


TPB Paper No. 10435
For Consideration by
the Town Planning Board
on 22.6.2018

DRAFT ABERDEEN & AP LEI CHAU OUTLINE ZONING PLAN NO. S/H15/32
CONSIDERATION OF REPRESENTATIONS NO. TPB/R/S/H15/32-1 TO 3

AND COMMENTS NO. TPB/R/S/H15/32-C1 TO C14

Subject of Representation Representers
(No. TPB/R/S/H15/32-)

Commenters
(No. TPB/R/S/H15/32-)

Amendment Item A –
Rezoning of a site at the
junction of Shek Pai Wan
Road and Tin Wan Hill
Road from “Government,
Institution or Community”
(“G/IC”) and an area shown
as ‘Road’ to “Residential
(Group A)5” (“R(A)5”)

Total: 2

Oppose (2)
R1: Central & Western Concern

Group

R2: Green Sense

Total: 7

Support R1 to R3 (5)
C1: Alliance for a Beautiful Hong

Kong

C2: Melanie Moore

C3: John Moore

C4: Evelyn Moore

C5: Genevieve Moore

Support R1 (1)
C6: Central & Western Concern

Group

In relation to R1 & R2 (1)
C14: Hong Kong Housing Society

(HKHS)

Amendment Item B –
Rezoning of a strip of land
at Shek Pai Wan Road near
the junction of Shek Pai
Wan Road and Tin Wan Hill
Road from an area shown as
‘Road’ to “Green Belt”
(“GB”)

Total: 1

Oppose (1)
R1: Central & Western Concern

Group

Total: 2

Support R1 (1)
C6: Central & Western Concern

Group

In relation to R1 to R2 (1)
C14: HKHS

Amendment Item C –
Rezoning of a piece of land
adjoining the Aberdeen
Wholesale Fish Market
from “Open Space” (“O”)
and an area shown as ‘Road’
to “G/IC”

Total: 1

Oppose (1)
R1: Central & Western Concern

Group

Total: 2

Support R1 (1)
C6: Central & Western Concern

Group

In relation to R1 (1)
C7: Pauline Yam (Southern District

Councillor)
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Amendment Item D –
Excision of an area to the
east of Wah Kwai Estate
across Shek Pai Wan Road
from the planning scheme
area for incorporation into
the draft Pok Fu Lam
Outline Zoning Plan (OZP)
No. S/H10/16

Total: 3

Oppose (3)
R1: Central & Western Concern

Group

R2: Green Sense

R3: Mary Mulvihill

Total: 12

Support R1 to R3 (5)
C1: Alliance for a Beautiful Hong

Kong

C2: Melanie Moore

C3: John Moore

C4: Evelyn Moore

C5: Genevieve Moore

Support R1 (1)
C6: Central & Western Concern

Group

Support R3 (3)
C8: Mary Mulvihill

C9: Christopher Carline

C10: Luk Pang Kei

Not Specified (3)
C11: Tsim Sha Tsui Residents

Concern Group

C12: Steve Sau

C13: Lee Wai Kuen

Note: Submissions of all representations and comments are at Annex VIII (for Town Planning Board Members
only) and also available for public inspection at the Town Planning Board (the Board)’s website at
http://www.info.gov.hk/tpb/en/Website_S_H15_32_ENG.html and the Planning Enquiry Counters (PECs)
of the Planning Department (PlanD) in North Point and Sha Tin.

1. Introduction

1.1 On 15.9.2017, the draft Aberdeen & Ap Lei Chau OZP No. S/H15/32 (Annex
I) was exhibited for public inspection under section 5 of the Town Planning
Ordinance (the Ordinance).  The Schedule of Amendments setting out the
amendments is at Annex II and the locations of the amendment items are
shown on Plan H-1.

1.2 During the two-month exhibition period, a total of three representations were
received.  On 15.12.2017, the representations were published for three weeks
for public comments.  A total of 14 comments were received.
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1.3 On 23.3.2018, the Board agreed to consider the representations (R1 to R3) and
comments (C1 to C14) collectively in one group.  This paper is to provide
the Board with information for consideration of the representations and
comments.  The representers and commenters have been invited to attend the
meeting in accordance with section 6B(3) of the Ordinance.

2. Background

2.1 On 28.10.2016, the Metro Planning Committee (MPC) of the Board agreed to
a s.12A application No. Y/H15/11 1 submitted by HKHS to rezone a site at the
junction of Shek Pai Wan Road and Tin Wan Hill Road from “G/IC” and an
area shown as ‘Road’ to “R(A)” for a proposed residential development to
serve as a decanting site to facilitate the redevelopment of Yue Kwong Chuen.
The relevant MPC paper is at Annex VII (for Members only) and the minutes
of the above MPC meeting is at Annex III.

2.2   On 12.5.2017, MPC agreed to the proposed amendments to the Aberdeen & Ap
Lei Chau OZP mainly to take forward the approved s.12A application No.
Y/H15/11.  The relevant MPC Paper No. 3/17 is available at the Board’s
website at http://www.info.gov.hk/tpb/en/papers/MPC/580-mpc_3-17.pdf and
the minutes of the above MPC meeting is at Annex IV.

2.3 On 25.8.2017, MPC agreed to the proposed amendments to the Aberdeen &
Ap Lei Chau OZP mainly to excise an area to the east of Wah Kwai Estate
across Shek Pai Wan Road from the planning scheme area of Aberdeen & Ap
Lei Chau OZP for incorporation into the Pok Fu Lam OZP for public housing
development at Pok Fu Lam South as one of the decanting sites to facilitate the
redevelopment of Wah Fu Estate.  The relevant MPC Paper No. 6/17 is
available at the Board’s website at http://www.info.gov.hk/tpb/en/papers/
MPC/587-mpc_6-17.pdf and the minutes of the above MPC meeting is at
Annex V.

2.4 The hearings of representations and comments to the draft Pok Fu Lam OZP
No. S/H10/16 were held on 17.5.2018, 21.5.2018 and 25.5.2018.

3. The Representations

3.1 Subject of Representations

All three representations are adverse representations; R1 objects to all four
Amendment Items, R2 objects to Amendment Items A and D, and R3 objects
to Amendment Item D only.  They are submitted by concern group, green
group and a member of the public.  Submissions of all representations and
comments are at Annex VIII (for Members only) and are also available for
public inspection at the Board’s website at http://www.info.gov.hk/tpb/en/
Website_S_H15_32_ENG.html and the PlanD’s PECs in North Point and Sha

1  The relevant MPC paper and the technical assessments are available for public inspection at the PlanD’s
PECs in North Point and Sha Tin.  A full set of the MPC Paper including technical assessments is also
deposited at the Secretariat of the Board for Members’ inspection.
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Tin.  Their major grounds can be summarized as follows:

3.2 Major Grounds of Adverse Representations

3.2.1 Representer R1 opposes all Amendment Items on grounds of high
development intensity and building heights, ecological damage to
surrounding green areas, and inadequate transport and traffic
arrangements.

3.2.2 Representer R2 opposes Amendment Items A and D on grounds that
“GB” zone is for preventing urban sprawl; the rezoning of green belt
site or well-vegetated site to provide land for urban development is
against this planning principle and will cause adverse impacts on the
natural environment and ecology.  The current housing crisis is
caused by the influx of migrants and investment from the Mainland.
Instead of finding more land for development, the Government should
formulate a population policy to control the population growth.
Alternative land resources (e.g. brownfield sites, ex-military sites or
golf courses) should be considered for development before green belt
and “G/IC” sites (which have higher social value) are rezoned for
housing development.

3.2.3 Representer R3 opposes Amendment Item D on grounds that the green
belt on the fringe of Aberdeen Country Park should be kept intact
instead of being transferred to Pok Fu Lam for development; and the
approval of the amendment would open up the green belt zone for
further development.

4. Comments on Representations

4.1 Among the 14 comments on representations, C1 to C5 (support R1 to R3)
object to Amendment Items A and D, C6 (supports R1) objects to all
Amendment Items, C7 (in relation to R1) provides comments on Amendment
Item C, C8 to C10 (support R3) and C11 to C13 object to Amendment Item D,
and C14 (in relation to R1 and R2) supports Amendment Items A and B.  The
commenters include a Southern District Councillor (C7), HKHS (C14),
concern groups (C1, C6 and C11) and members of the public.  Submissions
of all representations and comments are at Annex VIII (for Members only)
and are also available for public inspection at the Board’s website at
http://www.info.gov.hk/tpb/en/Website_S_H15_32_ENG.html and the PlanD’s
PECs in North Point and Sha Tin.

4.2 The major grounds of objections raised by C1 to C6 and C8 to C13 are
similar to those raised by the representers as mentioned in paragraph 3.2 above,
i.e. loss of green area, destroying the natural environment and opening up the
green area for further development. C7 provides comments on Amendment
Item C that the rezoning of the site should wait until the completion of the
Consultancy Study on Overall Traffic Conditions of Aberdeen.
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4.3 C14 submitted by HKHS points out that Yue Kwong Chuen has been
developed for more than 50 years and its facilities are aging.  Redevelopment
of Yue Kwong Chuen is necessary and relies on a suitable decanting site that is
acceptable to the affected residents.  Most of the Yue Kwong Chuen residents
are elderly people and it would be most desirable if they could be rehoused in
the vicinity so as to maintain their social ties in the neighbourhood.  The site
under Amendment Item A is the only viable and immediately available site for
local decanting to facilitate redevelopment of Yue Kwong Chuen by phases.
There are no other suitable alternative sites in the vicinity that allow for local
decanting of Yue Kwong Chuen in a timely manner.  Technical assessments
undertaken have demonstrated that the proposed development will not induce
undesirable traffic, environmental, visual, landscape, geotechnical, ecological
and infrastructural impacts on the surrounding areas.  Two briefing sessions
were conducted by HKHS on 20.1.2016 and 27.1.2016 to consult Tin Wan
residents and Yue Kwong Chuen affected tenants respectively.  The proposed
development was also presented to the District Development and Housing
Committee of Southern District Council (SDC) on 21.3.2016.  The local
residents and SDC in general supported the development proposal.

5. Planning Consideration and Assessment

5.1 The Representation Sites and their Surrounding Areas (Plan H-1)

Representation Site A (i.e. Amendment Item A) (Plans H2 to H4)

5.1.1 Representation site A is located at the junction of Shek Pai Wan Road
and Tin Wan Hill Road and covered largely by natural and man-made
slopes.  Its surrounding area is predominantly residential in nature
with a cluster of government, institution and community (GIC)
facilities.  The site is partly occupied by a small 1-storey building at
the southern corner for the Food and Environmental Hygiene
Department (FEHD)’s pest control office which will be reprovided
within the proposed development.  Besides, an existing integrated
family service centre at Tin Wan Street will be relocated to the
proposed development with an enlarged premises to serve the local
community.  Both FEHD and the Social Welfare Department have
agreed to the reprovisioning and relocation arrangements.  Except the
pest control office, there is no designated or long term planned GIC
use for the site.  There is also no request from relevant bureaux/
departments to use/reserve the site for GIC uses.

Representation Site B (i.e. Amendment Item B) (Plans H2 to H4)

5.1.2 Representation site B is a strip of vegetated slope located to the
immediate southwest of representation site A.  The rezoning of the
site to “GB” is to reflect its current condition and the planning
intention of the area.



-  6  -

Representation Site C (i.e. Amendment Item C) (Plans H5 to H7)

5.1.3 Representation site C consists of two pieces of land forming part of the
Aberdeen Wholesale Fish Market.  The rezoning of the site to “G/IC”
is to reflect the as-built alignment of Aberdeen Praya Road and the
existing boundary of the Fish Market.

Representation Site D (i.e. Amendment Item D) (Plans H8 to H9)

5.1.4 Representation site D is a vegetated sloping site located to the
northeast of Wah Kwai Esate across Shek Pai Wan Road and bounded
by vegetated slopes to the north, east and south.  It was identified as
one of the five government sites for public housing development to
facilitate redevelopment of Wah Fu Estate.  The relevant area has
been excised from the Aberdeen & Ap Lei Chau OZP for incorporation
into the Pok Fu Lam OZP.  The planning scheme boundary of
Aberdeen & Ap Lei Chau OZP has thus been revised accordingly.

5.2 Planning Intention

5.2.1 The “R(A)” zone is intended primarily for high-density residential
developments.  Commercial uses are always permitted on the lowest
three floors of a building or in the purpose-designed non-residential
portion of an existing building.

5.2.2 The “G/IC” zone is intended primarily for the provision of GIC
facilities to serve the needs of local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses
directly related to or in support of the work of the Government,
organizations providing social services to meet community needs, and
other institutional establishments.

5.2.3 The “O” zone is intended primarily for the provision of outdoor
open-air public space for active and/or passive recreational uses
serving the needs of the local residents as well as the general public.

5.2.4 The “GB” zone is intended primarily for defining the limits of urban
and sub-urban development areas by natural features, to protect the
natural landscape and environment, as well as to provide a countryside
recreational outlet for the local population and visitors. There is a
general presumption against development within this zone.

5.3 Responses to Grounds of Representations

5.3.1 For the representations in respect of representation site D (i.e. R1 to
R3), the representers oppose to the amendment mainly on grounds of
loss of green area, destroying the natural environment/habitat and
opening up the green belt zone for further development.  These
objection grounds, which are related to the proposed public housing
developments in Pok Fu Lam South area, should be considered in the
context of the Pok Fu Lam OZP.  In fact, R1 to R3 had also submitted
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similar representations to the draft Pok Fu Lam OZP No. S/H10/16
(R1260, R1259 and R1787 respectively), which have been considered
by the Board 2.

5.3.2 For the representation in respect of representation sites B and C (i.e.
R1), it is noted that the representer has not raised any specific
objection grounds.  As the rezoning of these sites to “GB” and “G/IC”
respectively is to reflect the current condition of the sites, they are
considered appropriate.

5.3.3 For the representations in respect of representation site A (i.e. R1 and
R2), the responses to grounds of representations are set out as below.

Development Intensity and Building Height

5.3.4 Representation site A is the subject of a s.12A application No.
Y/H15/11 submitted by HKHS, which was considered and agreed by
MPC on 28.10.2016.  Being located about 900m away from Yue
Kwong Chuen, representation site A is considered a suitable decanting
site to facilitate the redevelopment of Yue Kwong Chuen.  The
proposed development at representation site A is restricted to a
maximum gross floor area of 27,414m2 (equivalent to a total plot ratio of
10.5) under “R(A)5” zone, which is considered compatible with the
surrounding developments within “R(A)” and “R(E)” zones mostly
with plot ratios ranging from about 8 to 15 3.  At a maximum building
height of 100mPD, representation site A is also considered compatible
with the building height restrictions set for the “R(A)” and “R(E)”
zones in Tin Wan area generally stepping up from 85mPD and
100mPD along the two sides of Shek Pai Wan Road towards Tin Wan
Estate further uphill.  Taking account of about 600 flats in the
proposed development at representation site A, the redevelopment of
Yue Kwong Chuen would provide about 1,400 flats on top of its
existing number of flats.

Impacts on Natural Environment and Surrounding Areas

5.3.5 Regarding the representers’ concerns on the potential traffic,
environmental and ecological impacts caused by the proposed
development at representation site A, similar concerns had also been
raised in the public comments to the s.12A application No. Y/H15/11.
In agreeing to the s.12A application, MPC had already taken into
account the findings of various impact assessments conducted by the
project proponent (i.e. HKHS (C14)), and noted that the proposed
development would not generate adverse traffic, environmental, visual,

2  Reponses to Representations R1260, R1259 and R1787 on the draft Pok Fu Lam OZP No. S/H10/16 were
incorporated in the separate TPB Paper No. 10425.  The hearings of representations and comments to the draft
Pok Fu Lam OZP No. S/H10/16 were held on 17.5.2018, 21.5.2018 and 25.5.2018. The deliberation of these
representations and comments will be conducted on 22.6.2018.

3 While there is no plot ratio and site coverage restriction under the Aberdeen & Ap Lei Chau OZP,
developments in the planning scheme area are still subject to the controls under Building (Planning) Regulation.
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landscape, geotechnical, ecological and infrastructural impacts on the
surrounding areas.  The requirements for a noise impact assessment
and a detailed nature terrain hazard study would also be incorporated
into the land grant conditions of the site.

Other Issues

5.3.6 As mentioned in paragraph 5.3.4 above, representation site A is
considered a suitable decanting site to facilitate the redevelopment of
Yue Kwong Chuen.  The alternative sites (e.g. brownfield sites,
ex-military sites or golf courses) suggested by representer R2 are
considered not suitable to replace the representation site as a local
decanting site for redevelopment of Yue Kwong Chuen.

5.4 Responses to Grounds of Comments

For Comment C14, its supportive comments on representation sites A and B
are noted.  The grounds of comments raised by Comment C1 to C13 are
similar to those raised in the representations.  The responses to the
representations in paragraph 5.3 above are relevant.

5.5 A summary of grounds of representations and comments; and PlanD’s
responses to the representations and comments is at Annex VI.

6. Departmental Consultation

The following government departments have been consulted and their comments have
been incorporated in the above paragraphs, where appropriate:

(a) Chief Engineer/Special Duties (Works), Civil Engineering and Development
Department;

(b) Chief Highway Engineer/Hong Kong, Highways Department;
(c) Commissioner for Transport;
(d) Director of Agricultural, Fisheries and Conservation;
(e) Director of Environmental Protection;
(f) Director of Food and Environmental Hygiene;
(g) Director of Housing;
(h) Director of Leisure and Cultural Services;
(i) Director of Social Welfare;
(j) District Lands Officer/Hong Kong West & South, Lands Department;
(k) District Officer (Southern), Home Affairs Department; and
(l) Head of the Geotechnical Engineering Office, Civil Engineering and

Development Department.

7. Planning Department’s Views

Based on the assessment in paragraph 5 above, PlanD does not support all
representations (R1 to R3) and considers that the draft OZP should not be amended to
meet the representations for the following reasons:
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(a) Amendment Item A is considered appropriate to facilitate the redevelopment of
Yue Kwong Chuen.  The proposed development would not generate adverse
traffic, environmental, visual, landscape, geotechnical, ecological and
infrastructural impacts on the surrounding areas (R1 and R2);

(b) Amendment Items B and C are to reflect the existing condition of the sites (R1);
and

(c) Amendment Item D is related to the proposed public housing development in
Pok Fu Lam South area and the related representations have been considered by
the Town Planning Board in the context of the Pok Fu Lam OZP (R1 to R3).

8. Decision Sought

The Board is invited to give consideration to the representations and comments and
decide whether to propose/not to propose any amendment to the Plan to meet/partially
meet the representations.

Attachments

Annex I Draft Aberdeen & Ap Lei Chau Outline Zoning Plan No. S/H15/32
(reduced size)

Annex II Schedule of Amendments to the Draft Aberdeen & Ap Lei Chau
Outline Zoning Plan No. S/H15/32

Annex III Extract of Minutes of Meeting of the Metro Planning Committee of
the Town Planning Board held on 28.10.2016 (English Version only)

Annex IV Extract of Minutes of Meeting of the Metro Planning Committee of
the Town Planning Board held on 12.5.2017 (English Version only)

Annex V Extract of Minutes of Meeting of the Metro Planning Committee of
the Town Panning Board held on 25.8.2017 (English Version only)

Annex VI Summary of Representations and Comments and PlanD’s Responses
Annex VII MPC Paper No. Y/H15/11A (Main Paper) (for Members only)
Annex VIII Submissions of all Representations and Comments (for Members

only)

Plan H-1 Location Plan of Representation Sites
Plans H-2 to H-4 Site Plan, Aerial Photo and Site Photos of Representation Sites A & B
Plans H-5 to H-7 Site Plan, Aerial Photo and Site Photos of Representation Site C
Plans H-8 to H-9 Site Plan and Aerial Photo of Representation Site D
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