribution pattern of development traffic has taken into account the firture
highway network development. It is anticipated that upon the completion of Route 6 in
future, there would be a general reduction of traffic demands on the external traffic
corridors currently serving TKO District and Sai Kung Distriet including Clear Water

'Page4
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4.3.2

4.3.3

4.3.4

4.3.5

4.3.6

CE 18/2012 (CE) Development of Anderson Road Quarry - Investigation
TIA Executive Summary

Bay Road, TKO Tunnel, Po Lam Road, etc. Therefore, it is reflected in the TIA Study
result that the development of ARQ will not seriously worsen the traffic conditions on
Clear Water Bay Road or its junction at Choi Hung Interchange with Route 6 in place.

" Study Area 2 - Junctlon of Lln Tak Road and Sau Mau Ping
‘Road

Key Issue:

Existing traffic conditions at Lin Tak Road/Sau Mau Ping Road were identified and
shown below:

Traffic quene was frequently observed at the existing right-turn lane from Sau Mau

Ping Road into TKO Road slip road in handling the demand of outbound traffic
from the existing developments in Sau Mau Ping;

e Idling traffic and frequent passenger kerbside activities of bus, taxi and GMB
along Lin Tak Road induced delay and inconvenience to other passing traffic, and,

e Insufficient and indirect pedestrian linkages at Po Tat Estate to access public
transport services along Sau Mau Ping Road and other facilities nearby.

Improvement Proposal:

A new flyover overpassing the j/o Lin Tak Road and Sau Mau Ping Road will be
provided for westbound traffic to travel from Lin Tak Road to Sau Mau Ping Road as
shown in drawing Figure 3. With the new flyover in place, the existing signal junction
could be eliminated and outbound traffic from Sau Mau Ping Road can directly travel

. onto the down ramp of TKO Road slip road.

Lin Tak Road will be widened to single-2 lane with long laybys at each bound of the
road to allow for kerbside activities as shown in drawing Figure 3. Lin Tak Road

(Section adjacent to Hong Wah Court and Hing Tin Estate) will be enhanced w1th the-
following key transport facilities:

s  Additional bus bay (2-bay length) will be provided in each bound of Lin Tak Road
(near Hong Wah Court) to accommodate more public transport facilities, and;

e Additional long layby in each bound of Lin Tak Road (near Hing Tin Estate) to be

provxded to allow for kerbside loading and unloading activities without impeding
the passing through traffic.

Pedestrian linkage via escalator and footbridge will be introduced for a more direct
linkage between Po Tat Estate and the public transport facilities at Lin Tak Road and
Sau Mau Ping Road. .

Suitable pedestrian facilities will be prov1ded to enhance access1b1hty from Po Tat
Estate and areas adjacent to Hong Wah Court to use the Bus-Bus interchange at TKO
Tunnel Toll Plaza proposed by Transport Depariment.

Benefit:

‘With the proposed ﬂyover m- place traffic congestlon at the j/o Lin Tak Road and Sau

Mau Ping Road could be relieved by junction re-configurations from signal control to

227724-REP-039-01 | Final | February 2014
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4.4

4.4.1

4.42

4.4.3

4.4.4

TIA Execufive Summary

free flow. The overall traffic capacity of this junction would then be able to
accommodate the increase in traffic demand due to ARQ development

With the proposed road widening works to provide additional laybys in both bounds of
Lin Tak Road, the local traffic management issue due to standing traffic induced by
loading/ unloading and passenger plck-up/drop-off activities at Lin Tak Road could be
adcquatcly addressed.

Study Area 3 - Junctlon of Clear Water Bay Road and
Anderson Road

Key Issue:

According to the assessment result for Clear Water Bay Road and Anderson Road
_junction, the performance are found to be satisfactory with reserve capacity (RC) over -
20%. However, the operational performance at this junction would be affected by
insufficient stacking space in the middle of the junction for the right-turn traffic to
handle more traffic heading to/from the ARQ development. It is anticipated that traffic
on the right-turn lanes will tail back and cause much delay to other traffic passing
through this junction. :

. Improvement Proposal:

It is proposed the eastbound traffic at Clear Water Bay Road be prohibited from making
direct right-turn to Anderson Road. A new u-turn facility will be provided such that the
diverted traffic would be required to route through it for access to Anderson Road.
Layout of the proposed scheme is shown in drawing Figure 4. A section of Clear
Water Bay Road to the east of this _]unctlon will be realigned to accommodate the
proposcd u-turn facility.

Benefit:

With the above arrangement to eliminate the eastbound right-turn traffic at Clear Water
Bay Road, the traffic signal junction setting could be much simplified with more green
_time allocated to other traffic on Clear Water Bay Road. Also, the length of the
westbound right-turn lane in the middle of the junction at Clear Water Bay Road can be

extended to provide sufﬁ01ent stacking space to cope with the future demand.

With the proposed improvement scheme, the right turn lane at the westbound
carriageway of Clear Water Bay Road will be increased from 50m to more than 100m.
It-will provide sufficient stacking space for westbound traffic to wait in the middle of
the junction to make right turn into Clear Water Bay Road. It is anticipated that with
the proposed scheme in place, the junction wﬂl be able to handle additional traffic from.
the ARQ development.

_ ? The performance of a traffic signalised junction is indicated by its reserve capacity (RC). A positive RC indicates that the

227724-REP-0339-01 | Final | Fabruary 2014

junction is operating with spare capacity. A negative RC indicates that the junction is overloaded, resulting in traffic quenes -
and longer delay time.
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Study Area 4 - Merging lane at New Clear Water Bay Road
near Shun Lee Tsuen Road-

Key Issue:

It has been revealed from the traffic surveys and site investigation that traffic queue was
occasionally found at the section of New Clear Water Bay Road near Shun Lee Tsuen
Road. The observed traffic ‘queue is found to be induced by the bottleneck location
where currently two Kowloon-bound traffic lanes are required to merge into one at this

section. The traffic from the ARQ development would aggravate the traffic condition at
this bottleneck of the New Clear Water Bay Road.

Improvement Proposal.:

A portion of New Clear Water Bay Road near Shun Lee Tsuen Road is proposed to be
widened from one to two Kowloon-bound lanes at this road section. Realignment of the
merging lane from Shun Lee Tsuen Road is also proposed to increase its merging lane

length and the distance of sight line from Shun Lee Tsuen Road to Néw Clear Water
Bay Road as shown in Figure 5.

Benefit:
With the improvement scheme in place, it is anticipated that New Clear Water Bay

Road would be able to cope with the future traffic growth. The forecast year 2026
volume to capacity Ratio (V/C ratio) for New Clear Water Bay Road will be enhanced

- from 1.62 to about 0.81 with the improvement scheme in place.

The results of capacity assessment on road link and road junctions with and without the
proposed improvement schemes are shown in Figure 6 to Figure 9.

227724-REP-033-01 | Final | February 2014
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PUBLIC TRANSPORT SERVICES

5.1.1

5.1.2

227724-REP-039-01 | Final | February 2014
(ENGLISH] VoS DOCX

A public transport terminus is proposed at the northern end adjacent to the Quarry Park
within the ARQ development. Another public transport layby with turnaround facilities
is proposed outside the development near the central access to mainly serve the
residents of the adjacent housing developments. To alleviate the traffic impact arising
from ARQ development onto the surrounding roads near Kwun Tong MTR Station,
suitable public transport services have been identified to serve the firture residents of
ARQ development to use other MTR station. ' '

It is suggested that bus services will be provided for the future residents within ARQ
development to travel to Lam Tin MTR, Po Lam MTR, and Diamond Hill MTR stations.

' Internal road and pedestrian access have also been established within ARQ development

to ensure convenient access to the bus stops such that it could promote the use of these
public transport shuttle services. :

Page 8
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CONCLUSION

6.1.1

The TIA has demonstrated that the overall performance of the road network in the

" vicinity will be operating satisfactorily in the design year 2026 with the ARQ

6.1.2

6.1.3

development and the proposed road improvement schemes in place. The proposed
traffic improvement schemes for Study Area 1, 2, 3 and 4 are evaluated to be able to
adequately alleviate the traffic impact of the additional traffic from ARQ development.

The report has also demonstrated the traffic conditions under the testing scenario of no
Route 6 and revealed that some major trunk roads including TKO Road would be
operating over capacity without Route 6. As such, Route 6 needs to be in place to
support the development of ARQ upon its first intake in 2022/23.

In conclusion, the TIA has confirmed that with the proposed improvement schemes, the
highway and transport systems could accommodate the traffic demand from the ARQ

development. The proposed ARQ development is therefore technically feasible from the
traffic and transport point of view.

207724-REP.039-01 | Final [ February 2014
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Attachment VI of
MPC Paper No. 6/15

Air Ventilation Assessment by Wind Tunnels for an Instructed Project at Anderson Road Quarry in Kowloon East i
Detailed Study for RODP with updated DAR

EXECUTIVE SUMMARY

At the request of Planning Department (PlanD), the Government of the Hong Kong Special
Administrative Region, an Air Ventilation Assessment (AVA) using wind tunnel test technique was
conducted by CLP Power Wind/Wave Tunnel Facility (WWTF) at the Hong Kong University of
Science and Technology (HKUST) for an instructed project at the Anderson Road Quarry in Kowloon
East. The study wés to assess the effects of the proposed development on pedestrian-le\)el wind
speeds of the Project and Assessment Areas. The proposed development at the Anderson Road
Quarry Was based on the Recommended Outline Development Plan (RODP) under the Agreement
No. CE 4/2010 (TP) Planning Study on Future Land Use at Anderson Road Quarry — Feasibility Study.
The building layout of DAR was based on the update scheme provided by PlanD.

The study was undertaken in accordance with the requirements stipulated in the Australasian Wind
Engineering Society Quality Assurance Manual, AWES-QAM-1-2001 (2001), and the American
Society of Civil Engi_rieers Maﬁua‘l and Report on Eﬁgineering Practice No. 67 for Wind Tunnel
Studies of Buildings and Structures (1999). The study was also conducted in accordance with the
récommendations of Planning Department’s Feasibility Study for Establishment of Air Ventilation
Assessment System — Final Report (2005) and Technical Guide for Air Ventilation Assessment for

Developments in Hong Kong (2006).

Wind speeds were measured at a total of 278 test points in the 1:500 scale model for the proposed
development at Anderson Road Quarry, for 16 wind directions ranging from 22.5° to 360° {north) at
increments of 22.5° using a multi-channel thermal anemometer system. Wind tunnel test results

were combined analytically with the results of an experimental site wind available study conducted

prior to this detailed study.

The annual site spatial average velocity ratios (SVR) for the three focus areas at ARQ, namely north-
ARQ, mid-ARQ and south-ARQ are :0.21, 0.23 and 0.26 respectively. The corresponding values
during the summer months are 0.19, 0.22 and 0.23 respectively. The spatial average velocity ratios
(SAVR) for the three focus areas at ARQ are 0.19, 0.21 and 0.25 respectively on annual basis and are
0.17, 0.20 and 0.22 respectively during the summer months. The annual and summer local spatial

average wind velocity ratios (LVR) for ARQ are 0.21 and 0.19 respectively.

EAEAMNEXKS PTERFARR
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Alr Ventilation Assessment by Wind Tunnels for an Instructed Project at Anderson Road Quarry in Kowloon East
Detailed Study for RODP with updated DAR

For north-ARQ, relatively high overall wind velocity ratios were. measured at test points P06, PO10,
P0O12, and P027, indicating that buildings may aiter the wind flows, including flow acceleration and
conveying upper level winds down to pedestrian level, at those test point locations. The pedestrian
level wind speeds at test points 0019, 0022, 0023, and 0028 to 0030 are likely to 'bé reduced by
the closely spaced buildings. The penetration of northerly winds within north-ARQ is likely to be
moderated due to the alignment of road and the arrangement of buildings within rorth-ARQ. To
enhance the flow p'enetration within the'north-ARQ, it is recommended that the spacing of some
buildings be increased so as to maximize the penetration of easterly winds that prevail on annual

basis and also frequently occur during the summer months.

" For mid-ARQ, relatively high overall wind \(elocity ratios were measured ét test points P046, P047,
P052 to P054 and directional wind velocity ratios of -th-ese test points indicate that winds
approaching from 67.5° and 90° are likely accelerated by the topography near the south-eastern
part of ARQ. Similar phenomenon was also found at test points PO37 to P041. The pedestrian level
wind speeds at test points 0048, 0049 and 0053 are likely affected by the adjacent low-rise
buildings with large footprint. To relieve the possible adverse effects of the buildings‘ with large
footprint, it is recommended that the density of greens bé increased and shades be provided for
pedestrian at open area in order to lower the heat during the summer menths. Permeability at

~ ground level may be introduced to the buildings with large footprint in order to enhance the flow

penetrations.

For south-ARQ, high overall wind velocity ratios were measured at test point PO68 to PO70 inclusive ‘
and P0O72 to P0O74 inclusive. This is attributed to the speed up effects of the topography near the
south-eastern of ARQ. High pedest_'rian wind speeds likely occur near test poihts P068 -to PO70
inclusive and P072 to P074 inclusive for w_inds coming from the east, which prevail on annual.basis
and also frequently occur during the summer months. Wind breaks, such as 'plar_\ting
single/multiple rows of trees, may be required to reduce the high pedestrian wind speeds from the
easterly winds. Relatively low overali wind velocity ratios were measured at test boints 0062, 0063
and 0065 and the djrectional wind velocity ratios of test points 0062, 0063 and 0065 were
-relatively IoW for winds coming from 0° to 45° and 135° to 225°, reflecting the sheltering effects
frém the adjacent buildings. To facilitate the penetration of winds within the proposed

development at the southern part of ARQ, it is recommended that building permeability at ground

EENBEAR . , PEERERR
THE HONG KONG UNIVERSITY OF SCIENCE AND TECHNOLOGY CLP Power Wind/Wave Tunnel Facility



Air Ventilation Assessment by Wind Tunnels for an Instructed Project at Anderson Road Quarry in Kowloon East

Detailed Study for RODP with updated DAR T

level be provided and spacing of building be increased. Additional measures, such as shading
and/or the use of green building material may also be required to improve outdoor thermal

comfort during the summer months.

Based on the measured overall wind velocity ratios and the calculated median hourly mean wind .
speeds at all the test points, the overall annual and summer air ventilation performances within
ARQ and the aﬂjacent developments are unlikely to be problematic. However, at some locations
near the southern part of the ARQ, high pedestrian wind speeds from the easterly winds are likely
to occur. Wind breaks such as planting single/multiple rows of trees, may be required to reduce

the high wind pedestrian level wind speeds due to easterly winds.

EEMNEAM , TERRER
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Provision of Major Community Facilities in

Kwun Tong (North) Planning Area

Type of Facilities] Hong Kong HKPSG Provision Surplus /
Planning Requirement Shortfall
Standards and | Based on Existing Existing (Against
Guidelines Planned plus Provision)
(HKPSG) Population Planned
@ (i) (iD)-(i)
Local open space 10 ha per 9.21ha 4.10 10.70 +1.49ha
100,000 persons
District open 10 ha per 9.21ha 0 15.84ha* +6.63ha
space 100,000 persons
Secondary school | 1 whole day 87 0 60* =27
classroom for 40| classroom | classroom | classroom classroom
persons aged
12-17
Primary school 1 whole day 137 30 180* +43
classroom for | classroom | classroom | classroom | classroom
25.5 persons
aged 6-11
Kindergarten/ 26 classrooms 46 10 34 -12
nursery for 1,000 persons| classroom | classroom | classroom | classroom
' aged 3 to under 6
District police 1 per 200,000 to 0 0 0 0
station 500,000 persons
Divisional police |1 per 100,000 to 0 0 1* +1
station 200,000 persons
Clinic/health 1 per 100,000 0 0 1 +1
centre persons
Post office Accessible N.A. 0 2 +2
within 1.2’ km in
urban
Magistracy 1 per 660,000 0 0 0 0
persons




.,

Type of Facilities] Hong Kong HKPSG Provision Surplus /
Planning Requirement Shortfall
Standards and | Based on Existing Existing (Against
Guidelines Planned plus Provision)
(HKPSG) Population Planned :
) (ii) (ii)-(3)
Integrated 1 for 12,000 0 0 1 +1
children and persons aged
youth services 6-24
centre
Integrated family | 1 for 100,000 to 0 0 0 0
services centre 150,000 persons
~ |Library 1 district library 0 0 0 0
: for 200,000
persons
Sports centre 1 per 50,000 to 1 0 1* 0
65,000 persons
Sports 1 per 200,000 to 0 0 0 0
ground/sport 250,000 persons
complex
Swimming pool —| 1 complex per 0 0 0 0
standard 287,000 persons (1 at Kwun
Tong to serve
Kwun Tong
District)
Notes:

1. The population of the planning area in 2011 was about 23,700 (2011 By Census).

3. Some facilities are assessed on a wider district basis b
secondary and primary schools.

The planned population of the
residents and mobile residents
transient population (e.g tourists) is included, the figure would be about 96,000.

and primary schools in Kwun Tong District.

5. District Open Space (DO): Accordin

counted as DO in Metro Area.)

There is no shortfall i

* Part of provision to be provided within ARQ area.

planning area would be about 67636 92,000 (usual

)- If

y the relevant departments, e.g.
n the provision of secondary

g to HKPSG (50% of the Regional Open Space bé
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