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1. Introduction 

 

This paper is to seek Members‟ agreement that: 

 

(a) the proposed amendments to the approved Cha Kwo Ling, Yau Tong, Lei Yue 

Mun Outline Zoning Plan (OZP) No. S/K15/23 as shown on the draft OZP No. 

S/K15/23A (Attachment II) and its Notes (Attachment III) are suitable for 

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

(the Ordinance); and 

 

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

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

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

exhibition together with the OZP and its Notes. 

 

 

2. Status of the Current OZP 

 

On 27.10.2015, the Chief Executive in Council (CE in C), under section 9(1)(a) of the 

Ordinance, approved the draft Cha Kwo Ling, Yau Tong, Lei Yue Mun OZP which was 

subsequently renumbered as S/K15/23.  On 5.4.2016, CE in C referred the approved 

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

 

 

3. Proposed Amendments to the OZP 

 

3.1 As stated in the Policy Address 2016, housing is still the most important 

livelihood issue to be addressed.  The Government has been increasing land 

supply through a multi-pronged approach with short, medium and long-term 

measures to achieve the target to provide a total of 460,000 housing units in 

coming ten years. 
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3.2 The proposed amendments are mainly related to the rezoning of two sites at Yau 

Tong for residential developments, i.e. a site at Yan Wing Street from “Green 

Belt” (“GB”) to “Residential (Group A)” (“R(A)”) (Amendment Item A on 

Attachment II), and a site at Ko Chiu Road mainly covered by existing Yau 

Tong Ventilation Building (YTVB) of MTR Corporation Limited (MTRCL) and 

its adjoining Government land from “Other Specified Uses” annotated 

“Ventilation Building” (“OU(Ventilation Building)”), “Government, Institution 

or Community” (“G/IC”) and “GB” to “R(A)7”, “R(A)” and an area shown as 

„Road‟ (Amendment Item B on Attachment II). Opportunity is also taken to 

make technical amendments to reflect the existing natural slope to the east of 

YTVB and the northern part of the existing Yau Tong No. 2 Fresh Water Service 

Reservoir (Amendment Items C and D on Attachment II), and to incorporate  

„Art Studio‟ as Column 1 use in the Schedule II for industrial or industrial-office 

(I-O) building for “Other Specified Uses” annotated “Business” (“OU(B)”) and 

“Residential (Group E)” (“R(E)”) zones (Attachment III).   

 

Item A: Proposed Public Housing Development at Yan Wing Street 

 

Background 

 

3.3 To meet the pressing need for housing supply, a piece of Government land of 

about 1.11ha. at Yan Wing Street, Yau Tong is proposed for public housing 

development by the Housing Department (HD).  The site is currently zoned 

“GB” on the OZP (Plan 3A).   

 

3.4 HD proposes to develop the site as Phase IV of the adjoining Lei Yue Mun 

Estate (LYM Estate), comprising three residential towers on top of a podium 

with a domestic/total PR of 7.5/9 and a building height (BH) not exceeding 

150mPD.  It is estimated that the proposed public housing development will 

provide about 2,400 flats with an estimated population of about 6,000.  GIC 

facilities, such as social welfare facilities, study rooms, multi-purpose rooms, 

will be provided in the development as appropriate in consultation with 

concerned departments including the Social Welfare Department (SWD), Leisure 

and Cultural Services Department (LCSD), etc.  A preliminary conceptual 

layout for the proposed development prepared by HD is shown in Plan 3C.  

The proposed scheme may be subject to changes at detailed design stage. 

 

3.5 HD had completed the relevant technical assessments, namely, Traffic Impact 

Assessment (TIA), Air Ventilation Assessment (AVA), Visual Appraisal (VA), 

Landscape Assessment (LA), Tree Survey, Ecology Assessment (EcoA) and 

Geotechnical Study in supporting the proposed development.  A copy of the VA 

and LA, and executive summary/extract of other technical assessments are at 
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Attachment V.  A full set of technical assessments are deposited at the Board‟s 

secretariat for Members‟ inspection. 

 

The Site and Its Surroundings 

 

3.6 The site (about 1.11ha) is located at Yan Wing Street, Yau Tong, about 300m 

away from the MTR Yau Tong Station (Plan 3A).   It is a piece of Government 

land comprising mainly vegetated slopes and a drainage channel (Plans 2 and 

3B).  

 

3.7 The site is located within a high-rise residential neighbourhood supported by 

GIC and retail facilities, including LYM Estate Phases I to III (126mPD - 

151mPD) to the east, a proposed private residential development at Lei Yue Mun 

Path (under construction) (100mPD) to the south, Ocean One (120mPD) and 

Canaryside (140mPD) to the southwest along Shung Shun Street, the Spectacle 

(148mPD) to the further west at Cho Yuen Street, and Ko Cheung Court 

(117mPD - 168mPD) and Yau Mei Court (154mPD) to the further north at Ko 

Chiu Road.  Across Yan Wing Street to the north are medium-rise 

developments, i.e.  Yau Tong Centre (51mPD) and St. James Church (37mPD).  

Lei Yue Mun Municipal Services Building (39mPD) with public library, market 

and sports centre is located to the further south (Plans 2, 3A and 3B).  

 

 The Rezoning Proposal 

 

3.8 To take forward the proposed public housing development, the site is proposed 

to be rezoned from “GB” to “R(A)”, subject to the same PR control as other 

“R(A)” sites on the OZP, i.e. maximum domestic/total PR of 7.5/9.  A building 

height restriction (BHR) of 150mPD is also proposed for the site taking account 

of the surrounding high-rise residential developments ranging from 100mPD to 

168mPD with a stepped BH profile gradually decreasing towards the waterfront 

(Plans 1 and 3A) and the existing BH of the LYM Estate (126mPD - 151mPD). 

 

Visual Aspect 

 

3.9 The skyline of Yau Tong area has a descending BH profile from northeast to 

southwest towards the waterfront with the Devil‟s Peak (炮台山) (its peak at 

about 220mPD) to the east of OZP scheme area serving as the backdrop 

(Attachment I).  HD has conducted a VA (Attachment Va) to assess the 

possible visual impact of the proposed development on the surrounding areas.  

As shown in the photomontages prepared by HD viewing from Lei Yue Mun 

Typhoon Shelter and Wilson Trail (Plans 3D and 3E), the proposed 

development would not induce substantial visual impact to the surroundings and 
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the proposed development is not visually incompatible with the high-rise 

developments of LYM Estate Phases I to III, Canaryside and Ocean One in the 

surrounding areas.  The Chief Town Planner/Urban Design and Landscape, 

Planning Department (CTP/UD&L, PlanD) considers that the proposed 

development scale with BH of 150mPD is not incompatible with the surrounding 

townscape. 

 

 Air Ventilation Aspect 

 

3.10 According to the AVA (Expert Evaluation) (EE) Study conducted by HD 

(Attachment Vb), the annual prevailing winds in the area are from easterly to 

south-easterly directions and the summer prevailing winds are easterly to 

south-easterly and south-westerly directions.  With the proposed public housing 

development, less south-easterly wind will flow to St. James Church and Yan 

Wing Street as more flow is redirected to Cha Kwo Ling Road.  Also, the speed 

of south-westerly wind at Yan Wing Street will increase in some occasions.  In 

this regard, some design features and mitigation measures, such as 15m-wide air 

paths, various building separations between the proposed towers and 3m high 

clearance between podium and the towers, are proposed.  It is expected that 

these measures can help mitigate the potential adverse air ventilation impact on 

St. James Church, Yan Wing Street and LYM Estate, and the proposed 

development will unlikely impose significant adverse air ventilation impact on 

the surrounding areas.  The AVA(EE) Study recommends that a quantitative 

AVA should be further conducted to explore appropriate mitigation measures at 

the detailed design stage by HD and the mitigation measures should be 

implemented accordingly.  Such requirements have been included in paragraph 

7.3.11 of the ES of the OZP (Attachment IV).  CTP/UD&L, PlanD has no 

adverse comment on the proposed rezoning from air ventilation perspective. 

 

Ecology Aspect 

 

3.11 An EcoA (Attachment Vc) has been carried out by HD to ascertain the possible 

ecological impact from the proposed development.  According to the EcoA, the 

proposed development would lead to the direct loss of mixed woodland habitat 

of low to moderate ecological value, as well as plantation and drainage channel 

habitats of low ecological values.  Most of the fauna and vegetation within the 

site are common in Hong Kong.  One avifauna (Common Emerald Dove, 綠翅

金鳩) and one flora (Dimocarpus longan, 龍眼) which are of conservation 

importance were recorded within the site, while Longan is widely planted or 

cultivated and Common Emerald Dove is considered highly mobile and similar 

habitat was recorded nearby, and thus the impact is considered to be low.  The 

direct impact to the vegetation can be minimized by retaining existing vegetation, 
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transplantation, compensatory planting and adoption of other green measures 

wherever possible.  With such measures, the ecological impacts due to direct 

habitat loss or direct injury/mortality to wildlife within the site are expected to 

be low.  Indirect ecological impacts to the nearby habitats and associated 

wildlife are expected to be insignificant.  The Director of Agriculture, Fisheries 

and Conservation (DAFC) has no adverse comment on the proposed rezoning 

from ecological perspective.  

 

Landscape Aspect 

 

3.12 According to HD‟s LA (Attachment Vd) and Tree Survey, there are 330 trees at 

the site with no protected, rare species or Old and Valuable Trees.  Most of the 

trees are common species in Hong Kong with no conservation importance, e.g. 

exotic Acacia (相思), Leucaena leucocephala (銀合歡), Chinese Banyan (榕樹), 

Macaranga tanarius (血桐) and Sterculia lanceolate (假蘋婆).  Although all 

the existing trees within the site would be subject to clearance during 

construction, around 220 compensatory trees will be provided in the proposed 

development.  Other green measures, such as roof and vertical greening, will be 

adopted for the loss of greenery.  Tree felling application and compensatory 

proposal will be submitted to HD‟s Tree Preservation Committee for approval in 

accordance with the requirements under Development Bureau Technical Circular 

(Works) No. 10/2013 for Government projects.  Both DAFC and CTP/UD&L, 

PlanD have no adverse comment on the proposed rezoning from landscape 

perspective.  

 

 Traffic Aspect 

 

3.13 The site is well served by public transport network.  According to the TIA 

conducted by HD (Attachment Ve), the anticipated traffic flow generated from 

and attracted by the proposed development is about 124pcu/hr and 96pcu/hr in 

the AM peak hour and about 73pcu/hr and 89pcu/hr in the PM peak hour 

respectively.  Most adjacent junctions will operate satisfactorily, wtih Reserve 

Capacity
1
 (RC) ranging from 19% to 80% and Ratio of Flow to Capacity

2
 (RFC) 

ranging from 0.03 to 0.64 in the AM peak, and 43% to 77% and 0.05 to 0.77 

respectively in the PM peak, except for the junction at Cha Kwo Ling Road/Ko 

Chiu Road which will operate close to its capacity (with RC of 3% in AM peak 

and 15% in PM peak).  With the modification of this junction by changing the 

                                                      
1
  The traffic condition of a signal-controlled junction is indicated by its reserve capacity (RC). A positive RC 

figure indicates the junction is operating with spare capacity. A negative RC figure indicates the junction is 

overloaded, resulting in traffic queues and longer travel time. 
2
  Ratio of Flow to Capacity is a design parameter which measures the degree of saturation of traffic at a 

priority junction (controlled by “Stop” or “Give Way” traffic signs and/or the associated road markings). A 

DFC ratio above 1 indicates the presence of traffic queues. 
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method of control (tuning of signal), it will be operating with ample capacities 

(with RC of 15% in AM peak and 24% in PM peak). Ancillary parking facilities 

will also be provided in the proposed development up to the high end 

requirement in the Hong Kong Planning Standards and Guidelines (HKPSG) (i.e. 

53 spaces), together with additional 27 car parking spaces for addressing the 

acute district demand for parking spaces.  The TIA concludes that the proposed 

development would not induce adverse traffic impact onto the surrounding road 

network.  The Commissioner for Transport (C for T) has no adverse comment 

on the findings of the TIA and has no objection to the proposed rezoning from 

traffic perspective. 

 

Environmental and Infrastructure Aspects 

 

3.14 Concerned Government departments have no objection to/no adverse comment 

on the rezoning proposal from environmental, drainage and sewerage, and water 

supply perspectives. Relevant technical assessments, such as Environmental 

Assessment (EA), Sewerage Impact Assessment (SIA), Drainage Impact 

Assessment (DIA), etc. would be conducted at the detailed design stage. 

 

Planning Brief for Public Housing Development 

 

3.15 The proposed public housing development will be guided by the administrative 

planning brief (PB) which sets out the planning parameters, design requirements, 

as well as technical assessments to be conducted for the proposed development.  

The proposed development is targeted to be completed in 2024/25. 

 

Items B1, B2 and B3: Proposed Residential Development at the YTVB site and its 

adjoining land 

 

Background 

 

3.16 The Policy Address 2016 mentions that the Government is actively exploring 

with the MTRCL the development potential of stations and related sites along 

existing and future rail lines, as a way to increase housing land supply. 

 

3.17 To help increase housing land supply, the MTRCL submitted a proposal, 

supported with detailed technical assessments (namely TIA, AVA(EE), VA, 

Landscape Proposal, Tree Survey, EA, DIA, SIA, Water Supply Assessment and 

Geotechnical Study) for a proposed residential development at the YTVB and its 

adjoining land at Ko Chiu Road (Plans 4A and 4B).  A copy of the VA and 

executive summary of various technical assessments are at Attachment VI.  A 

full set of the technical assessments are deposited at the Board‟s secretariat for 
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Members‟ inspection.  According to the technical assessments, the proposed 

residential development is considered technically feasible. 

 

3.18 According to the MTRCL‟s proposal, the proposed residential development is 

divided into two portions with an access road in between for both vehicles and 

pedestrians, i.e. Portion A to the south and Portion B to the north.  It comprises 

one residential tower on each portion providing a total of about 980 flats with a 

domestic PR of 7.5 to accommodate an estimated population of about 3,100.  

The residential tower of Portion A will be provided atop the existing YTVB.  

The proposed development parameters of the two portions are summarized as 

follows: 

 

 Portion A Portion B 

Site Area about 0.4ha about 0.37ha 

Domestic/ Total Plot Ratio 7.5/9  7.5/9 

Building Height Restriction 190mPD 170mPD 

Number of Flats about 480 about 500 

Estimated Population about 1,500 about 1,600 

 

3.19 An indicative scheme layout for the proposed housing development prepared by 

MTRCL is shown in Plan 4C.  The proposed scheme may be subject to 

changes at detailed design stage.  

 

The Site and Its Surroundings 

 

3.20 The site, with an area of about 0.89 ha, is located at Ko Chiu Road, Yau Tong, 

and about 350m away from the MTR Yau Tong Station (Plan 4A).  Part of the 

site is currently used for YTVB by MTRCL under a Running Line Lease and the 

rest are Government land.  A fresh water pump house is located within the 

Government land to the east of the YTVB (Plan 4B).  The site is mainly zoned 

“OU(Ventilation Building)” (33.3%) and “G/IC” (65.9%), with a very small 

portion zoned “GB” (0.8%) on the OZP.  

 

3.21 The YTVB provides air ventilation for the tunnel of the MTRCL‟s railway lines.  

It measures about 61mPD (about 22m in height) up to the top of the vent shaft.  

It is served by an existing vehicular ingress/egress via Ko Chiu Road to allow 

access of large vehicles for maintenance.  As the functioning of the YTVB is 

vital to the safe and smooth operation of both the MTR Kwun Tong Line and 

Tseung Kwan O Line, it is necessary to ensure the structure and functions of the 

YTVB will not affected by the construction of residential tower.  A 6m-wide 

drainage reserve and a tunnel connecting the YTVB and railway tunnel run 

across the southern part of the site (Plan 4C).  The northern part of the site is 
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vegetated slope.  To its east is a steep natural slope with a section of footpath 

connecting the Wilson Trail (Plan 4B). 

 

3.22 The site is located at the fringe of developed area and at the foothill of Devil‟s 

Peak (220mPD).  The Yau Tong No. 2 Fresh Water Service Reservoir (84mPD) 

is located to its north.  A number of high-rise residential developments are 

located in the vicinity, including the LYM Estate Phases I to III (126mPD - 

151mPD) to the southwest, Ko Cheung Court (117mPD - 168mPD) and Ko Yee 

Estate (65mPD - 115mPD) to the west, and Ko Chun Court (122mPD - 124mPD) 

to the north (Plan 4A).  

 

The Rezoning Proposal 

 

3.23 Having regard to the existing high-density and high-rise developments in the 

vicinity and the good accessibility, the site is proposed to be rezoned from 

“OU(Ventilation Building)”, “G/IC” and “GB” to “R(A)7”, “R(A)” and area 

shown as „Road‟.  Both “R(A)7” and “R(A)” zones are subject to the same PR 

control as other “R(A)” sites on the OZP, i.e. maximum domestic/total PR of 

7.5/9.  For the “R(A)7” zone covering the YTVB, the existing railway facilities, 

as required by the Government, may be disregarded from PR calculation.  With 

the constraints of keeping the YTVB continual operating and no structure on top 

of the drainage reserve and railway tunnel as shown in Plan 4C, a BHR of 

190mPD and 170mPD is proposed for the “R(A)7” and “R(A)” zones 

respectively, to prevent massive and out-of-context developments in the area 

(Plan 1).  A piece of Government land located at the end of the proposed 

access road is proposed to remain zoned “G/IC” for the relocation of the fresh 

water pump house within the site affected by the proposed development (Plan 

1). 

 

Visual Aspect 

 

3.24 This site shares the similar skyline with the Yan Wing Street site characterized 

by a descending BH profile from northeast to southwest towards the waterfront 

with the Devil‟s Peak (炮台山) (the peak at about 220mPD) serving as the 

backdrop.  MTRCL has conducted a VA (Attachment VIa) to assess the 

possible visual impact of the proposed development.  As shown in the 

photomontages in the VA (Plans 4D and 4E), the proposed development would 

not induce substantial visual impact to the surroundings and is considered not 

visually incompatible with the surrounding areas.  The proposed BHs of 

190mPD and 170mPD for Portion A and Portion B respectively are generally 

compatible with the surrounding public and subsidized housing developments 

with BH ranging from 117mPD to 168mPD to the west, and largely conformed 
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to the overall stepped BH profile as mentioned in paragraph 3.22.  CTP/UD&L, 

PlanD considers that the proposed development scale will not create significant 

visual impact to the surrounding townscape (Attachment I).  

 

Air Ventilation Aspect 

 

3.25 MTRCL‟s AVA (EE) Study (Attachment VIb) shows that the annual prevailing 

winds are from easterly and north-eastly directions and the summer prevailing 

winds are easterly and south to south-westerly directions in the area.  With a 

number of design features to mitigate the possible air ventilation impacts, 

including narrow building frontage and increased building permeability, 

buildings arranged along an axis in parallel to the prevailing wind directions to 

avoid wind blockage, 3m-height clearance between the transfer plate underside 

and the top of ventilation building at Portion A, and 20m-wide separation 

between towers at Portion A and B, the air ventilation impact on the surrounding 

areas can be effectively minimized.  The residual impact is mainly about 

potential blockage of easterly and southeasterly wind penetration to the area on 

the opposite side of Ko Chiu Road.  CTP/UD&L, PlanD opines that it is not 

anticipated that the proposal would generate any significant adverse impact on 

the wind environment and has no adverse comment on the proposed rezoning 

from air ventilation perspective.  Nevertheless, a quantitative AVA should be 

further conducted to explore mitigation measures at the detailed design stage and 

the mitigation measures should be implemented accordingly.  Such 

requirements have been included in paragraph 7.3.11 of the ES of the OZP 

(Attachment IV).   

 

Landscape Aspect 

 

3.26 According to the Tree Survey, there are 311 trees at the site.  Most of these 

trees are common species in Hong Kong, e.g. Acacia confusa (台灣相思), 

Acacia mangium (大葉相思), Macaranga tanarius (血桐) and Ficus hispida (對

葉榕), with no protected, rare species or Old and Valuable Trees.  It is 

preliminary estimated that 222 trees have to be felled due to the proposed 

development, with 89 trees to be retained and 163 compensatory trees to be 

provided.  A minimum of 20% green coverage can be achieved in the proposed 

development.  Relevant tree preservation clause will be incorporated in the land 

lease and the proponent will be required to carry out appropriate greening 

measures and tree preservation/compensation proposals in accordance with 

established guidelines
3
 so as to minimize landscape impact.  Both DAFC and 

CTP/UD&L, PlanD have no adverse comment on the proposed rezoning from 

                                                      
3
  Lands Department Practice Note (No.7/2007): Tree Preservation and Tree Removal Application for Building 

Development in Private Projects. 
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landscape perspective. 

 

Traffic Aspect 

 

3.27 According to MTRCL‟s TIA (Attachment VIc), all adjacent junctions will be 

able to cope with the traffic induced by the proposed development.  The 

anticipated traffic flow generated from and attracted by the proposed 

development is about 71pcu/hr and 43pcu/hr in the AM peak hour and about 

29pcu/hr and 37pcu/hr in the PM peak hour respectively.  Critical junctions will 

have RC ranging from 10% to 34% and RFC ranging from 0.04 to 0.82 in the 

AM peak, and 10% to 90% and 0.02 to 0.89 respectively in the PM peak.   

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

accordance with the standards in the HKPSG.  The TIA concludes that the 

proposed development would not induce adverse traffic impact onto the 

surrounding road network.  C for T has no adverse comment on the findings of 

the TIA and has no objection to the proposed rezoning from traffic perspective. 

 

Environmental and Infrastructure Aspects 

 

3.28 According to MTRCL‟s EA, the extracted air from the YTVB is not polluting in 

nature.  Retrofitting design involving relocation of ventilation openings can 

effectively avoid exposing existing and future noise sensitive uses nearby under 

unacceptable noise impact from the YTVB.  With the provision of mitigation 

measures, including 5m buffer from the kerb side of Ko Chiu Road and careful 

disposition of the residential towers, the proposed development will not be 

subject to unacceptable air quality and noise impacts generated from road traffic.  

The Director of Environmental Protection (DEP) has no adverse comment on the 

environmental acceptability of the proposed development. 

 

3.29 Concerned Government departments have no objection to/no adverse comment 

on the rezoning proposal from drainage, sewerage, water supply, and 

geotechnical perspectives.   

 

 

4. Rezoning Proposals to Reflect As-built Conditions (Items C and D) 

 

Opportunity is also taken to rezone the following sites to appropriate zonings to reflect 

their as-built conditions: 

 

(a) A natural slope covered with heavy vegetation to the southeast of the proposed 

residential development at Ko Chiu Road (Item B) from “G/IC” to “GB” (Item C 

on Plan 4A and site photo at Plan 4B); 
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(b) A portion of Yau Tong No. 2 Fresh Water Service Reservoir together with its 

access road and adjoining man-made slopes from “GB” to “G/IC” and a small 

site falling within the existing lot boundary of Ko Chun Court from “GB” to 

“R(A)” (Item D on Plan 4A and site photo at Plan 4B). 

 

 

5. Provision of Open Space and G/IC Facilities 

 

5.1 Taking into account the proposed developments at Yan Wing Street and Ko Chiu 

Road, the population of the planning area is estimated to be increased by about 

9,100 in total.  Based on the HKPSG requirements and the planned population 

for the area, the district and local open space and a range of GIC facilities in the 

area are generally adequate to meet the need of the planned population, although 

there is a shortfall of planned provision of primary and secondary school 

classrooms.  The provision of open space and major community facilities in the 

planning area is detailed at Attachment VII.  

 

5.2 The shortfall in primary school classrooms would be addressed by the provision 

in the adjoining areas.  For the shortfall in secondary classrooms, its provision 

is assessed on a wider district basis by the Education Bureau, who have no 

objection to the rezoning proposals.  Also, there is no shortfall within the Kwun 

Tong District as a whole. 

 

5.3 In response to the requests of the SWD and the locals, some GIC facilities, such 

as social welfare facilities, study room, multi-purpose room, etc. will be 

incorporated into the proposed public housing development at Yan Wing Street 

site to meet the local community‟s aspiration for more GIC facilities in the 

district.  The actual provision would be confirmed at detailed design stage. 

 

 

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

 

6.1 The proposed amendments as shown on the draft Cha Kwo Ling, Yau Tong, Lei 

Yue Mun OZP No. S/K15/23A (Attachment II) are as follows: 

 

Amendment Item A (about 1.11ha) (Plan 3A) 

  

(a) Rezoning of a site at Yan Wing Street from “GB” to “R(A)” and stipulation 

of BHR of 150mPD in accordance with paragraph 3.8 above. 
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Amendment Item B1 (about 0.4 ha), Item B2 (about 0.12 ha) and Item B3 (about 

0.37 ha) (Plan 4A) 

  

(b) In accordance with paragraph 3.23 above, rezoning of a site at the YTVB 

and its adjoining land at Ko Chiu Road from “OU(Ventilation Building)”, 

“G/IC” and “GB” to (i) “R(A)7” and stipulation of BHR of 190mPD (Item 

B1); (ii) an area shown as „Road‟ (Item B2); and (iii) “R(A)” and stipulation 

of BHR of 170mPD (Item B3). 

 

Amendment Item C (about 1.63 ha) (Plan 4A) 

 

(c) Rezoning of a natural slope to the east of YTVB from “G/IC” to “GB” in 

accordance with paragraph 4(a) above. 

 

Amendment Item D (about 1.24 ha) (Plan 4A) 

 

(d) Rezoning of a portion of Yau Tong No. 2 Fresh Water Service Reservoir 

together with its access road and adjoining man-made slopes from “GB” to 

“G/IC” and rezoning of a small site falling within the existing lot boundary 

of Ko Chun Court from “GB” to “R(A)” in accordance with paragraph 4(b) 

above. 

 

 

7 Proposed Amendments to the Notes of the OZP (Attachment III) 

 

7.1 Amendments to the Notes of the OZP are proposed as follows: 

 

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

Amendment Items A and B3; and 

 

(b) in relation to Amendment Item B1, the Notes of the “R(A)” zone is 

amended to incorporate the proposed “R(A)7” sub-zone and incorporate 

„Mass Transit Railway Vent Shaft and/or Other Structure above Ground 

Level other than Entrances (on land designated “R(A)7” only)‟ as a Column 

1 use for the “R(A)7” zone, with corresponding amendment under Column 

2, together with an additional remark stating that the railway facilities, as 

required by the Government, may be disregarded from PR calculation for 

“R(A)7” zone. 

 

7.2 With a view to support art development, the feasibility of allowing „Art Studio‟ 

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

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



– 13 – 

 

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

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

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

stakeholders with no objection from concerned Government departments. To 

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

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

use in Schedule II of the “R(E)” and “OU(B)” zones.  As „Art Studio‟ is 

subsumed under the „Place of Recreation, Sports or Culture‟ use, corresponding 

amendment will also be made to replace „Place of Recreation, Sports or Culture‟ 

under Column 2 in the same schedule by „Place of Recreation, Sports or Culture 

(not elsewhere specified)‟.   

 

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

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

consideration. 

 

 

8 Revision to the ES of the OZP (Attachment IV) 

 

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

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

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

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

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

Members‟ consideration. 

 

 

9 Plan Number 

 

Upon exhibition for public inspection, the OZP will be renumbered as S/K15/24. 

 

 

10 Consultation 

 

Departmental Consultation 

 

10.1 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:   

 

(a) Secretary for Development (SDEV); 

(b) Secretary for Education; 
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(c) Chief Architect/Central Management Division 2, Architectural Services 

Department;  

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

(e) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); 

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

(g) Chief Building Surveyor/NTE2&Rail, Buildings Department; 

(h) CTP/UD&L, PlanD; 

(i) Commissioner of Police; 

(j) C for T; 

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

(l) District Lands Officer/Sai Kung, Lands Department; 

(m) DEP; 

(n) DAFC; 

(o) Director of Electrical & Mechanical Services; 

(p) Director of Fire Services; 

(q) Director of Housing; 

(r) Director of Social Welfare (DSW); 

(s) District Officer (Kwun Tong), Home Affairs Department; 

(t) Director of Leisure and Cultural Services (DLCS); 

(u) Executive Secretary (Antiquities & Monuments), Leisure and Cultural 

Services Department; 

(v) Director of Food and Environmental Hygiene (DFEH); 

(w) Government Property Administrator; 

(x) Head of Geotechnical Engineering Office, Civil Engineering and 

Development Department; and 

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

Department. 

 

Consultation with Kwun Tong District Council (KTDC) 

 

10.2 On 3.5.2016, KTDC was consulted on the proposed OZP amendments.  The 

relevant extract of the draft minutes of the meeting is at Attachment VIII.  In 

general, KTDC Members raised grave concerns on the traffic congestion in 

Kwun Tong District and the inadequate provision of GIC facilities in Yau Tong 

area.  After deliberation, the KTDC passed a motion (Attachment IX) 

expressing dissatisfaction with the continued residential developments and 

population increase in the area which has overloaded the community facilities, 

and requested the Government to respond to their request for community 

facilities before re-submitting the proposals for KTDC consideration.  A group 

of KTDC Members also submitted a letter to the SDEV (Attachment X) before 

the meeting to express their concerns on the increasing population in Yau Tong 

which could pose pressure on the existing traffic and public transport capacities 
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as well as the provision of community facilities, in particular the provision of 

clinic, swimming pool, library, study room and market.  They requested further 

consultation with the locals and to provide more community facilities to meet 

the local needs.  KTDC Members‟ major views expressed at the meeting and 

the said letter, and the responses of Government departments are summarised as 

follows: 

 

KTDC Members’ Views Government’s Responses 

(a) Some Members objected to the 

proposed residential developments and 

raised serious concerns on the traffic 

congestion, inadequate parking spaces 

and illegal road-side parking problems 

in Yau Tong. Insufficient parking 

provision might worsen illegal parking 

on the adjacent roads. 

According to the TIAs for the two housing 

sites, with  minor improvement works 

(tuning of traffic signal) at the junction of 

Cha Kwo Ling Road/Ko Chiu Road, the RC 

of the critical junctions in the vicinity will be 

at an acceptable level. It is envisaged that the 

proposed residential developments would not 

have adverse traffic impact on the 

surrounding areas, and is sustainable from 

traffic perspective. Transport Department 

(TD) is working on the improvement 

proposal for Kai Tin Road roundabout and 

will report to the KTDC on the progress. 

Internal parking and L/UL facilities of the 

proposed developments would be provided in 

accordance with HKPSG and are considered 

adequate by TD. HD also agreed to provide 

27 additional car parking spaces on top of the 

HKPSG high end requirement (from 53 to 80 

spaces) at Yan Wing Street site to meet local 

demand for parking spaces. 

Two public vehicle parks with a total of 421 

spaces would be provided in the proposed 

developments at Lei Yue Mun Path and Yan 

Yue Wai to meet the local parking needs 

(Plan 5).  

(b) Raised concerns on poor pedestrian 

connectivity and congested at-grade 

crossing at Ko Chiu Road between Yau 

Tong Centre and Yau Tong Community 

Hall. 

TD advises that the existing pedestrian 

crossing facilities in Yau Tong could cater for 

the current pedestrian flow, and signalizing 

the said junction is not technically preferable.  

Pedestrian links/footbridges will connect the 

proposed public housing development at Yan 

Wing Street with the existing footbridge 

network linking LYM Estate Phases I to III 

and the Lei Yue Mun Plaza Market (next to 
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4
 The three swimming pools include one standard pool at Kwun Tong Road, one leisure pool in Jordan Valley and one 

indoor pool in Lam Tin. The three district libraries are at Lam Tin, Shui Wo Street and Ngau Tau Kok. The three small 

libraries are at Lei Yue Mun (i.e. the Municipal Services Building near the Yan Wing Street site), Sau Mau Ping and 

Shun Lee. 

the community hall) (Plan 5). 

(c) Raised concerns on whether the 

existing public transport services were 

adequate to serve the increased 

population.  

TD considers that the residents of Yau Tong 

are well served by the public transport 

network in the vicinity which should be able 

to cope with the traffic demand generated by 

the proposed developments, and will closely 

monitor the operation of public transport 

services in the area. 

(d) MTR Yau Tong Station is already 

congested. A few Members urged for 

earlier implementation of the MTR 

East Kowloon Line and suggested to 

have a branch line connecting Yau 

Tong. 

 

The comment has been relayed to the 

Transport and Housing Bureau for their 

overall planning of railway services. 

(e) The existing Yau Tong Driving Test 

Centre at Yau Tong Centre (Plan 5) 

should be relocated elsewhere, as the 

driving test candidates and learners had 

caused traffic congestion. 

TD considers that the driving test centre, 

which is the only one in Kowloon East, will 

not induce adverse traffic impact with only 

60 driving tests per weekday. Also, there is 

no suitable re-provisioning site for relocating 

the test centre. 

(f) Provision of GIC facilities is 

insufficient to serve the local 

community with the increasing 

population. Suggested to construct a 

standalone GIC complex building at 

Yan Wing Street site to provide more 

GIC facilities in Yau Tong, including 

swimming pool, district library, 

kindergarten, children and youth 

centre, elderly facilities and market.   

HD agrees to provide various facilities at Yan 

Wing Street site as proposed by SWD 

(including Residential Care Home for the 

Elderly, Neighbourhood Elderly Centre, 

Hostel for Severely Mentally Handicapped 

Persons with Day Activity Centre and Child 

Care Centre). Study room and multi-purpose 

room will also be provided to serve the local 

needs. Actual provision will be confirmed at 

detailed design stage. 

Considering that there are already 3 

swimming pools, 3 district libraries and 3 

small libraries in Kwun Tong District
4

, 
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10.3 SDEV issued letters to the Chairman of KTDC and a group of KTDC 

Members on 3.6.2016 and 6.6.2016 respectively to explain the need and 

rationale for the proposed rezoning to meet housing land supply target and the 

acceptability of the proposals from various technical aspects, and to provide 

detailed responses to the various concerns raised by KTDC Members, 

particularly in respect of traffic impact and provision of GIC facilities 

(Attachments XI and XII respectively). The letters also informed that their 

views and the proposed OZP amendments will be submitted to MPC for 

consideration, and if the amendments are agreed by MPC and then gazetted 

                                                      
5
 DLCS considers that according to the HKPSG, the standard for provision of swimming pool is one swimming 

pool complex per 287,000 persons. Based on the planned population of 764,827 for Kwun Tong District, two 

swimming pool complexes should be provided in the district. There are currently three swimming pool 

complexes provided by LCSD in the district. Also, the current provision of three district libraries also conforms 

to the HKPSG according to the standard of one district library per 200,000 persons. Three small libraries and 

nine mobile library stops are also provided in the district. 

DLCS advises that the existing provision is 

up to the HKPSG requirements and there is 

no plan to provide additional swimming pool 

and district library in Yau Tong
5
.  Besides, 

there are existing markets within the Lei Yue 

Mun Municipal Services Building and Lei 

Yue Mun Plaza in the vicinity. Currently,   
Food and Environmental Hygiene 

Department has no plan to build markets in 

the area. With a surplus of two integrated 

children and youth services centre in the 

area, DSW considers it is not necessary to 

provide additional youth centre but requested 

for a Child Care Centre to be provided at Yan 

Wing Street site. 

(g) Members urged for earlier provision of 

clinic in Yau Tong and requested for 

the development programme of the 

proposed clinic at Pik Wan Road (Plan 

5). 

HD is in close liaison with the Food and 

Health Bureau in studying the technical 

feasibility of the proposed clinic 

development at Pik Wan Road. Taking into 

account the time required to overcome the 

various technical constraints (e.g. slopes, 

near service reservoir) of the site, the 

tentative completion date is 2026-27. 

(h) More quality open space should be 

provided. A member suggested to open 

up the top of the Yau Tong No. 2 

Service Reservoir for public 

enjoyment. 

The service reservoir is located at an elevated 

position and served by steep access road and 

staircase which are both not up to standard, 

DLCS considers the said service reservoir is 

not a suitable location for developing to a 

desirable leisure services venue. 
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under the Ordinance, there will be a 2-month statutory period for the public to 

submit representations to the Board in respect of the amendments. 

 

Public Consultation 

 

10.4 If the proposed amendments are agreed by the Committee, the draft OZP (to be 

renumbered to S/K15/24 upon exhibition) and its Notes will be exhibited under 

section 5 of the Ordinance.  Members of the public can submit 

representations on the OZP amendments to the Board during the two-month 

statutory public inspection period.  The KTDC will be further consulted on 

the proposed amendments during the plan exhibition period.  

 

 

11 Decision Sought 

 

Members are invited to: 

 

(a) agree to the proposed amendments to the approved Cha Kwo Ling, Yau Tong, 

Lei Yue Mun OZP and that the draft Cha Kwo Ling, Yau Tong, Lei Yue Mun 

OZP No. S/K15/23A at Attachment II (to be renumbered to S/K15/24 upon 

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

section 5 of the Ordinance; and 

 

(b) adopt the revised ES at Attachment IV for the draft Cha Kwo Ling, Yau Tong, 

Lei Yue Mun OZP No. S/K15/23A as an expression of the planning intentions 

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

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

 

 

12 Attachments 

 

Attachment I Approved Cha Kwo Ling, Yau Tong, Lei Yue Mun OZP No. 

S/K15/23 (reduced to A3 size) 

Attachment II Draft Cha Kwo Ling, Yau Tong, Lei Yue Mun OZP No. 

S/K15/23A 

Attachment III Revised Notes of Draft Cha Kwo Ling, Yau Tong, Lei Yue 

Mun OZP No. S/K15/23A 

Attachment IV Revised ES of Draft Cha Kwo Ling, Yau Tong, Lei Yue Mun 

OZP No. S/K15/23A 

Attachment Va VA for Proposed Public Housing Development at Yan Wing 

Street 

Attachment Vb Extract of AVA(EE) for Proposed Public Housing 
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Development at Yan Wing Street  

Attachment Vc Executive summary of EcoA for Proposed Public Housing 

Development at Yan Wing Street 

Attachment Vd LA for Proposed Public Housing Development at Yan Wing 

Street 

Attachment Ve Executive summary of TIA for Proposed Public Housing 

Development at Yan Wing Street 

Attachment VIa VA for Proposed Residential Development at YTVB and its 

adjoining land at Ko Chiu Road 

Attachment VIb Executive summary of AVA(EE) for Proposed Residential 

Development at YTVB and its adjoining land at Ko Chiu Road 

Attachment VIc Executive summary of TIA for Proposed Residential 

Development at YTVB and its adjoining land at Ko Chiu Road 

Attachment VII Provision of Open Space and Major Community Facilities 

Attachment VIII Extract of Draft Minutes of the KTDC Meeting held on 

3.5.2016 

Attachment IX Motion passed at KTDC Meeting held on 3.5.2016 

Attachment X KTDC Members‟ letter to SDEV dated 3.5.2016 

Attachment XI SDEV‟s reply letter to the Chairman of KTDC 

Attachment XII SDEV‟s reply letter to a group of KTDC Members  

 

Plan 1 Location Plan 

Plan 2 Aerial Photo 

Plans 3A to 3B Site Plan and Site Photo of Amendment Item A 

Plan 3C Conceptual Layout Plan of Proposed Public Housing 

Development at Yan Wing Street 

Plan 3D Photomontage at Lei Yue Mun Typhoon Shelter Breakwater 

Sitting-out Area 

Plan 3E Photomontage at near Gough Battery at Wilson Trail Section 3 

Plans 4A to 4B  Site Plan and Site Photo of Amendment Items B, C and D 

Plan 4C Conceptual Layout Plan of Proposed Residential Development 

at YTVB and its adjoining land at Ko Chiu Road 

Plan 4D Photomontage at Kai Tak Runway Park 

Plan 4E Photomontage at footbridge between LYM Estate and Lei Yue 

Mun Plaza 

Plan 5 Location of facilities in Yau Tong 

 

 

PLANNING DEPARTMENT 
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