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THE APPROVED MA TAU KOK OUTLINE ZONING PLAN NO. S/K10/24

Development
Scheme Area

Zoning

Proponent

Proposed

Amendments

31-49 & 55-73 Sa Po Road (odd nos.) and 24-82 Kai Tak Road (even
nos.), two pieces of Government land, a service lane, a portion of Sa Po
Road and portion of surrounding public pavements

6,106 m*

(@) Private land (31-49 & 55-73 Sa Po Road (odd nos.) and 24-82 Kai
Tak Road (even nos.)
(b) Government land (remaining areas)

Approved Ma Tau Kok Outline Zoning Plan (OZP) No. S/K10/24

“Residential (Group A)2” (“R(A)2”)

- amaximum plot ratio (PR) of 9 for a building that is partly domestic
and partly non-domestic, of which the domestic part should not
exceed 7.5 or the PR of the existing building, whichever is the
greater

- amaximum PR of 9 for non-domestic building

- amaximum building height (BH) of 1200mPD would be permitted
for sites with an area of 400m? or more

Area shown as ‘Road’
Urban Renewal Authority (URA)
(@ To rezone Development Scheme Area to “R(A)” zone

(b) To increase building height restriction (BHR) from 100mPD to
120mPD



1.

The Proposal

Urban Renewal in Kowloon City

11

According to the Urban Renewal Plan for Kowloon City (URP) recommended
under the District Urban Renewal Forum (DURF) study in 2014, a site at Kai Tak
Road/Sa Po Road was proposed to be rezoned from “R(A)2” to “Comprehensive
Development Area” (“CDA”) for mixed development with commercial,
community and residential uses (Plan 1). It could facilitate the transformation of
the area to a gateway leading to Kai Tak Development Area (KTDA) with seamless
integration with its underground shopping street (USS). The URP also suggested
that an entrance plaza connecting with the subway to the USS should be provided to
serve as a gateway to create a sense of arrival, and commercial/community facilities
and public vehicle park (PVP) should be provided in the future development to
meet the local demand. The draft Kai Tak Road/Sa Po Road Development Scheme
Plan (DSP) is formulated based on DURF’s proposal, and URA proposed to enlarge
the site boundary southward to include the southern portion of Sa Po Road and the
adjoining amenity areas and to rezone the site to “R(A)” zone.

Kai Tak Road/Sa Po Road DSP

1.2

1.3

14

On 22.2.2019, the URA submitted the draft Kai Tak Road/Sa Po Road DSP No.
S/K10/URA1/A for consideration of the Town Planning Board (the Board) in
accordance with section 25(5) of the URA Ordinance (URAO). The submission
comprises the draft DSP with its Notes and Explanatory Statement (ES), a planning
report with technical assessments on traffic, environment, visual, air ventilation,
drainage, sewerage, geotechnical aspects and social impact assessment (SIA)
(Stage 1) report (Annex B). On 4.4.2019, URA further submitted the SIA (Stage 2)
report to the Board (Annex D).

The draft DSP is to rezone the DSP area to “R(A)” with a BHR of 120mPD to
facilitate a high-density commercial/residential development. A PVP, social
welfare/community facilities, and a split-level sunken plaza are proposed in the
development.

In support of the draft DSP, the proponent submitted the following documents:

(@) URA'’s letters dated 22.2.2019 and 25.2.2019 (Annex A)
(b) Planning Report (including Stage 1 SIA Report) (Annex B)
(c) URA'’s letter dated 4.4.2019 (Annex C)
(d) Stage 2 SIA Report (Annex D)

() URA’s letter dated 3.5.2019 providing responses to (Annex E-1)
comments of Government departments and public
comments (Stage 1)

() URA’s letter dated 10.5.2019 providing responses to (Annex E-2)
comments of Government departments and public
comments (Stage 2)
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(9) URA’s submission dated 16.5.2019 providing responses to  (Annex E-3)
comments of Government departments

(h) URA’s submission dated 31.5.2019 providing responses to  (Annex E-4)
comments of Government departments

(1) URA’s submission dated 3.6.2019 providing responses to  (Annex E-5)
comments of Government departments

() URA’s submission dated 5.6.2019 providing responses to  (Annex E-6)
comments of Government departments

The purpose of this paper is to invite the Board to consider whether the draft DSP
(together with its Notes and Explanatory Statement (ES)), as submitted by URA, is
suitable for gazetting under section 5 of the Town Planning Ordinance (TPO).

The area proposed to be zoned “R(A)” on the draft DSP currently falls within an
area mainly zoned “R(A)2” and a section of Sa Po Road partly shown as ‘Road’ on
the approved Ma Tau Kok OZP No. S/K10/24 (Plan 2). The area of the DSP covers
the “R(A)2” zone on the OZP, including private lots at 31-49 & 55-73 Sa Po Road
(odd nos.) and 24-82 Kai Tak Road (even nos.), two pieces of government land that
are currently used as amenity areas, a service lane, and portion of the surrounding
public pavements abutting a portion of Sa Po Road (Plan 3 and Annex H-1). A
portion of Sa Po Road is included in the DSP area and is proposed to be closed. A
new private road will be provided within the DSP for public use and diverting
traffic from Sa Po Road to Kai Tak Road (Drawing 2a). URA has included the
adjoining pavements along north-south direction of Sa Po Road and Kai Tak Road
within the boundary of the DSP as part of the affected buildings overhang the
pavement, but it will not be included in the site area for PR calculation.

According to URA’s notional scheme (Drawings 2b, 3 and 4a), the proposed
development includes three residential towers over a non-domestic podium
comprising retail, GIC facilities, private residential clubhouse and podium garden.
A sunken plaza is proposed at the southern edge of the DSP to allow for at-grade
integration with the existing pavement of Prince Edward Road East and
underground connection with the government’s subway that links up with the future
USS in KTDA. The sunken plaza is proposed to be opened for public use
(Drawings 4a & 4b). A PVP and some floor space for GIC facilities will be
provided within the development. The preliminary design drawings are at
Drawings 2b and 3 and the development parameters are set out in the table below:

Scheme area 6,106m”

Net site area ) (about) 5,352m°

Proposed zoning “R(A)”

Maximum GFA " About 48,168m*

- Domestic - About 40,140m?
- Non-domestic - About 8,028m?
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Maximum PR ™ 9
- Domestic -75
- Non-domestic -15
Maximum BH 120mPD
No. of residential towers 3
No. of storeys 38 (about)
- Domestic 30
- Non-domestic 3
- Basement carpark/non-domestic | 5

portion connecting to a sunken plaza
Estimated population 1,940
No. of flats " 810 (about)
GIC facilities About 800m* GFA

Parking Facilities
- Ancillary parking

- Pubic vehicle parking
- Loading/unloading (L/UL) bays

- 120 private car and 14 motor-cycle
parking spaces (underground)

- 300 private car parking spaces
(underground) _

- 6 heavy goods vehicles (HGV) ™
and 5 light goods vehicles (LGV)
(at grade)

Local Open Space

To be provided in accordance with the
requirements of the Hong Kong
Planning Standards and Guidelines
(HKPSG) (i.e. 1m? per person).

Others

A sunken plaza of 1,000m*

Notes:

design.

bays.

@ Net site area to be adopted for PR calculation, subject to survey and detailed

@ The exact GFA is subject to detailed design and prevailing Schedule 1 of the

~Building (Planning) Regulations (B(P)R).

@ Subject to detailed design at project implementation stage.

™ To address Commissioner for Transport (C for T)’s request, 1 more HGV is
proposed in addition to the original proposal of 5 HGV and 5 LGV L/UL

Development Intensity

The Scheme area of the DSP is 6,106m? and the site area is 5,352m?. The proposed
domestic and non-domestic PRs conform to the restrictions for “R(A)” zone under
the OZP, i.e. maximum PR of 9 for a building that is partly domestic and partly
non-domestic and PR of the domestic part not exceeding 7.5.




Relaxation of BHR

1.9  The area currently zoned “R(A)2” on the OZP is subject to BHR of 100mPD".
URA proposed to relax the BHR for the DSP to 120mPD.

Underground PVP

1.10  Anunderground PVP with 300 private car parking spaces is proposed. The ingress
of the PVP is at Kai Tak Road, which is separated from the ingress of the ancillary
car park of the proposed development at Sa Po Road. They would share the
common egress point at Kai Tak Road (Drawing 4a). URA proposed that the PVP
is to be under the management and maintenance of URA or its joint venture partner
or its assigned agent. To facilitate its implementation, ‘Public vehicle park
(excluding container vehicle)’ is proposed to be included as a Column 1 use that is
always permitted within “R(A)” zone. Provision of the underground PVP as
required by the government is proposed to be stipulated in the Notes and be
exempted from PR calculation (Annex H-2).

Closure of a Section of Sa Po Road for Provision of a New Private Road and
Sunken Plaza

1.11 URA proposed to realign a section of Sa Po Road running parallel to Prince Edward
Road East northward, to form a perpendicular intersection with Kai Tak Road
(Drawing 2b). The realigned Sa Po Road will be a private road to divert traffic
from Sa Po Road to Kai Tak Road and will be open for public use 24 hours daily.
The private road will be under the management and maintenance of URA or its joint
venture partner or its assigned agent, subject to agreement with relevant
Government Departments.

1.12  Upon realignment of Sa Po Road, the enlarged triangular space between the private
road (redirected Sa Po Road) and Prince Edward Road East would be converted to a
split-level sunken plaza for public enjoyment. The split-level sunken plaza is the
landing for a subway (to be constructed by the Government) to connect to the USS
in KTDA. URA indicated that the exact opening hours of the sunken plaza will be
reviewed at later stage while the proposed linkage with government’s planned
subway is intended to be opened 24 hours daily for public use.

Sunken Plaza and Connecting Commercial Uses

1.13 URA proposed that in addition to provision of commercial uses on the lowest three
floors, commercial uses is also proposed in the non-domestic portion of the building
connecting to the sunken plaza to enhance its vibrancy. The standard Notes of the
“R(A)” zone is proposed to be modified to permit this (Annex H-2).

L“R(A)2” sites are subject to BHR of 80mPD as stipulated on the OZP, while sites with an area of 400m? or more
are subject to a BHR of 100mPD as stipulated in the Notes.



1.14

1.15

GIC Facilities

To meet community needs, URA proposed to provide about 800m? of non-domestic
GFA for appropriate GIC/community use. The provision of GIC facilities as
required by the government is proposed to be exempted from PR calculation
(Annex H-2).

URA proposed to delete *Ambulance Depot’ use from Column 1 and “Hospital’ use
from Column 2 in the Notes of the “R(A)” zone under the DSP (Annex H-2) as they
have no intention to incorporate these uses into the development (Annex E-6).

Justifications provided by URA

General

2.1

Under the DSP, old buildings in the area, ranging from 29 to 55 years in ‘varied” or
‘poor’ conditions will be redeveloped into a new modern residential development
with commercial/GIC facilities, a sunken plaza to enhance the vibrancy of the
landing point for the subway connecting to the USS in KTDA and a PVP to
alleviate the acute shortage of car parking spaces in the area. The existing
buildings are in poor serviceability and some have suspected unauthorised
building structures (UBWSs). The redevelopment will help improve living
conditions of the existing households in sub-divided flats. The DSP will increase
the small to medium-sized flats in the urban area.

Meeting DURF’s recommendations in the URP

2.2

The DSP also seeks the opportunity to carry out comprehensive redevelopment to
implement DURF’s recommendations in the URP, which include:

@ a comprehensive development to facilitate mixed development with
commercial and residential uses to strengthen the connection with KTDA,

(b) provision of a sunken plaza to enhance connection with the USS of KTDA,
() provision of GIC/community facility uses; and

(d) provision of a PVP to address the demand for vehicle parking facilities in
the Nga Tsin Wai Road Area.

Relaxation of BHR

2.3

URA proposed to relax the BHR from 100mPD to 120mPD. The justifications
provided by URA are to provide more design flexibility; to allow a slimmer
build-form and wider building separation to enable a visual and spatial relief and
better air ventilation for the proposed residential towers and the adjoining existing
buildings (i.e. Carlson Court at 51 Sa Po Road and High Place at 33 Carpenter
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Road). URA opined that the proposed BHR of 120mPD respects and presents a
stepped-building height profile to the developments across Carpenter Road
(Billionaire Royale and Le Billionaire at 170mPD and 145mPD respectively). If
100mPD is kept for the proposed development with the sunken plaza and a private
road at the south, the residential towers will need to be restricted to the northern
part and the buildings will be inevitably bulkier in building form with narrower
building gaps between towers and the adjoining existing buildings which would
create stressful spatial feeling and it is not desirable from urban design point of
view. Avisual appraisal (VA) was submitted to demonstrate that the visual impact
of relaxing the BHR to 120mPD is visually compatible with the surrounding
developments (Appendix 4 of Annex B and Drawings 5a to 5c). Besides, an air
ventilation assessment (AVA) was submitted to demonstrate that the proposed
scheme with three residential towers at 120mPD and building gaps of 11m-13m
would better enhance air ventilation as compared to a scheme at 100mPD
(Appendix 6 of Annex B and Drawings 6al and 6a2 and 6b).

Underground PVP

2.4 Theunderground PVP is intended to alleviate the insufficient car parking spaces in
the Nga Tsin Wai Road Area”as recommended in the URP. According to the
Traffic Impact Assessment (TI1A) in Appendix 2 of Annex B, based on the parking
survey, URA will provide a PVP with 300 public car parking spaces to serve the
eastern part of Nga Tsin Wai Road Area®. It may also provide opportunity for
pavement widening in the area to improve the walkability by replacing some
on-street metered car parking spaces in the area.

Local Road Improvement / Sunken Plaza

2.5  The split-level sunken plaza would enhance vibrancy of the pedestrian connection
between Kowloon City and the USS in KTDA. It would also provide more
circulation and waiting space for the public at the existing bus stops at Prince
Edward Road East.

2.6 The proposed realignment could replace the existing acute angle at the junction of
Kai Tak Road/Sa Po Road to eliminate the visibility constraint (see paragraph 4.15
of the TIA in Appendix of Annex B). Traffic calming/pedestrian crossing will be
provided at the realigned Sa Po Road to enhance pedestrian safety. The design and
width of the realigned Sa Po Road will be subject to detailed design and agreement
with C for T. Future management and maintenance of the private road is subject to
liaison with relevant government departments upon DSP approval and to be
stipulated in the land grant and Deeds of Mutual Covenant (DMC) at a later stage.

% The “Nga Tsin Wai Road Area” is bounded by Shek Ku Lung Road to the east, Prince Edward Road East to the
south, Junction Road to the west and Carpenter Road to the north.

¥ The western part of the “Nga Tsin Wai Road Area” is currently served by a public car park at Kowloon City Plaza,
providing not less than 400 public car parking spaces.



3. Background

3.1

3.2

The Scheme is included in URA’s 17™ approved Business Plan (2018/19). On
22.2.2019, URA published the notification of commencement in the Government
Gazette for the Kai Tak Road/Sa Po Road Development Scheme under section
23(1) of URAO. On the same day, URA submitted the draft DSP to the Board for
consideration.

According to section 25(6) of the URAO, the Board may deem the draft DSP as
suitable for publication, or being suitable for publication subject to amendments as
the Board shall specify, or refuse to deem the draft DSP as being suitable for
publication. If the Board deems the draft DSP suitable for publication under
section 25(7) of the URAO, the DSP shall be deemed to be a draft plan prepared by
the Board for the purposes of the TPO and the provisions of the TPO shall apply
accordingly. These include exhibition for public inspection, consideration of
representations and comments, and submission of the draft DSP to the Chief
Executive in Council for approval.

4. Development Scheme Boundary

4.1

4.2

According to URA, the Scheme boundary was delineated based on the
redevelopment boundary recommended in the URP to address its planning
intention, and inclusion of a portion of Sa Po Road. The portion of Sa Po Road
within the Scheme area is proposed to be permanently closed to optimize the size
and configuration of a proposed sunken plaza at the southern part, and to better
integrate with the existing adjoining pavement. The restructuring of land uses and
provision of a well-designed sunken plaza would enhance the landing area for the
subway and improve the walkability and connectivity to the proposed USS in
KTDA. A new private road will be provided for public use within the Scheme area
to allow traffic diversion from Sa Po Road to Kai Tak Road.

The buildings included in the Scheme area are selected mainly based on the URP’s
recommendation (Plan 1), but two relatively new buildings at 51 Sa Po Road (built
in 2006) and 33 Carpenter Road (built in 2014) within the same street block are
excluded from the Scheme area. According to URA, the tenement buildings,
except 31-35 Sa Po Road, within the Scheme are 5 to 10 storeys and built between
1962 and 1990, and only one of them is served by lift (Plan 6). These two rows of
buildings are mainly residential on upper floors with commercial premises on the
ground floors which are primarily engaging in businesses of retail, services,
workshops (e.g. car repair and light engineering workshops) and restaurants/cafes.
The commercial building at 31-35 Sa Po Road is of 12 storeys high with lift and it
was built in 1981. Based on URA’s building condition survey carried out in
January 2019 (Drawing 1), more than 70% of the buildings are in “varied’ or ‘poor’
conditions and some have suspected unauthorised structures (UBWSs) identified and
subdivided units. The living condition in the Scheme is considered not satisfactory
in general. In addition, a piece of private land (28-30 Kai Tak Road) is currently
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used as a carpark, and two pieces of government land are currently used as amenity
areas.

mpact Assessment

5.1

According to section 25(3) of the URAO, an assessment of the likely effect of the
implementation of the DSP should be prepared by the URA. In accordance with the
guidelines stipulated in the Urban Renewal Strategy, the URA should undertake a
Stage 1 SIA before publication of any proposed redevelopment project in the
Government Gazette and a Stage 2 SIA after the freezing survey to fully assess the
social impact of the proposed project and the social re-housing needs of the
residents affected. From 22.2.2019 to 24.2.2019, an SIA survey for the Scheme
was conducted by URA to survey the opinions of people for planning purposes
together with the freezing survey. Follow-up survey visits by appointments were
conducted up to 15.3.2019. The SIA (Stage 1) Report is at Appendix 9 of Annex B
and the SIA (Stage 2) Report is at Annex D.

Domestic Household Impact

5.2

A brief summary of the findings of the two stages of SIA is as follows:

Development Scheme Territorial
Area Level®
Population and Household Characteristics
Total population 961 -
Average household size 2.6 2.8
Degree of sharing™
Total:
households (371) / surveyed 1.29 1.0
units or cubicles (288)
Breakdown:
Household (233) / 1.0 -
original units (233)
Household (138) / 2.51 -
sub-divided units or cubicles
(55)
Age group
0-14 15% 11%
15-24 10% 11%
25-64 63% 62%
65 & above 12% 16%
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Development Scheme Territorial
Area Level®
Social-economic Characteristics
Monthly income
(per month/household)
Below HK$10,000 13% 19%
Below HK$4,000 5% 6%
Nil response 38% -
Seeking job/unemployment 54% 2.8% (November
2018 - January

2019)
% of households receiving 6% About 4%
comprehensive social security (23 households) (as at February
assistance (CSSA) 2019)™
Residing in Hong Kong for less 4% -
than 7 years
Household Type
Owner-occupiers 39% (145 households) 48%
Tenants (including principal | 61% (226 households)
tenants and sub-tenants)
Groups with Special Needs
Persons with disability 4% (37 residents) -
No. of single-parent family 20 (with 30 children) -

Notes:
()

(D)

(iii)

Based on the 2016 Population By-census.

The original number of domestic units within the Scheme area in approved general building
plans are 335, including 233 non-subdivided domestic units, 55 sub-divided units and 47
units unsuccessfully surveyed.

Based on the press release by the Government on CSSA caseload for February 2019
published on 20.3.2019.

The findings of the survey for the redevelopment project are as follows:

(@)

(b)

(©)

impact on employment — over half (53% and 55% respectively) of the
owner-occupier households and tenant households considered that the project
would have positive impact or no impact whilst 20 % of owner-occupier
households and 21% of tenant households considered that there would be
negative impact;

impact on economic conditions — 33% of the owner-occupier households and
35% of the tenant households considered that there would be positive impact
or no impact; whilst 37% of the owner-occupier households and 42% of the
tenant households considered that there would be negative impact; and

impact on social network — 34% of the owner-occupier households and 43%
of the tenant households considered that their current social network would
not be affected; whilst 52% of the owner-occupier households and 43% of the
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tenant households considered that social network would be affected.

Business Impact

In terms of business impact, 63 business operators using 85 non-domestic premises
were identified in the freezing survey. Among 71 freezing survey responses
provided by the occupants of the non-domestic premises, about 47% of them either
strongly supported or supported the proposed redevelopment, while about 21% of
them did not support.

According to the SIA (Stage 2) report, the Social Service Team (SST) has
successfully contacted 120 domestic owners, 123 domestic tenants, 10 business
operators and 40 undisclosed operators with problem or enquiry related to
compensation, rehousing and tenancy being identified. Immediately after the SIA
survey, URA arranged two public briefing sessions to inform all the stakeholders
the details of the Scheme and to obtain public views on the Scheme. Besides, in
view of the concentration of Thai residents in the Scheme area, URA arranged a
special briefing session for Thai-speakers to brief them on the Scheme information
and to answer their enquiries. The URA answered enquiries about freezing survey,
planning, acquisition, compensation and rehousing issues at the meetings.

The URA considers that the prevailing compensation and rehousing policies and
arrangements, coupled with the services offered by the STT, will be sufficient to
reasonably mitigate the impact on majority of the residents/business operators
arising from the proposed redevelopment. The major mitigation measures being
pursued include, inter alia, organizing outreach activities, offering assistance in
finding public rental housing for eligible persons in need, conducting initial
assessment of the elderly with low incomes or disability and other vulnerable
groups for eligibility for compassionate housing, providing orientation assistance
for those in need after moving home and providing assistance to identify suitable
replacement premises for affected businesses.

The SIA (Stage 1) and SIA (Stage 2) reports were circulated and no adverse
comments were received from concerned government departments.

Implementation

6.1

6.2

As shown in the tentative implementation programme proposed by URA,
construction of the project will commence around 2024/25 for completion in
around 2030/31.

The URA does not own or lease any land within the boundaries of the draft DSP
and will acquire the property within the Scheme by purchase. Documents detailing
URA’s principles for acquisition and resumption of affected properties as well as
URA’s rehousing and ex-gratia payment packages for domestic and non-domestic
tenants are in Appendices 12 and 13 of Annex B.
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7. The Development Scheme and its Surrounding Areas (Plans 2-7, photos in Plans 8-10

and Drawings 1, 4b and 5a to 5c¢)

7.1

7.2

The Scheme is:

(@)
(b)

(©)

located in Kowloon City;

bounded by Sa Po Road to the east, Prince Edward Road East to the south,
Kai Tak Road to the west and Carpenter Road to the north, excluding two
buildings at 51 Sa Po Road (built in 2006) and 33 Carpenter Road (built in
2014); and

mainly characterised by tenement buildings that are 5-to-10 storeys in
height built between 1962 and 1990, and a 12-storey commercial building
built in 1981 (Plan 6). The existing building conditions are detailed in
paragraph 4.2 (Drawing 1).

The surrounding areas have the following characteristics:

(@)

(b)

(©)

(d)

the area is primarily a residential area zoned “R(A)2” dominated with low
and medium-rise residential developments with ground floor shops, and
sporadically with new high-rise residential developments (Plan 7).
Kowloon City is one of the renowned specialty dining area in Hong Kong
with a variety of restaurants;

separated from the KTDA by Prince Edward Road East. A subway is
proposed and to be constructed by the Government to connect the southern
portion of the site to the USS in KTDA with further access to the Mass
Transit Railway (MTR) stations (i.e. Sung Wong Toi Station and Kai Tak
Station) (Plan 5);

to the southwest is Tak Ku Ling Road Rest Garden; and to the southeast
across Sa Po Road is an amenity area (Drawing 4b); and

to the east is Regal Oriental Hotel.

8. Planning Intention

8.1

The area covered by the Scheme is currently partly zoned “R(A)2” and an area
partly shown as ‘Road’ on the approved Ma Tau Kok OZP No. S/10/24. The
planning intention of the “R(A)” zone is 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
(Plan 3).
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The Scheme area is to be zoned to “R(A)”, and the planning intention of the original
“R(A)” zone will be retained, and the provision of a sunken plaza and PVP will be

added.

9. Comments from Relevant Bureau/ Government Departments

9.1

The following government comments have been consulted and their comments on
the draft DSP and URA'’s responses are in Annexes E-1 to E-6. Their major
comments are summarised below:

Land Administration

9.11

9.12

Comments from the Chief Estate Surveyor/Urban Renewal, Lands
Department (CES/UR, LandsD):

(@)

He will reconsider the whole re-development proposal during the
implementation and land grant application stage. There is no
guarantee that any proposed resumption of the private lot interests
within the site, the implementation of the proposed road works, the
future land grant and the proposed development parameters, will be
approved. The land grant, if approved, will be subject to the
decision of the relevant authority and the lease conditions to be
imposed by LandsD. In particular, regarding the car parking spaces
and loading/unloading bays proposed in the Scheme, which may
exceed the normal provisions under the HKPSG, may be
accountable for GFA under lease. Also, covered public parking
spaces should be accountable for GFA unless exemption is specially
provided in the lease.

Comments from the District Lands Officer/Kowloon East, Lands
Department (DLO/KE, LandsD):

(@)

(b)

(©)

the proposed split-level sunken plaza with closure of a portion of Sa
Po Road on south portion of the Scheme would provide 1,000m? for
public use. The provision appears to be public open space with
corresponding land grant conditions;

there would be direct underground connection to KTDA. There may
be specialized construction adaption to the related basement floors
to receive the subway to be incorporated in land grant conditions;

as there are both private car park and PVP to be provided on
basement floors, there is a need to have careful design and property
management to avoid possible management and maintenance
interface problem in future;



(d)

(€)

(f)
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regarding the private road available to the public to divert traffic
from Sa Po Road to Kai Tak Road in lieu of closure of a portion of
Sa Po Road at the southern portion of the Scheme, there is no
elaboration on how to make public use of the private road. The land
grant shall provide for its formation, management and
handover/dedication, if appropriate;

regarding the GIC facilities of 800m? the land grant shall provide
for its user and GFA countability; and

LandsD will reconsider the whole development at the land grant
application stage.

Traffic Aspect

9.13

9.14

Comments from the C for T:

(@)

(b)

(©)

(d)

it is noted that the development would provide 120 ancillary car
parking spaces and 300 public vehicle car parking spaces, with two
ingresses on Sa Po Road and Kai Tak Road respectively so as to
facilitate turn-around of vehicles and efficiency in operation of PVP.
It is expected that traffic queue will be contained within the site and
there is no expected traffic queue on the public road. In view of the
above, we have no further comment on provision of the proposed
two ingresses and one egress of the vehicular access provided that it
would not result in traffic queue on Sa Po Road, Kai Tak Road and
Carpenter Road;

it is expected that there will be high demand of L/UL activities for
retail purpose. As such, please review to provide additional 2 HGV
and 2 LGV (i.e. a total of 7 HGV and 7 LGV) L/UL bays in the
development;

the Government’s current policy is to accord priority to considering
and meeting the parking demand of commercial vehicles. As such,
due consideration should be given on provision of parking spaces for
commercial vehicles in the PVP; and

updated TIA report, including traffic impact assessment for
construction stage, elaboration on pedestrian accesses, revitalisation
renewal initiative report (including assessment on footpaths and
review of pedestrian crossing facilities), supplementary information
on the calculated queue length upon completion of development and
its impacts on the junctions in the vicinity etc.) should be provided at
detailed design stage.

Comments from the Chief Highway Engineer/ Kowloon, Highways
Department (CHE/K, HyD):
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(@) any proposed traffic improvement works as a result of the
development shall be carried out by the project proponent and at his
own Ccost;

(b) the proposed private road, if approved, shall be managed and
maintained by the project proponent; and

(c) for the purpose of future road maintenance, the remaining
carriageway width after the construction of any kerb build-outs shall
be at a minimum of 7m.

Building Aspect

9.15 Comments from the Chief Building Surveyor/ Kowloon, Buildings
Department (CBS/K, BD):

(a) Practice Note for Authorized Persons, Registered Structural
Engineers and Registered Geotechnical Engineers (PNAP) APP-151
on Building Design to Foster a Quality and Sustainable Built
Environment and PNAP APP-152 on Sustainable Building Design
Guidelines are applicable to the site;

(b) under PNAP APP-2, 100% GFA concession may be granted for
underground private carpark and public carpark while only 50%
GFA concession may be granted for above ground private carpark;

(c) the Scheme involves extinguishment of existing service lane and
portion of Sa Po Road, and formation of a new private road.
Buildings will be erected over, under and upon on the said streets
and lane, which would contravene section 31 of the Buildings
Ordinance (BO);

(d) buildings at the adjoining lot has based on the existing service lane
proposed to be included in the DSP for compliance with BO and
allied regulations including Building (Planning) Regulations
(B(P)Rs) 28, 30, 31 and 41 etc. Accordingly, the proposed
extinguishment of existing service lane will adversely affect the
adjoining building;

(e) pursuant to B(P)R 23(2)(a), existing street, proposed new private
road, existing service lane and diverted service lane (if any) shall not
be included in site area for the purpose of site coverage and PR
calculations;

(f) the Scheme area is divided into two portions by the proposed new
private road. Subject to clarifications of land status of the new
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private road, the Scheme area may be regarded as two sites for the
purposes of site coverage and PR and calculation under the BO;

(g) the proposed new private road should comply with the Building
(Private Streets & Access Roads) Regulation; and

(h) application for the proposed extinguishment of existing
street/service land, and inclusion of existing street / existing service
lane / proposed new road / new service lane (if any) in site area for
the purposes of plot ratio and site coverage calculations and B(P)R
will be considered at building plan submission stage. The project
proponent is advised to appoint an Authorized Person to submit a
pre-submission enquiry under the PNAP ADM-19 to seek
determination from the Building Authority at an early stage on the
issues raised.

Social Welfare Aspect

9.16

Comments from the Director of Social Welfare (DSW):

In view that a GFA of 800m* will be available for incorporating
non-domestic GIC facilities, he proposed to incorporate some social
welfare facilities at the subject site. He will review the proposed welfare
facilities with regard to the finalised development scheme, and shall
provide the detailed requirement of respective facilities, such as schedule
of accommodation, etc. once the proposal is confirmed. Sufficient lead
time should be allowed for discussion about designing the layout plans,
commenting on the rough indication cost, seeking funding for
construction cost, etc.

Environmental Aspect

9.1.7

Comments from the Director of Environmental Protection (DEP):

Both the Environmental Assessment (EA) and Sewerage Impact
Assessment (SIA) have demonstrated there is no insurmountable
environmental impact associated with the proposed redevelopment.

Connectivity with KTDA

9.18

Project Manager (East), Civil Engineering and Development Department
(CEDD):

(@) The construction of the proposed pedestrian subway (Plan 5) will
commence in Q3 2019 for completion in 2024/25 tentatively, during
that period, part of Sa Po Road, Kai Tak Road and adjacent amenity
areas will be occupied by the contractor of CEDD;
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(b) the road and sewerage schemes associated with the proposed
subway, realigned Sa Po Road and its junction with Kai Tak Road
under CEDD’s works were gazetted in November 2018 and
authorized in February 2019. URA should follow up with relevant
departments/bureaux and arrange gazette amendments if deemed
necessary; and

(c) URA is also reminded that pedestrian access to and from the
proposed subway should be allowed during the construction and
upon completion of the URA project.

Water Supplies Aspect

9.1.9 Comments from the Chief Engineer/Construction, Water Supplies
Department (CE/Cons., WSD):

He has no objection to the development. A Water Supply Impact
Assessment will be carried out at design stage on consideration that the
future population of the development is 1,940.

Fire Safety Aspect

9.1.10 Comments from the Director of Fire Services (DFS):

Detailed fire services requirements will be formulated upon receipt of
formal submission of general building plans. The arrangement of
emergency vehicular access shall comply with Section 5, Part D of the
Code of Practice for Fire Safety in Building 2011 which is administrated
by BD.

Urban Design, Visual & Air Ventilation Aspect

9.1.11 Comments from the Chief Town Planner/Urban Design and Landscape,
Planning Department (CTP/UD&L, PlanD):

Urban Design

(@) while the proposed spatial arrangement accommodating the
permissible PR would confine tower blocks with higher BH to the
northern and central portions, it provides opportunities for place
making and connectivity with the USS at the KTDA. Such
arrangement also enables the residential towers to be receded from
the heavily trafficked Prince Edward Road East;

(b) according to the proponent, the increase in BH from 100mPD to
120mPD would facilitate slimmer building design and wider
building gaps;



10.

-18 -

Air Ventilation

(©)

having reviewed the AVA and URA’s responses to comments, there
is no comment on the AVA and proposed DSP from air ventilation
perspective;

Landscape

(d)

(€)

(f)

Sunken Plaza

as the sunken plaza will be provided for public use, the extent of
open space for public use should be demarcated on plan for
reference. Besides, clarification should also be provided for other
communal / private open space / landscape areas at separate levels;

Landscape Proposal

inadequate design information is observed for the proposed sunken
plaza to demonstrate the viability and overall spatial quality of the
functional open space at multi-levels; and

the Scheme area would cover considerable extent of the surrounding
public footpaths which is currently proposed as pavement only. It
appears that there is room to enhance the streetscape greening effect,
e.g. along Sa Po Road and Kai Tak Road. Effective treatments
(particularly by means of tree planting) on street level for bringing
greenery contribution to the public realm should be considered.

9.2  The following government departments have no comment on the draft DSP/URA’s
responses to departmental comments (Annexes B, E-1 to E-6):

(a) Secretary for Development;

(b) Commissioner of Police;

(c) District Officer (Kowloon City), Home Affairs Development;

(d) Chief Engineer/Mainland South, Drainage Services Department (CE/MS,
DSD); and

(e) Head of Geotechnical Engineering Office, CEDD.

Public Consultation

10.1 Under the administrative arrangements to enhance transparency in the processing
of draft DSP submitted after the commencement of the Town Planning
(Amendment) Ordinance 2004, the draft DSP (including Stage 1 SIA report) and
the Stage 2 SIA report were made available for public inspection/comments in the
Planning Enquiry Counters of PlanD starting from 1.3.2019 to 22.3.2019 (Stage 1)
and from 12.4.2019 to 26.4.2019 (Stage 2) respectively.
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During the two inspection periods of the draft DSP and Stage 2 SIA report, a total
of 38 comments were received (Annex G-1 for Stage 1 and Annex G-2 for Stage
2). 16 of them are comments from the affected individual owners/occupiers, two
comments are from the same Kowloon City District Council (KCDC) member who
provide views, 12 comments are providing views on the need to protect Thai
cultures and rehousing for Thais, the remaining eight comments are from
associations in the affected buildings and the management company or employee of
the affected buildings. A full set of public comments received are at Annexes G-1
and G-2 for Members’ reference.

URA has provided responses to the public comments in Annexes E-1 and E-2,
which are similar to those raised at the Housing and Infrastructure Committee
(HIC) of the Kowloon City District Council (KCDC) on 21.3.2019 (the minutes of
the meeting at Annex F), and are summarised below.

Issues/Concerns | URA’s Responses

Raised by both HIC of KCDC and the public

(@ The site boundary of the | At present, the site area of the Scheme is

Scheme should be expanded. | relatively large. There is not much room
for further expansion considering the
Scheme abuts roads on all side.

Existing site boundary of the Scheme has
achieved the purpose of urban renewal to
cater the needs of the community.

(b) More community facilities | Tung Tau Community Centre is located
(i.e. PVP, community hall, | within 200m from the Scheme. About
child care centres, activity | 800m* of non-domestic GFA at the
rooms etc.) within the | podium of the Scheme is reserved for
Scheme area should be | community use.
provided.

KCDC and government departments and

local community will be consulted again

regarding the community facilities to be
provided within the Scheme area.

(c) The number of car parking | An underground PVP with 300 public car

spaces should be increased. | parking spaces is proposed to alleviate
issues arising from shortage of car parking
spaces.

The Scheme is located to the east of Nga
Tsin Wai Road. Increasing the number of
car parking spaces might impose burden
on roads in the surrounding areas. URA
will continue to conduct research and
analyze  with relevant government
departments on how to effectively improve
the problem of car parking spaces
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Issues/Concerns URA'’s Responses
shortage.

(d) Compensation for affected | URA has prevailing compensation and
owners of tenanted properties | rehousing policies to the affected owners
and tenants should be|and tenants if the projects are
improved. authorized/approved by the Government

for implementation.

URA has explained to affected owners and
tenants  about the  compensation
arrangements.

(e) Support for the affected | According to the freezing survey, there are
residents in particular the | 19 Thai households and 1 Thai
ethnic minorities residing in | owner-occupier being affected by the
the Scheme area should be | Scheme (as at 25.3.2019). URA arranged
enhanced. a special briefing session for Thais on

18.3.2019 to brief them on the Scheme
information and answer their enquiries
with the assistance of a Thai interpreter.
The URA will continue to offer assistance
to the affected residents.

()  Whether construction works | URA will work closely with CEDD to

of sunken plaza and domestic
units will be carried out at the
same time, and the
connectivity with Kai Tak
and other areas should be
improved. Escalators or
travelators are suggested at
the  pedestrian  subway
connecting to Kai Tak for
better accessibility.

ensure the sunken plaza could dovetail
with the USS in Kai Tak and pedestrian
subway. Detailed design of the pedestrian
subway will be formulated after approval
of the Scheme and consultation with
relevant govermment departments.

Raised by the public

(9)

Affected owners had not been
consulted about the Scheme.
Only about 30 affected
owners attended the briefing
session on 27.2.2019.

The Scheme area must remain confidential
until the Government Gazette for the
commencement of the Scheme was
published and the freezing survey was
conducted on 22.2.2019. The draft DSP
was available for public inspection on the
same day and the public was invited to
make comments to the Board.

In addition, URA arranged two public
briefing sessions on 27.2.2019 to address
questions raised by all stakeholders,
including affected owners, tenants and
business operators, regarding planning,
acquisition, compensation and rehousing
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Issues/Concerns

URA'’s Responses

issues. All affected owners and
stakeholders were invited to attend the
briefing session by mail. According to the
records, there was a total of 630
participants in the briefing session (of
which 460 were affected owners).

(h)

Proposed total floor space for
commercial use/ retail/ GIC
facilities in the Scheme is
insufficient to compensate
the loss of commercial floor
space at Kam Fali
Commercial Building. The
Scheme  should include
commercial buildings to offer
replacement premises to
affected business operators.

According to the approved building plans
of Kam Fai Commercial Building, the total
commercial floor space is about 2,450m?.
The proposed non-domestic GFA in the
Scheme is about 8,028m?, which is about
three times of the commercial floor space
of Kam Fai Commercial Building and
should be able to cope with the demand for
commercial floor space in the area.

(i)

Owners’ rights of selling
properties had been deprived
and URA has the right
lowered the acquisition cost
with its own method to
calculate market value.

The URA will accord to prevailing
policies to issue acquisition offers and
compensation to the affected owners and
tenants upon CE in C's approval of the
draft DSP and the approved DSP is
gazetted.

@)

There was doubt on
cooperation model between
URA and developers.

Redevelopment model adopted by some
existing redevelopment projects by URA
are joint venture development. According
to Urban Renewal Strategy, URA will
continue to uphold the long-term objective
of a self-financing urban renewal
programme.

(k)

Preservation  of  unique
culture and character in the
community  should be
considered in redevelopment
projects. URA should put in
more manpower and
resources to explain
compensation and rehousing
arrangements to affected
owners and tenants.

URA arranged two public briefing
sessions on 27.2.2019 and a special
briefing session for Thais on 18.3.2019. A
Social Service Team was set up to provide
assistance to affected residents and
operators and a Project Engagement
Programme has been implemented since
2016 to provide direct contact services.

Planning Department’s Views

111

PlanD has no objection to the draft DSP in general taking into account the
following:
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Development Intensity

(a) The PR restrictions proposed to be stipulated in the Notes are in line with the
PR restrictions for “R(A)” zones on the OZP, that is, a maximum PR of 9 for a
development that is partly domestic and partly non-domestic and with a
maximum PR for the domestic part not exceeding 7.5.

BHR

(b) The “R(A)2” sites in the vicinity are subject to a BHR of 100mPD (for site area
of 400m? or more). The “R(A)” sites to the immediate north of the site across
Carpenter Road are subject to BHR of 140mPD and with existing buildings at
170mPD and 145mPD (i.e. Billionaire Royale and Le Billionaire respectively)
(Plan 2). URA has proposed to relax the BHR of the DSP from 100mPD to
120mPD for reasons highlighted in paragraph 2.3 above.

(c) The proposed BHR of 120mPD allows gradation of BH between the BHR of
80mPD/100mPD for “R(A)2” sites in Kowloon City and the BHR of 140mPD
for the “R(A)” sites to the north. As the southern portion of the site (about
1,000m? or 20% of the site is proposed to be a sunken plaza, a higher BH would
allow less bulky buildings, wider building gaps in northermn and central portions
of the site. CTP/UD&L of PlanD has no adverse comment on the proposed
BHR of 120mPD.

(d) URA has conducted VA (Appendix 4 of Annex B) to assess the possible visual
impact of the proposed development. Six viewpoints at entrance of public open
space and key pedestrian nodes are selected (Drawings 5a to 5c¢). The VA
concluded that the proposed development will not create significant blockage
of views. It is stated in the ES that according to the AVA report (AVA 2019)
for the proposed development, good design features (i.e. the sunken plaza and
50m setback of domestic tower (at above 15m) from the intersection point of
site boundary where Kai Tak Road and Prince Edward Road East meet) were
proposed to enhance wind flow penetration. They should be incorporated in the
design and layout of future developments in the “R(A)” zone. In addition, other
building design elements (including building separation) should be provided in
accordance with the Sustainable Building Design Guidelines. In the event that
the proposed design features are not adopted in the future design scheme,
further AV A study should be conducted by the project proponent in accordance
with the joint Housing Planning and Lands Bureau — Environment, Transport
and Works Bureau Technical Circular No. 1/06 on Air Ventilation Assessments
(or its latest version) for demonstrating that the performance of any future
development would not be worse than the scheme adopted in the AVA 2019.
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Provision of an Underground PVP and GIC Facilities and Exemption of Floor Area

from PR Calculation

(e) The proposals for providing an underground PVP and GIC facilities are

(f)

supported. These provisions would address local needs and are in line with the
recommendation of the URP. URA has proposed to replace some on-street
metered car parking spaces in the street blocks near the site to allow
opportunities for road/pavement widening/improvement subject to local
consultation and agreement by C for T. C for T and DSW have no adverse
comments on URA’s intention in providing a PVP and GIC facilities
respectively. C for T requested URA to provide a total of 7 HGV and 7 LGV
(instead of 6 HGV and 5 LGV proposed by URA) L/UL bays in the
development and some commercial parking spaces at the PVVP. However, due to
site constraints and URA has already proposed 5 levels of basements to
accommodate the parking facilities within the development, URA considers it
is not cost-effective to further provide L/UL bays and parking spaces for
commercial vehicles which require higher headroom and larger spaces for
ramps. While URA is invited to further liaise with C for T, its design and
management mechanism will be dealt with at detailed design stage.

According to the Notes of the OZP for “R(A)” zone, ‘Public Vehicle Park
(excluding container vehicle)’ is a Column 2 use. To facilitate the proposed
PVP, PlanD has no objection to include ‘Public Vehicle Park (excluding
container vehicle)’ as a Column 1 use which is always permitted under the DSP.
The PVP was recommended in the URP and is subsequently required by C for T
to alleviate the shortage of car parking spaces in the area and is supported by
TIA. It is stated in the ES that management of the underground PVP will be
arranged at the development stage.

(9) Forthe GIC facilities to be provided within the site, ‘Social Welfare Facilities’

is a Column 1 use and is always permitted. There is no objection to exempting
the floor area of GIC facilities from PR calculation to encourage the provision
of more GIC facilities required by the Government within the development. In
view of the above, URA is invited to liaise with SWD and consider including
more GIC facilities in the development at the detailed design stage where
feasible.

Local Road Improvement

(h) URA considered that the proposed road realignment with better design and

wider width (from 4.6m to 6.0m) would enhance the traffic and pedestrian
safety. C for T has no adverse comment on the proposed closure of the southern
portion of Sa Po Road, diversion of traffic from Sa Po Road to Kai Tak Road
through the new private road and its traffic impact as detailed in Appendix 2 of
Annex B. CBS/K, BD’s comments that the private road and service lane
should not be included in site area for PR calculation can be dealt with at
detailed design stage. It is stated in the ES that the new private road will be
opened for public use 24 hours daily.
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Sunken Plaza and Specifications for Commercial uses that are Always Permitted

under the DSP

(i)

)

URA proposed a sunken plaza of 1,000m? in the southern portion of the site,
that will be connected with the government’s pedestrian subway connecting to
the USS in KTDA. This requirement is stated in the ES. URA also noted
CEDD’s comments regarding the pedestrian access to and from the subway
should be allowed during the construction and upon completion of the
development.

URA also proposed commercial uses connecting to the sunken plaza to enhance
its vibrancy. The proposed connection to the pedestrian subway to the USS in
KTDA and the provision of adequate commercial floor space in the
development are in line with recommendations of the URP. In addition to the
standard clause to always permit commercial uses on the lowest three floors of
a building, URA further suggested a clause to permit commercial uses in the
purpose-designed non-domestic portion of a building connecting to the sunken
plaza in the Notes of the DSP (Annex H-2). As this would enhance the
vibrancy of the landing point at its connection with KTDA and suits the case
specific circumstances, there is no objection to the proposal. It is stated in the
ES that the linkage between street level/sunken plaza and the proposed
pedestrian subway to KTDA will be opened for public use 24 hours daily. The
linkage between street level and the proposed subway (via the sunken plaza)
should be provided with barrier-free access, and that the sunken plaza is opened
for public use at reasonable hours.

Other Technical Matters

(k) The submission has been circulated to relevant bureaux/departments for

(1

comments and their comments are highlighted in paragraph 9 above. In gist,
comments from government departments have been responded to by URA in
Annexes E-1 to E-6 and it is anticipated that there is no insurmountable
problems arising from the DSP from environmental, traffic, drainage and
sewerage impact perspectives. Where appropriate, comments from relevant
government departments have been incorporated in the Notes and ES in
Annexes H-2 and H-3. The comments from CBS/K, BD and LandsD relating to
matters pertaining to general building plan submission and land grant matters
may be dealt with at a later stage. In addition, the comments from CTP/UD&L,
PlanD regarding the design of the sunken plaza and landscaping proposal may
also be dealt with at detailed design stage.

With regards to URA’s proposal to delete ‘Ambulance Depot’ use from
Column 1 and ‘Hospital” use from Column 2 in the Notes of the “R(A)” zone
under the DSP (Annex H-2), it is a deviation from the Master Schedule of
Notes to Statutory Plans (MSN) endorsed by the Board for preparation of the
Notes for statutory plans. Without strong planning justifications provided by
URA, it is considered not appropriate to allow a departure from the MSN.
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In respect of the public comments on the draft DSP and comments from HIC of
KCDC members mentioned in paragraph 10.3 above, the above assessment is
relevant. Regarding the comments on acquisitions, compensation and re-housing,
they would be dealt with by URA according to the established policies.

12. Proposed Amendments on the Approved Ma Tau Kok OZP No. S/K10/24

Proposed Amendments to Matters Shown on the OZP (Annex 1-1)

121

If the Board decides to deem the draft DSP as being suitable for publication in
accordance with section 25(9) of the URAO, the draft DSP shall, from the date that
the exhibition of the draft DSP is first notified in the Gazette, replace or amend
according to its tenor, the OZP relating to the area covered by the Scheme. The area
covered by the draft DSP will be excised from the OZP.

Technical Amendments to the Notes of the OZP (Annex 1-2)

122

12.3

In accordance with the latest amendments to the MSN in relation to the subsuming
of ‘Market’ use under ‘Shop and Services’ use endorsed by the Board on
28.12.2018, the following amendments to the Notes will be made:

@) deletion of *‘Market’ from Column 1 in “Commercial” zone and “Other
Specified Uses” (“OU”) zone annotated “Commercial Development with
Public Vehicle Park’;

(b) deletion of ‘Market’ from Column 2 in “Comprehensive Development
Area” zone and Schedule | of “R(E)” zone; and

(c) revising ‘Shop and Services’ to ‘Shop and Services (not elsewhere
specified)’ in Column 2 of “R(A)” and “Government, Institution or
Community” (“G/IC”) zones.

An extract of the relevant pages of the revised Notes for the OZP (with the proposed
amendments marked in bold and italics and deletions eressed-eut) is at Annex 1-2.

Revision to the ES of the OZP (Annex 1-3)

124

125

Relevant paragraphs will be inserted in the ES of the OZP to take into account the
DSP and the corresponding amendments to the planning scheme area of the OZP
and the area of land under the “R(A)” zone on the OZP.

An extract of the relevant pages of the revised ES for the OZP (with the proposed
amendments marked in bold and italics and deletions erossed-eut) is at Annex 1-3.
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Plan Number

126

Upon exhibition for public inspection, the OZP will be renumbered to S/K10/25.

Decision Sought

Draft DSP

131

132

133

134

The Board is invited to consider whether to retain the *Ambulance Depot’ use in
Column 1 and ‘Hospital’ use in Column 2 in the Notes for the “R(A)” zone in
accordance with the MSN or to accede to URA’s proposal to delete such uses in
Column 1 and Column 2 respectively. Should the Board agree to retain the
‘Ambulance Depot’ use in Column 1 and ‘Hospital” use from Column 2 in the
Notes, the draft Notes in Annex H-2 will be amended accordingly before gazettal.

If the Board agrees with the DSP approach for the Kai Tak Road/Sa Po Road site
and agree that the ‘Ambulance Depot’ use in Column 1 and ‘Hospital’ use in
Column 2 should be retained in the Notes, the Board is invited to consider the draft
DSP with amendments mentioned in paragraph 13.1 and to:

(a) deem the draft Kai Tak Road/Sa Po Road DSP No. S/K10/URA1/A (to be
renumbered to No. S/K10/URAL/1 upon exhibition for public inspection) and
Notes at Annexes H-1 and H-2, retaining ‘Ambulance Depot’ use in Column 1
and ‘Hospital’ use in Column 2 in the Notes, as being suitable for publication as
provided for under section 25(6) of the URAQ, so that the draft DSP shall be
exhibited for public inspection under section 5 of the TPO;

(b) endorse the ES of the draft DSP at Annex H-3 and adopt it as an expression of
the Board’ planning intention and objectives of the Plan and agree that the ES as
being suitable for public inspection together with the draft DSP;

(c) agree that the draft DSP, its Notes and ES are suitable for submission to the
KCDC for consultation/information upon exhibition of the DSP; and

(d) note the Social Impact Assessment (Stages 1-2) reports for the DSP.

Alternatively, in relation to paragraph 13.2 above, the Board may decide to deem
the draft DSP, submitted without any amendment (i.e. deleting ‘Ambulance Depot’
use from Column 1 and ‘Hospital” use from Column 2 in the Notes of the “R(A)”
zone) as being suitable for publication. If so, the draft DSP, Notes and ES in
Annexes H-1 to H-3 will be gazetted without any amendment. Alternatively, the
Board may also refuse to deem the DSP as being suitable for publication.

If the Board does not agree with the DSP stated in paragraph 13.2 above, the Notes
and ES of the draft DSP will be revised by URA for the Board’s consideration.
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Proposed Amendments to OZP

135 If the Board agrees to deem the draft DSP, with or without amendment under
paragraphs 13.2 and 13.3 above respectively, as being suitable for publication,
Members are invited to consider the related amendments to the OZP and to:

(a) agree to the proposed amendments to the approved Ma Tau Kok OZP and that
the draft Ma Tau Kok OZP No. S/K10/24A at Annex I-1 (to be renumbered as
S/K10/25 upon exhibition) and its Notes (Annex 1-2) are suitable for exhibition
under section 5 of the TPO; and

(b) adopt the revised ES at Annex 1-3 for the draft Ma Tau Kok OZP No.
S/K10/24A as an expression of the Board’s planning intention and objectives
for the various land use zones of the OZP, and agree that the revised ES as being
suitable for public inspection together with the draft OZP.

14. Attachments

Annex A URA’S letters dated 22.2.2019 and 25.2.2019

Annex B Planning Report (including Stage 1 SIA Report)

Annex C URA’s letter dated 4.4.2019

Annex D Stage 2 SIA Report

Annex E-1 URA’s submission dated 3.5.2019 providing responses to
comments of Government departments and public comments

Annex E-2 URA’s submission dated 10.5.2019 providing responses to
comments of Government departments and public comments

Annex E-3 URA’s submission dated 21.5.2019 providing responses to
comments of Government departments

Annex E-4 URA’s submission dated 31.5.2019 providing responses to
comments of Government departments

Annex E-5 URA’s submission dated 3.6.2019 providing responses to
comments of Government departments

Annex E-6 URA’s submission dated 5.6.2019 providing responses to
comments of Government departments

Annex F Extract of Minutes of HIC of KCDC Meeting held on 21.3.2019

Annex G-1 Public Comments (Stage 1)

Annex G-2 Public Comments (Stage 2)

Annex H-1 Draft URA Kai Tak Road/Sa Po Road DSP No. S/K10/URAL/A
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Our File Ref: PDD/KC-015/19020765

R TESEER

22 February 2019 URBAN RENEWAL
AUTHORITY

By Hand |

Secretary, _ _ _

Town Planning Board, _ m—

15/F, North Point Government Ofﬁccs, '

333 Java Road, North Point,

Hong Kong

_ ' Town Planning
Dear Sir/Madam, Board -

Submission of the Drafi Developmént Scheme Plan
for the Urban Renewal Authori
Kai Tak Road / Sa Po Road Development Scheme (KC-015)

I am pleased to submit a copy of the draft Development Scheme Plan (DSP)
for the Urban Renewal Authority Kai Tak Road / Sa Po Road Development Scheme
(KC-015) (the Scheme) for Town Planning Board’s consideration in accordance with
section 25(5) of the URA Ordinance (URAO). '

The Scheme was included in the Urban Renewal Authority (URA)’s 171
Business Plan (2018/19) approved by the Financial Secretary for implementation in
2018/2019. On 22 February 2019, the URA has published the commencement date of
the implementation of the Scheme in the Government Gazette under section 23 of the
URAQO and subsequently in local newspapers.

The submission bookiet for the draft DSP of KC-015 includes the Planning
Report as Part 1 to summarize the planning proposals; the draft DSP, its Notes and
Explanatory Statement as Part 2; the supplementary information to support the DSP
submission as Part 3, which includes Preliminary Design, Traffic Impact Assessment
(TIA), Preliminary Landscape Design Principles and Tree Survey, Visual Appraisal,
Environment Assessment (EA), Air Ventilation Assessment (AVA), Drainage and
Sewerage Impact Assessment (DSIA), Desktop Geotechnical Appraisal, Stage 1
Social Impact Assessment (SIA) Reports and the implementation programme and
URA'’s acquisition and compensation policies.

_ In accordance with the Urban Renewal Strategy, the Stage 2 SIA Report will
be included as part of the DSP submission. Based on the Gazette, we will submit the
Stage 2 SIA report to the TPB on 4 April 2019, We believe that there will stili be
sufficient time for TPB’s consideration for the aforesaid report together with the
submitted DSP.

canngorganlaatlon

BEERAEF183RNPEAM26E BE2568 2222 HR 2827 0176/ 2827 0085 #Bit www.ura.org.hk
26/F COSCO Tower, 183 Queen's Road Central, Hong Kong tel 2588 2222 fax 2827 0176 / 2827 0085 website www.ura. org.hk
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Our File Ref: PDD/KC-015/19020765

To facilitate the inspection of the draft DSP by the general public, we are
pleased to submit also a copy of the Chinese version of the Notes and the Explanatory
Statement of the draft DSP, and the Stage 1 SIA Report for your use and
consideration.

Should you have any enquiry on the draft DSP submission, please feel free to
contact me or Mable Kwan at NSSSS. Thank you very much. '

Yours sincerely,

Mike Kwan
General Manager
Planning & Design Division

Encl.

c.c. (w/o — by fax)

S for Dev (Attn: Mr. Michael Wong)  (Fax No.: 2151 5303)
AD/M, PlanD (Attn: Ms. Sally Fong) (Fax No.: 2576 3266)
DPO/K, PlanD (Attn: Ms. Johanna Cheng)  (Fax No.: 2894 9502)

&
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. TTEE R
25 February 2019 URBAN RENEWAL
AUTHORITY
By Hand
The Secretary,
Town Planning Board,

15/F, North Point Government Offices,
333 Java Road, North Point,

Hong Kong
Dear Sir/Madam,

Submission of the Draft Development Scheme Plan
for the Urban Renewal Authority

Kai Tak Road / Sa Po Road Development Scheme (KC-015)
- Extra Copies -

We refer to the captioned draft Development Scheme Plan (DSP) which was
submitted to Town Planning Board (TPB) on 22 February 2019 for consideration in
accordance with section 25(5) of the URA Ordinance (URAO). .

As requested, I am pleased to provide an additional 89 copies of the submission
booklet for the draft DSP of KC-015. In addition, 5 extra copies of the Chinese -
version of the Notes and the Explanatory Statement of the draft DSP, and the Stage 1
SIA Report to facilitate the public inspection process.

Should you have any enquiry, please feel free to contact Ms. Mable Kwan at
B Thaok you very much.

Yours faithfully,

4&5? - )
Mike Kwan

General Manager
Planning & Design Division

PAS(PL)4, DEVB  (Attn: Ms. Jenny Choi) (Fax No.: 2905 1002)
STP/M&UR, PlanD (Attn: Mr. Edward Leung)  (Fax No.: 2576 3266)
DPO/K, PlanD (Attn: Ms. Johanna Cheng)  (Fax No.: 2894 9502)
. :nars+
caringorganisation

FREGERET 183K PBKRE26/8 4152588 2222 $H 2827 0176 / 2827 0085 #ut www.ura.org.hk
26/F COSCO Tower, 183 Queen's Road Central, Hong Kong  tel 2588 2222 fax 2827 0176 / 2827 0085 website www.ura.org.hk
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By Hand ' Fﬁ@i@%
URBAN RENEWAL
The Secretary AUTHORITY

Town Planning Board,
15/F, North Point Government Offices,
333 Java Road, North Point,
Hong Kong
4 April 2019
Dear Sir/Madam,

Submission of Stage 2 Social Impact Assessment Report

for the Urban Renewal Authority
Kai Tak Road / Sa Po Road Development Scheme (KC-015)

We refer to the captioned Development Scheme which was commenced on
22 February 2019 and the draft Development Scheme Plan (DSP) submission was
made to Town Planning Board (TPB) on the same date.

In accordance with the Gazette Notice published on 22 February 2019, the
URA will submit a Stage 2 Social Impact Assessment (SIA) Report to the TPB as part
of the submission.

We enclose an English copy of the Stage 2 SIA Report for the formal
submission and a Chinese copy to facilitate public inspection for your consideration.
As stated in the Gazette Notice, the Stage 2 SIA Report shall be made for public
inspection at the two Planning Enquiry Counters from 12 April 2019. In addition, the
report in both Chinese and English is uploaded to URA website at: www.ura.org.hk
for public inspection until the TPB considers the draft DSP at its meeting.

Should you have any enquiry on the submission, please feel free to contact
me or Mable Kwan at IIlllllll. Thank you very much.

Yours sincerely,

2T o

Mike Kwan
General Manager
Planning & Design Division

X

encl.

c.c. (w/o — by fax)
DPO/K, PlanD (Attn: Ms. Johanna Cheng)  (Fax No.: 2894 9502) C- +

~ . G
caringorganisation
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(] Urgent [ ] Return receipt [ ] Sign [] Encrypt [J Mark Subject Restricted [ ] Expand personal&public groups

¢ URA Kai Tak Road / Sa Po Road Development Scheme (KC-015)
4 05/06/2019 14:49

"Ho, Clarice” < -

“tpbpd@pland.gov.hk™ <tpbpd@pland.gov.hk>,

Sender Date Subject

"Ho, Clarice" 05/06/2019 14:49 URA Kai Tak Road / Sa Po Road De

.

Dear Sir/Madam,
Draft Development Scheme Plan for the Urban Renewal Authority
Kai Tak Road / Sa Po Road Development Scheme (KC-015)

We refer to our submission of the captioned draft Development Scheme Plan (DSP) to Town
Planning Board (TPB) dated 22 February 2019. Under Residential (Group A) of the DSP Notes,
“Ambulance Depot” is taken out from Column 1 while “Hospital” is taken out from Column 2 of the
Master Schedule of Notes. This is to customise the development and it reflects we have no intention
for these two uses within the KC-015 DSP.

Thank you.
Yours faithfully,

Clarice Ho
Planning and Design Division
Urban Renewal Authority

This email and any attachments are for the addressee only and may contain confidential
information. If you are not the intended recipient, you must not use, retain, disseminate, or
copy this email or any attachments. If you have received this email in error, please notify the
sender immediately by reply email and delete this email and all attachments from your system
immediately. Email transmission may not be completely secure or error free as information
could be intercepted, corrupted, lost or destroyed or may contain viruses. Please consider the
environment before printing this e-mail.
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PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

C

R EEEEREEERRLER
Making Comment on Draft Urban Renewal Authority Development Scheme Plan
SEEI

Reference Number: 190322-161044-99773

FESX PR

Deadline for submission: 22/03/2019

$E38 H B R R

Date and time of submission: 22/03/2019 16:10:44 _

BEE,/biEE: T EIE

BEETH RS EREER

. Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Developm

ent Scheme Plan

TIRERA L BR/EE L=k

Name of person making this comment:

BRI

Details of the Comment :

R ETEESZE/ REBER BEXRMPNERERE - IEAEEEE YEEES
NEES - HEGE KRR G a2 BEE/ /W) SRS
i JIOERRESESHITK > MERREERE - BEENUTREER X1
TRAEESERNEMEE - ASHEEE - BUEEES - BETE - FT55EH - FEmE
FAEZEAIEE - MiTaE - BENETEREEEN > EEEE - MiLAZ
EECEEE  BEFSBHT A ERETE - EREHERES - FETHER
ReRE R EYE FiUtas > IIRER - BREEAEREREXEEREY  KEE
EfifE - BEE RGBS TENMALEREERRE 221 ERE - 2) RERS
£E & BEEERAESAFEER > HEF M HNEESIERER LT HE » 32
[ERERSHWEREHEIERE, 3) FEESGT L » RAESREEESE » TEELHN
FEREHE  BRFARDARAEANRRENE - BRSEF EHENM TS /EgEs
5 BEOTRIEZERNE 4) 590 AEINGEHESE - TR S WY EESTET;
MENZEE  KEZAHAESR - AETIHZ EH=HIMET R ABRE >
TREEEEE L MAHEEERSHARETEHEZ R  EERETSHESETERE
SR EED: & RN AR A R IR K - R/ NIRN R EREREE S » k4
ERENTHEAIINETIEREE - RERRSINER
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(. PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan

H1/1

SR EEEERESEERIER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

SE R

Reference Number: 190322-190427-73978

TR IR
Deadline for submission: 22/03/2019

$e3 H b R

Date and time of submission; 22/03/2019 19:04:27

TRERA L R

. . Jarinya
Name of person making this comment: atny

BREFE

Details of the Comment :

BiEE RE: R EERERER

R EE TS Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan

WEBEESERRES  WIERESEE -

12 o) T HEE D) LRE I B B 1T B S L 5 B T B S AR %BU?EF%EL?Z%&E
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(~ PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

f
i

AT EEZERETHERRIER
Making Comment on Draft Urban Renewal Authority Development Scheme Plan

Reforence Number: 190322-185427-34182

R
Deadline for submission: 22/03/2019

1=k
FEAZ H HA BB 22/03/2019 18:54:27

Date and time of submission:

BfRE,mE: RS EEEREER

HReTHEE S Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan
TRERA . AR Somphit

Name of person making this comment:

EREFE

Details of the Comment :

T 22 e o T LBE T B B (L I S L B e B o 1 » e nl e hE e B e a e
NEREEEEREES  NENEEEE -
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PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

¢

R EREREZETHEERIER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

SE LR

Reference Number: 190322-185147-80709

HES PRI

Deadline for submission: 22/03/2019

$E3% H R R R

Date and time of submission: 22/03/2019 18:51:47

BEEIOHE: R R EEEREER

BT EIEE A Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan

TIRERA ) R/

. . Parichat
Name of person making this comment:

BHRAE

Details of the Comment :
T EREERUERNREETE U REEEESNE - FlTHirEEEEHE
NWEEHEERERIES R EREEEE -

17
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PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan

C

H1/1

REEEREEIERRIER
Making Comment on Draft Urban Renewal Authority Development Scheme Plan

SEHED

Reference Number: 190322-185052-68232

IR

Deadline for submission: 22/03/2019

3T H B BRI

Date and time of submission: 22/03/2019 18:50:52

"IRERA B/

Gasin
Name of person making this comment: &

BRFE

Details of the Comment :

BUEE VEE: BRI EEEREER

st B EE S Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan

ERBIESERKAES > RUEESEE -

T o ) LRE e T B L % L L o BB P B B b Tl e B e e |

file:/A\pld-egis2\Online_Comment\190322-185052-68232_UraComment_nil.html

25/03/2019



PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

C

EEERERITHEREREER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

SR

Reference Number- 190322-185304-98006

$ETFRAA

Deadline for submission: 22/03/2019

$E3C HHH KR

Date and time of submission: 22/03/2019 18:53:04

BRERE: AR ERREER

R TEEE Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan

TREERA L #/ A

. . Suwan
Name of person making this comment:

BRHE

Details of the Comment :
Th i ) e T T LR R B 1L o RS 0 BB i e e B PR B B e e
NEREGEEERMES PN EESLE -

K
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( PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan

H1/1

R EEREREEEERENE
S

Reference Number:

TR IR

Deadline for submission:

$ESC H A BT

Date and time of submission:

ZETEEEE

Name of Draft Development Scheme Plan:

"IRERA L fR/TE

Name of person making this comment:

BRE

Details of the Comment :

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

190322-185346-48775

22/03/2019

22/03/2019 18:53:46

BURE, e iR EEERIER

Kai Tak Road / Sa Po Road :

Making Comments on Development Scheme P

lan

Kongvirat

WREEEEERERES - RIERESZE -

T 122 fo o FE D) LB 2 B AL 188 X S E A 5 B e B B R » T B2 B e e Bl
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( PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

R EEERRREERRELER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

Reforonce Number: 190322-185232-01917

TR IR
Deadline for submission: 22/03/2019

=
23T H A BB 22/03/2019 18:52:32

Date and time of submission:

BfRE e R EEEREER

T E A Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan

ERRA L /5T

. . Wornut
Name of person making this comment:

SRS

Details of the Comment :

T 22 e o P L RE TR B BT & e AL o B i B B S AR » T | 2e s B i R
NREFEEER AL - REREREE -

21
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( PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

BiEEERSREERRIER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

SR

Reference Number: 190322-191002-03343

TR IR

Deadline for submission: 22/03/2019

$E3T H HH SR

Date and time of submission: 22/03/2019 19:10:02

BURE Ve gEtEEEREER

TR E A Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan
I e z
RERA ) /4T Wonika

Name of person making this comment:

BERFE

Details of the Comment :
T 2 o) e et LBE R BT B R AL o B B IR T e e R E
HNEREEERERMAS RN FEEELE -

22
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(» PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

ST EEZERETHEERELE

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

Reforence Number: 190322-190729-93913

TESCPRI
Deadline for submission: 22/03/2019

H s
3% H HE BB E] 22/03/2019 19:07:29

Date and time of submission: .

BiEE RE: BRI EERLER

B EI R E AT Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan
TRERA L B Athid

Name of person making this comment:

BRE

Details of the Comment :
T 12 o s B L T LR B 2R BT o B S L B i B R TR S B R e
NEREFEEERENKEAS  WERESEE -

23
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(- PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

S EERESEEEERER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

Reference Number: 190322-191055-54212

R R
Deadline for submission: 22/03/2019

$E3 H B h ]

Date and time of submission: 22/03/2019 19:10:55

BUREDHE: SR EEREREER

R THIEE A Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan

TRERA ) /AT

. . Wasana
Name of person making this comment:

BEREES

Details of the Comment :

T R TR T LBE R B L e L S B R B s s R e B R BaE
NREGEERERMES  WERESLE -

24
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( PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan

H1/1

RTEEERREAHERRELEER
SEER

Reference Number:

PR IRA

Deadline for submission:

$E3X H R R

Date and time of submission:

REETRIEE A

Name of Draft Development Scheme Plan:

TRERA L LR

Name of person making this comment:

BERAE

Details of the Comment :

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

190322-191129-57321

22/03/2019

22/03/2019 19:11:29

BUSE,VHE: SRR EERLER

Kai Tak Road / Sa Po Road :

Making Comments on Development Scheme P

lan

Patchalee

NEEEEERMES  RIEESLE -

M AR ER R REH R A BT TR B R BB

i
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PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

C

BiREEERSEEERREIER

Making Comment on Draft Urban Renewal Authority Development Scheme Plan

Reforonce Number: 190322-190654-62325

FEPRIH ‘
Deadline for submission: 22/03/2019

=y
e HHA B AR 22/03/2019 19:06:54

Date and time of submission:

BB,/ mE: R ERRLER

%ﬁ%f?’]%@%fﬁ Kai Tak Road / Sa Po Road :
Name of Draft Development Scheme Plan: Making Comments on Development Scheme P
lan
[4e e 7
RERA ) #2457 Maloo

Name of person making this comment:

BHREE

Details of the Comment :
M ERFRERIERNEECE MU EAN R EREESRE  BhEH i R B mE]
HRBEERER MBS - W RERESEE -
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PEMS Making Comment on Draft Urban Renewal Authority Development Scheme Plan H1/1

AT EEREREIEEENRER
Making Comment on Draft Urban Renewal Authority Development Scheme Plan
SRR

Reference Number: 190425-233614-76503

R

Deadline for submission: 26/04/2019

$E38 H A B RF T

Date and time of submission: 25/04/2019 23:36:14

BYiRE VE: B PEEE
GRETEREREER

BRI E S Kai Tak Road / Sa Po Road :

Name of Draft Development Scheme Plan: Making Comments on Stage 2
Social Impact Assessment Repor
t

"RERA L ER/00E

Name of person making this comment: CHENG MING YEE

BRE

Details of the Comment :

RARIE20155E6 7 » RSl T SR B DM S B A B (T has
1z3supsrnEnn e A Eilke) - 2017w BB A EEIMSEEERMETE  —EPE
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Dear Sir / Madam,
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FRIRE -

JAE(TER - AT 2396 0770 BiEASAEEK, 2396 0700 B &/ NE T -
e

Best Regards,

Avery Tsang

Senior Property Officer
Parkland Property Management Limited
E-mail: :
Tel :(852) 2396 0700
Fax:(852) 2397 5866
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