


 

MPC Paper No. 8/17 

For Consideration by the 

Metro Planning Committee 

on 27.10.2017  

 

 

Submission for Partial Fulfillment of 

Approval Condition (a) under Application No. A/H15/232-2 

 

Proposed Hotels in “Other Specified Uses” 

annotated “Ocean Park” Zone, Ocean Park 

 

 

Applicant Tourism Commission represented by Ocean Park Corporation 

 

Site  Ocean Park, Hong Kong 

 

Site Area Ocean Hotel:    17,044m
2
 

 Fisherman’s Wharf Hotel: 12,400m
2
 

 Spa Hotel:    16,770m
2
 

 

Lease RBL 1020 RP & Extensions 

 

(a) Term: 75 years from 22.12.1972. 

 

(b) User: Restricted for a non-profit making Oceanarium and Park and 

such purposes (including, but not restricted to, commercial 

advertising, amusements, concerts, water shows, variety shows, 

exhibitions, rides, cinema, theatre shows, access road, craft village, 

underground cable car system and staff residential quarters) as may 

first be approved by the Director of Lands. 

 

Plan Approved Aberdeen & Ap Lei Chau Outline Zoning Plan (OZP) No. 

S/H15/24 (in force when Application No. A/H15/232 was submitted)  

 

 Draft Aberdeen & Ap Lei Chau OZP No. S/H15/32 (currently in force) 

 

Zoning “Other Specified Uses” annotated “Ocean Park” (“OU(Ocean Park)”) 

 

(a) Maximum building height (BH) of 6 storeys for Ocean Hotel, 14 

storeys for Fisherman’s Wharf Hotel and 8 storeys for Spa Hotel, or 

the height of the existing building, whichever is the greater. 

 

(b) Provision for application for minor relaxation of the BH restriction. 

  

Submission Partial fulfillment of approval condition (a), i.e. the building form, layout, 

design, disposition and BH of the proposed hotel developments to the 

satisfaction of the Metro Planning Committee (the Committee) of the 

Town Planning Board (the Board), for Fisherman’s Wharf Hotel 

(provisionally renamed as Fullerton Hotel) only 
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1. The Submission 

 

1.1 On 19.12.2008, the Committee approved three proposed hotels (i.e. Ocean 

Hotel, Fisherman’s Wharf Hotel and Spa Hotel) within Ocean Park (Plan 

AA-1c) under Application No. A/H15/232 with the following conditions: 

 

(a) the building form, layout, design, disposition and BH of the proposed 

hotel developments to the satisfaction of the Committee of the Board; 

 

(b) the submission of a revised visual impact assessment (VIA) taking into 

account approval condition (a) above to the satisfaction of the Director of 

Planning or of the Board; 

 

(c) the design and provision of the waterfront promenade at Fisherman's 

Wharf Hotel to the satisfaction of the Director of Planning or of the 

Board; 

 

(d) the submission and implementation of a tree preservation scheme and a 

landscape master plan for the proposed hotel developments to the 

satisfaction of the Director of Planning or of the Board; 

 

(e) the design and provision of an access road to the Spa Hotel, and the 

access arrangement, car parking and loading/unloading spaces for the 

proposed hotel developments to the satisfaction of the Commissioner for 

Transport or of the Board; and 

 

(f) the provision of water supplies for fire-fighting and fire service 

installations to the satisfaction of the Director of Fire Services or of the 

Board. 

 

1.2 On 29.7.2016, the applicant submitted a Master Layout Plan (MLP) showing 

the building form, layout, design, disposition and BH of Fisherman’s Wharf 

Hotel for partial fulfillment of approval condition (a).  After considering the 

submission on 26.8.2016, the Committee agreed that the submission had 

satisfactorily fulfilled part of approval condition (a) for the proposed 

Fisherman’s Wharf Hotel and suggested the applicant to fine-tune the building 

design so as to enhance the cascading effect of the proposed hotel, particularly 

on the western part of the West Tower.  A refined scheme with an enhanced 

stepped BH profile and more greenery on the podium decks was subsequently 

submitted by the applicant on 27.10.2016 (the compliance scheme). 

 

1.3 Since then, further refinements and enhancements have been made for the 

proposed Fisherman’s Wharf Hotel with a view to enhancing the waterfront 

experience at the hotel as well as taking into account various detailed technical 

considerations.  On 29.8.2017, the applicant submits a revised MLP showing 

the building form, layout, design, disposition and BH of Fisherman’s Wharf 

Hotel for partial fulfillment of approval condition (a) (the current proposal).   

 

1.4 The major development parameters of the proposed Fisherman’s Wharf Hotel 

in the current proposal is the same as the previously approved scheme under 

Application No. A/H15/232 and summarized in the table below: 
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Development 

Parameters 

Approved 

Scheme 

(A/H15/232) 

Compliance 

Scheme 
Current Proposal 

Site Area (m
2
) 12,400 12,400 12,400 

Plot Ratio 3.27 3.27 3.27 

Gross Floor Area 

(m
2
) 

40,570 40,570 40,570 

Site Coverage 

 Hotel Tower 

 Podium 

 

40% 

68% 

 

25% 

68% 

 

25% 

68% 

Maximum BH 

(at main roof) 

(mPD) 

74 73.5 73.5 

Number of 

Storeys 
14 14 14 

Number of 

Guestrooms 
460 460 460 

 

1.5 Compared with the compliance scheme, the current proposal has the following 

changes: 

 

(i) modification on the disposition of the two proposed curvilinear hotel 

blocks by reducing the curvature of the building blocks (with the 

perceived façade length of the two towers increased from about 170m 

to about 185m) while the 15m building gap between the building 

blocks is maintained; 

 

(ii) an enhanced waterfront promenade of 10m wide at 1/F and provision 

of a new seafront plaza in addition to the original 3m wide pedestrian 

walkway at the G/F fronting the seaside; 

 

(iii) a new staircase to link up the new seafront plaza at G/F with the 

promenade at 1/F for greater pedestrian movement;  

 

(iv) relocation of the proposed grand staircase to the eastern side of the 

hotel closer to the Water World; and 

 

(v) relocation of car ramp, lay-bys, car parking spaces and loading and 

unloading area to the back of the hotel blocks to free up space for 

amenity at the waterfront area. 

 

The revised MLP, floor plans, section plans, perspective drawings and 

photomontages are shown in Drawings AA-1c to AA-14c whilst the 

comparison between the compliance scheme and the current proposal are 

shown in Drawings AA-15c to AA-30c.  

 

1.6 For partial fulfillment of approval condition (a), the applicant has submitted 

the following documents:  

 

(a) letter dated 29.8.2017 enclosing the submission and (Appendix I) 
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drawings 

(b) letter dated 26.9.2017 enclosing Response-to- 

Comments, updated information and drawings 
(Appendix Ia) 

(c) letter dated 19.10.2017 enclosing a revised drawing (Appendix Ib) 

 

 

2. Justifications from the Applicant 

 

The justifications put forth by the applicant in support of the proposal are detailed in 

the submissions at Appendices I and Ia.  They can be summarized as follows: 

 

 Enhancement on the Promenade and Walkway 

 

(a) the revised layout and design respect the key design merits and development 

parameters of the compliance scheme while enhancing the design of the 

waterfront promenade for better public enjoyment; 

 

(b) in the compliance scheme, the proposed 10m wide promenade and the 3m wide 

walkway would only be able to provide an elevated sea-view with a set-back 

view from the waterfront whilst the 3m wide walkway will be located right next 

to the driveway with tree pits and columns on both sides.  Both designs are not 

desirable for public enjoyment of the waterfront; 

 

(c) in the current proposal, the revised disposition of the hotel blocks would allow 

the provision of additional space for an additional seafront plaza for public 

events and activities at the G/F enhancing the vibrancy of the waterfront.  A 

new staircase is proposed to link up the seafront plaza and walkway at G/F with 

the promenade at 1/F for greater pedestrian movement; 

 

More Compatible Waterfront with Further Promotion of Vibrancy 

 

(d) in the compliance scheme, the proposed loading/uploading facilities for goods 

vehicles occupies a prominent location at the waterfront.  With the 

run-in/run-out directly abuts the waterfront, the vehicular passage at G/F incurs 

considerable disturbance to the users of the waterfront.  The setting 

discourages the public from using the waterfront at G/F and diminishes the 

attractiveness of the waterfront; 

 

(e) in the current proposal, the loading/unloading facilities are relocated away from 

the waterfront to the back of the hotel to provide a more pleasant and 

welcoming ambience to the visitors upon arrival; 

 

Open Terraced Area with Less Traffic Disturbance 

 

(f) with the car ramp, car parking spaces and the associated lay-bys be relocated to 

the back of the hotel blocks, the area fronting the seaside would be free up for 

provision of an open terraced area.  By segregating these incompatible uses, 

which are potential source of fume and noise disturbance, away from the 

waterfront area, the current proposal will provide a safe and better environment 

for the public to enjoy the sea view; 
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(g) the design and location of the grant staircase has been optimized so that it 

connects 1/F directly to the indoor lobby instead of the car ramp and car parking 

area as in the compliance scheme.  The grant staircase will also at a more 

convenient location to facilitate the visitors coming from the Water World; 

 

(h)  a continuous open terrace with openable partition will be provided, of which the 

semi-outdoor space with harbour frontage is offered at 2/F to the visitors with 

ease of access, creating a more climate responsible and user friendly seaside 

experience.  The design at 2/F complemented with the improved design of the 

G/F seafront plaza and promenade at 1/F, contributes a ‘3-tier of Terrace 

Design’ which offers multi-level enjoyment to the public.  The design also 

facilitates wind penetration into the hotel and enhance the cascading effect of 

the podium levels; 

 

No Adverse Visual and Landscape Impact 

 

(i)  when compared to the compliance scheme, the visual impact of the current 

proposal on visual sensitive receivers from major viewpoints are not significant 

(Drawings AA-26c to AA-30c); 

 

(j)  the current proposal only proposes slight modification to the compliance 

scheme for enhancement purposes, such refinement shall have no adverse 

impact in terms of landscape and tree preservation; 

 

Other Technical and Operational Considerations 

 

(k)  while maintaining the 15m building gap between the tower blocks and to ensure 

air and visual permeability of the site, the revised disposition of the building 

block would reduce the curvature of the towers reducing the overlooking 

problem of the hotel rooms when compared to the compliance scheme.  

Without affecting the total GFA of the approved scheme, the revised design also 

allows a wider width of the hotel rooms as well; 

 

(l) fewer columns would be required to support the West Tower of the proposed 

hotel complex allowing more efficient structural planning with less columns 

situating on G/F; 

 

(m) the revised floor layout would allow a floor-to-floor height of 8.5m at the G/F 

which would provide more space for engineering and servicing facilities; and 

 

Support by Southern District Council (SDC) 

 

(n) the District Development and Housing Committee (DDHC) of SDC was 

consulted on the current proposal on 31.7.2017.  Members of DDHC 

welcomed the enhanced design proposal and concurred that the current scheme 

would bring alternative multi-level waterfront experience for the tourists as well 

as the general public. 
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3.  Background 

 

3.1 The three proposed hotels (i.e. Ocean Hotel at the entrance, Fisherman 

Wharf’s Hotel at Tai Shue Wan and Spa Hotel at the Summit) within Ocean 

Park fall within an area zoned “Other Specified Uses” annotated “Ocean Park” 

on the draft Aberdeen & Ap Lei Chau Outline Zoning Plan No. S/H15/32 

(Plan AA-1c).  On 19.12.2008, the Committee approved with conditions the 

three proposed hotels under Application No. A/H15/232. 

 

3.2 During the consideration of Application No. A/H15/232, the Committee noted 

that the application was intended to ascertain the location and the major 

development parameters for the three proposed hotels so as to allow the 

prospective bidders to formulate their design schemes.  The design of the 

three proposed hotels was not final.  The actual design schemes would be 

subject to further refinements and changes by the future developers.  

Approval condition (a) was imposed, among others, requiring the building 

form, layout, design, disposition and BH of the three proposed hotels to the 

satisfaction of the Committee such that the final design would be subject to the 

scrutiny of the Committee.  An extract of the minutes of the Committee’s 

meeting on 19.12.2008 and the approval letter from Secretary of the Board are 

at Appendices II and III respectively. 

 

3.3 In October 2012, the applicant applied for extension of time for 

commencement of development (Application No. A/H15/232-2) by a further 

period of 48 months, i.e. four years, which was approved by the Director of 

Planning under the delegated authority of the Board on 30.11.2012 with the 

approval conditions same as the original approval imposed.  The approval 

letter is at Appendix IV. 

 

3.4 In respect of the Fisherman’s Wharf Hotel, as mentioned in paragraph 1.2 

above, a MLP showing the building form, layout, design, disposition and BH 

of Fisherman’s Wharf Hotel was agreed by the Committee on 26.8.2016 and a 

refined scheme was subsequently submitted on 27.10.2016.  An extract of the 

Committee’s meeting on 26.8.2016 and the letter from Secretary of the Board 

are at Appendices V and VI respectively.  A set of general building plans in 

line with the compliance scheme was approved on 12.12.2016. 

 

 

4. The Site and Its Surrounding Areas (Plans AA-1c to AA-3c) 

 

4.1 The site is: 

 

(a) currently covered by shrubland, and a section of Sham Wan Road which 

is the only access road and restricted for the use of the Ocean Park; and 

 

(b) enclosed by the foothills of Brick Hill on the east and north, and 

bounded by coastline along Sham Wan Road on the southern and 

western sides. 

 

4.2 The surrounding areas have the following characteristics: 

  

(a) to its north along Sham Wan Road is the Po Chong Wan Temporary 
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Industrial Area; 

 

(b) to its northeast is the ridge of the Brick Hill; 

 

(c) to its southeast is Tai Shue Wan where the future Water Park is currently 

under construction; and 

 

(d) to its further southeast is the Ocean Park Summit at an elevated platform. 

 

 

5. Comments from Relevant Government Departments 
 

The applicant’s submissions for partial fulfillment of approval condition (a) in respect 

of the Fisherman’s Wharf Hotel have been circulated to relevant government 

departments for comments and their views on the submission are summarized as 

follows: 

 

Urban Design and Visual Aspects 

 

5.1 Comments of the Chief Town Planner/Urban Design & Landscape, Planning 

Department: 

 

(a) it is observed that the current proposal is largely similar to the 

compliance scheme in the following major aspects: 

 

i. as stated by the consultant, the overall development parameters 

would remain unchanged; 

ii. the layout of the two curvilinear blocks separated by a 15m 

building gap is generally maintained; 

iii. the hotel towers are set back considerably from the waterfront 

and sit on top of a podium designed with cascading open decks 

looking out to the sea; and 

iv. a minimum of 10m-wide waterfront promenade is provided on 

the first floor deck. 

 

(b) notwithstanding the above, it is observed that there are several 

amendments in the key design features as compared with the 

compliance scheme: 

 

i. the perceived façade length of the two towers would appear to be 

longer (about 8.8% increase from about 170m to about 185m) 

under the current disposition and layout of blocks.  

Nevertheless, there is no apparent difference in the resultant 

visual impact of the two towers with that of the compliance 

scheme; and 

 

ii. in the current proposal, the open landscape deck at 2/F is reduced 

in size away from the waterfront (the distance between the edge 

of the deck and the waterfront is increased from about 12.5m to 

about 26.7m).  In combination with the relocation of stairs 

connecting the 1/F and 2/F to the eastern portion of the open 

deck, it is considered that the current scheme would provide a 
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slightly less cascading effect on the podium design.  

Notwithstanding the above, it is considered that the design 

concept of a 3-tiers terraced podium cascading towards the sea is 

generally maintained. 

 

(c) with reference to VIA, the residual visual impact of the current proposal 

would be similar to that of the compliance scheme.  The current 

proposal is considered not unacceptable from urban design and visual 

impact perspectives; 

 

(d) other than the minimum 10m wide waterfront promenade on the first 

floor deck, an addition seafront plaza on ground floor lined with food & 

beverage and retail facilities on the hillward side is proposed under the 

current proposal.  The additional space can provide place for possible 

functions and events, which would add to the vibrancy of the area.  As 

compared with the compliance scheme, the wider waterfront area would 

also enhance the pedestrian experience at ground level.  The two levels 

of waterfront promenade under the current proposal will provide an 

open, spacious and welcoming waterfront area for public enjoyment.  

In terms of the overall waterfront experience by the public, it is 

considered that the current design of the promenade shows 

improvements to the compliance scheme from urban design 

perspective; and 

 

(e) it is noted that the applicant will adopt more compatible colour on the 

column structures under the two ends of the towers.  The applicant is 

advised to make design efforts to ensure the columns would neither 

have negative impact on the visual amenity nor adversely affect public 

enjoyment of the waterfront. 

 

Building Aspect 

 

5.2 Comments of the Chief Building Surveyor/Hong Kong West, Buildings 

Department: 

 

(a) no in-principle objection on the submission; and 

 

(b) detailed comments on the proposal can only be made at building plan 

submission stage.  Some preliminary observations are at Appendix 

VII. 

  

Fire Safety Aspect 

 

5.3 Comments of the Director of Fire Services: 

 

(a) no specific comment on the submission; and 

 

(b) detailed fire services requirements will be formulated upon receipt of 

formal submission of general building plans. 
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District Officer’s Views 

 

5.4 Comments of the District Officer (Southern), Home Affairs Department: 

 

(a) no comment on the submission; and 

 

(b) the item on “Enhanced Design Scheme for a Hotel in Ocean Park” was 

discussed at DDHC of SDC held on 31.7.2017.  In general, DDHC 

expressed support for the enhanced design, layout and facilities of the 

proposed hotel.  Some comments/suggestions were provided at the 

meeting for Ocean Park to note and follow up at the detailed design 

stage. 

 

Other Aspects 

 

5.5 The following government departments have no comment on / no objection to 

the submission: 

(a) Chief Architect/Central Management Division 2, Architectural Services 

Department; and 

(b) Commissioner for Transport. 

 

 

6. Planning Considerations and Assessment 

 

6.1 The Committee has previously agreed on 26.8.2016 a submission on the 

building form, layout, design, disposition and BH of the Fisherman’s Wharf 

Hotel for the partial fulfillment of approval condition (a) under Application No. 

A/H15/232.  The current proposal made by the applicant is for further 

refinement and enhancement to the design of the proposed Fisherman’s Wharf 

Hotel having regard to various detailed technical considerations and better 

waterfront experience.  When compared with the compliance scheme agreed 

in 2016, the proposed changes in the current proposal involve mainly an 

additional seafront plaza, an additional staircase linking seafront plaza and 

waterfront promenade, relocation of grand staircase, relocation of internal 

transport facilities away from the waterfront, and changes in disposition of 

hotel blocks.  There is no change to the major development parameters of the 

proposed hotel including gross floor area, number of hotel rooms, BH and the 

minimum width of 10m for the waterfront promenade at 1/F. 

 

6.2 The overall design of the promenade in the current proposal is considered an 

enhancement over the compliance scheme in that an additional seafront plaza 

for possible functions and events would add to the vibrancy of the area and 

enhance the pedestrian experience at ground level as well as the two levels of 

waterfront promenade will provide an open, spacious and welcoming 

waterfront area for public enjoyment.  As for the changes in the disposition 

of the hotel blocks, there is no apparent difference between the compliance 

scheme and the current scheme in terms of visual impact. 

 

6.3 In accordance with TPB Guidelines No. 36A, no separate planning permission 

will be required for amendments made to the approved scheme as a result of 

fulfilling the conditions of the approved planning permission, unless the 

changes are so major that a fresh planning application will be required.  In 
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this regard, it should be noted that when imposing the condition (a) in the 

previously approved application in 2008, the Committee considered and 

expected changes to the hotel design.  The Committee already considered the 

compliance scheme and discharged partially the approval condition (a) 

regarding the Fisherman Wharf Hotel only.  The current submission is design 

refinement of the compliance scheme and could similarly be considered in the 

context of compliance with the approval condition.  The key development 

parameters of the proposed hotel have remained unchanged.  Overall 

speaking, the current proposal is an improvement to the compliance scheme. 

 

 

7. Planning Department’s Views 

 

7.1 Based on the assessment made in paragraph 6, Planning Department has no 

objection to the building form, layout, design, disposition and BH as shown on 

the revised MLP for partial fulfillment of condition (a) in respect of the 

Fisherman’s Wharf Hotel only. 

 

7.2 Should the Committee decide that the submission has satisfactorily fulfilled 

part of approval condition (a) in respect of the Fisherman’s Wharf Hotel only, 

the advisory clauses in Appendix VIII are suggested for Members’ reference. 

 

7.3 Alternatively, should the Committee decide that the submission is not 

acceptable for partial fulfillment of condition (a), the following reason is 

suggested for Members’ consideration: 

 

the applicant fails to demonstrate that the building form, layout, design, 

disposition and BH of the proposed hotel is visually compatible with the 

surrounding areas. 

 

 

8. Decision Sought 

 

8.1 The Committee is invited to consider the applicant’s submission and decide 

whether the submission has satisfactorily fulfilled part of approval condition (a) 

in respect of the Fisherman’s Wharf Hotel only. 

 

8.2 Should the Committee decide that the submission has satisfactorily fulfilled 

part of approval condition (a), Members are invited to consider the advisory 

clause(s) to be given to the applicant. 

 

8.3 Alternatively, should the Committee decide to reject the submission, Members 

are invited to advise what reason(s) for rejection should be given to the 

applicant. 

 

 

Attachments 

 

Appendix I Letter dated 29.8.2017 enclosing a set of Information and 

Drawings 

Appendix Ia Letter dated 26.9.20017 enclosing Responses-to-Comments, 

Updated Information and Drawings 
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Appendix Ib Letter dated 19.10.2017 enclosing a Revised Drawing 

Appendix II Extract from Minutes of MPC Meeting on 19.12.2008 

Appendix III Secretary, Town Planning Board’s Letter dated 9.1.2009 

Appendix IV Director of Planning’s Letter dated 30.11.2012 

Appendix V Extract from Minutes of MPC Meeting on 26.8.2016 

Appendix VI 

Appendix VII 

Secretary, Town Planning Board’s Letter dated 14.9.2016 

Detailed Comments of CBS/HKW of BD 

Appendix VIII Advisory clauses 

  

Drawings AA-1c to AA-11c Master Layout Plan, Floor Plans and Section Plans  

Drawings AA-12c to AA-14c 

Drawings AA-15c to AA-22c 

 

Drawings AA-23c to AA-25c 

Perspective Drawings 

Comparison of Master Layout Plan, Floor Plans, Section 

Plans and Design Concepts 

Comparison of Perspective Drawings 

Drawings AA-26c to AA-30c Viewpoints and Comparison of Photomontages 

Plan AA-1c Location Plan 

Plan AA-2c Site Plan 

Plan AA-3c Aerial Photo 

 

 

PLANNING DEPARTMENT 

OCTOBER 2017 
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