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1. Introduction 

 

This paper is to brief Members on the review of development restrictions for the 

Kennedy Town & Mount Davis Area (the Area) and to seek Members’ agreement that: 

 

(a) the proposed amendments to the draft Kennedy Town & Mount Davis Outline 

Zoning Plan (OZP) No. S/H1/201 as shown on the draft Kennedy Town & Mount 

Davis OZP No. S/H1/20A (Attachment B1) (to be renumbered as S/H1/21 upon 

exhibition) and its Notes (Attachment B2) are suitable for exhibition for public 

inspection under section 7 of the Town Planning Ordinance (the Ordinance); and 

 

(b) the revised Explanatory Statement (ES) of the OZP (Attachment B3) should be 

adopted as an expression of the planning intentions and objectives of the Town 

Planning Board (the Board) for various land use zones of the OZP and is suitable 

for exhibition together with the draft OZP and its Notes. 

 

 

2. Background 

 

Amendments to the OZPs 

 

2.1 The Area is mainly residential in nature with open spaces, recreation facilities 

and government, institution and community (GIC) facilities (Plan 1).  

 

2.2 On 12.1.2010, the Chief Executive in Council (CE in C) referred the approved 

OZP No. S/H1/16 to the Town Planning Board (the Board) for amendment under 

section 12(1)(b)(ii) of the Ordinance.  Since then, the OZP has been amended 

for four times (i.e. in 2010, 2011, 2012 and 2016).   

 

2.3 In 2011, a comprehensive review on the building height (BH) of the OZP was 

conducted aiming to achieve a good urban form and to prevent out-of-context 

developments.  Subsequently, amendments including building height 

restrictions (BHRs) for various development zones and rezoning proposals were 

incorporated on the draft OZP No. S/H1/18 on 25.2.2011.  Building gap (BG) 

requirements were also designated on the OZP to facilitate air ventilation along 

air corridors and creating air paths (Attachments A1 and A2).  A total of 638 

representations and 12 comments were received.  The representations and 

                                                 
1  The further amendments as shown on Plan No. R/S/H1/20-A2 have been incorporated in the draft OZP No. 

S/H1/20.  In accordance with section 6H of the Town Planning Ordinance, the draft OZP shall hereafter be 

read as including the further amendments.   
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comments were considered and the representations were not upheld by the Board 

on 25.11.2011.   

 

Judicial Review (JR) Applications 

 

2.4 In February 2012, the owner of 2 Mount Davis Road and the Incorporated 

Owners of 6 & 10 Mount Davis Road lodged two JR applications2 respectively 

against the Board’s decision on 25.11.2011 on not to propose any amendment to 

the draft OZP No. S/H1/18 to meet the representation (R2) submitted by the Real 

Estate Developers Association of Hong Kong (REDA), which generally opposed 

all amendments incorporated in the OZP in respect of the imposition of building 

height (BH) and BG restrictions.  The Incorporated Owners of 6 & 10 Mount 

Davis Road and the owner of 2 Mount Davis Road were also the commenters 

who submitted comments (C11 and C12 respectively) during the publication of 

representations in respect of the OZP No. S/H1/18 in 2011.  Their comments 

supported R2 and objected to the rezoning of the two sites on Mount Davis Road 

from “Residential (Group B)” (“R(B)”) with no development restriction to 

“Residential (Group C)2” (“R(C)2”) with imposition of maximum plot ratio (PR) 

of 0.75, site coverage (SC) of 25% and BH of 3 storeys.  Orders of stay were 

granted by the Court of First Instance (CFI) on the submission of the draft OZPs 

to the CE in C for approval pending the determination of the two JRs.   

 

2.5 On 19.3.2020, the CFI allowed the JRs quashing the Board’s decision on the R2 

with a direction that the representation, together with the comments thereon 

(including C11 and C12), be remitted to the Board for reconsideration.  The CFI 

was of the view that there is a general duty for an administrative body to give 

reason, unless there is a proper justification for not doing so.  It was especially 

so where the comments C11 and C12 contained elaborate reasoning, as the 

principles of fairness demanded that the Board should demonstrate that it had 

engaged with such reasoning in its decision.  Furthermore, the CFI also 

considered that the Board failed to give any adequate consideration on the 

comments (C11 and C12) had inevitably given rise to a failure to give reasons in 

response to the comments.  The CFI then ruled that the cumulative failures 

rendered the Board’s decision Wednesbury unreasonable.  Pursuant to the CFI’s 

ruling, REDA’s representation (R2) and the comments thereon have been 

reassessed as detailed in the following paragraphs.   

 

 

3. Reassessment of Representation R2 

 

3.1 R2, as submitted by REDA, is a general representation opposing all amendment 

items and in respect of the imposition of BHRs and BGs3 on the OZP (Plan 17).  

R2 contended that the BHRs are set too low that the Sustainable Building Design 

Guidelines (SBDG) cannot be reasonably implemented and the provision of 

green features, e.g. sky garden under the SBDG are discouraged.  The specific 

                                                 
2  HCAL 26/2012 lodged by the owner of 2 Mount Davis Road (C12) and HCAL 27/2012 lodged by the 

Incorporated Owners of 6 and 10 Mount Davis Road (C11). 

 
3  Representation R2 also raised concerns on other aspects apart from imposition of BHRs and BGs.  Our 

responses to representation R2 related to BHRs and BGs are in paragraph 7 below and responses related to 

issues other than BHRs and BGs are also at Attachment I. 



- 3 - 

 

proposal raised by R2 was to generally relax the BHRs for the Area by 20m and 

delete the BG requirements from the draft OZP No. S/H1/18.  The 

representation R2 is at Attachment C1.  A summary of the grounds of 

representation and the responses of the Planning Department (PlanD) in 

consultation with relevant government departments is at Part I of the 

Attachment I. 

 

3.2 In considering the appeals arising from the Hysan Group’s JR against the draft 

Causeway Bay OZP in 2016, which had similar grounds of representation as 

REDA, the Court of Appeal stated that although SBDG and measures of the OZP 

belong to two different regimes, SBDG could have an effect on the working 

assumptions in respect of gross floor area (GFA) concession.  There was no 

reason why possible impact of SBDG in combination with the proposed 

restrictions under the draft OZP should not be acknowledged on a general level in 

the overall assessment of the adverse impact on redevelopment intensity.   

 

3.3 In view of the above Court’s ruling, a further review on the development 

restrictions, including BHRs as well as BG requirements, on the OZP taking into 

account the latest SBDG requirements has been conducted to facilitate the Board 

to reconsider the REDA’s representation.  

 

3.4 Implication of the SBDG on Building Profile 

 

3.4.1 The SBDG was first promulgated through practice notes for building 

professionals issued by the Buildings Department in 2011 and 

subsequently updated in 2016.  It establishes three key building design 

elements i.e. building separation, building setback and SC of greenery, 

with the objectives to achieve better air ventilation, enhance the 

environmental quality of living space, provide more greenery particularly 

at pedestrian level; and mitigate heat island effect.  Compliance with the 

SBDG is one of the pre-requisites for granting GFA concessions for 

green/amenity features and non-mandatory/non-essential plant rooms and 

services by the Building Authority (Attachments D1 and D2).  Such 

requirement would also be included in the lease conditions of new land 

sale sites or lease modifications/land exchange. 

 

3.4.2 SBDG and OZP are two different regimes.  The former is mainly 

concerned with detailed building design, while OZP is to illustrate broad 

land use zonings and planning principles to guide development and 

redevelopments.  For OZPs, in general, restrictions on BH, PR, and/or 

SC will be stipulated where appropriate in order to control the 

development intensity having regard to the local settings and other 

relevant planning considerations including air ventilation.  Stipulation of 

BHRs on the OZP is an important means to prevent excessively tall and 

out-of-context developments.  OZP is more concerned with the general 

building bulk/mass, public space and major air path in a wider district 

context.  Hence, the implications of SBDG on the building profile, 

particularly BH, and air ventilation of an area would be the focus in the 

review of development restrictions on the OZP. 
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3.4.3 Since the specific and relevant building design requirements under the 

SBDG can only be determined at detailed building design stage and there 

are different options or alternative approaches to meet the requirements, it 

would be difficult to ascertain at early planning stage precisely the 

implications on individual development.  The extent of implications of 

SBDG on the building profile can only be estimated in general terms by 

adopting typical assumptions. 

 

3.4.4 In brief, amongst the three key building design elements under the SBDG, 

the SC of greenery requirement is unlikely to have significant implication 

on the BH of a building as greenery can be provided within the setback 

area, at podium floors or in the form of vertical greening, etc.  The 

implementation of the building setback and building separation 

requirements may lead to a reduction in SC of the podium/lower floors of 

a building (at Low Zone (0-20m)) and the GFA so displaced has to be 

accommodated at the tower portion of the building, which would result in 

increase in the number of storeys and thus BH.  Details are set out in 

Attachments E1a to E1c. 

 

3.4.5 With assumptions 4  set out in Attachments E2 and E3, a typical 

composite building within “Residential (Group A)” (“R(A)”) and 

“Residential (Group E)” (“R(E)”) zones (with the lowest three floors for 

non-residential use and upper portion for residential use) will have a 

height ranging from 90m to 93m for incorporating building setback 

requirement and from 93m to 96m for incorporating building setback and 

building setback cum separation requirements, whereas a typical 

residential building within “R(B)” zone will have a height ranging from 

87m to 90m for incorporating SBDG requirements.  

 

3.5 Scope of Review on Development Restrictions 

 

3.5.1 A review on the development restrictions including BHRs and BGs has 

been conducted for all “R(A)” (and its subzones), “R(B)”, “R(B)1”, 

“R(E)” and “Other Specified Uses” (“OU”) annotated “Commercial, 

Leisure and Tourism Related Uses” zones on the OZP (Plan 2) taking into 

account the implications of SBDG and permissible development intensity. 

 

3.5.2 The “R(C)”, “R(C)1” and “R(C)3”5 zones are not covered by the current 

review as they are intended for low and medium density developments.  

The current PR and BH restrictions of the OZP (PR of 1.2, SC of 20% and 

13 storeys for the “R(C)” zone; PR of 5 and 12 storeys for the “R(C)1” 

zone; and PR of 0.75, SC of 25% and BH of 4 storeys for the “R(C)3” 

zone) would generally not hinder future redevelopments in complying 

with the SBDG.  

                                                 
4  Including types of building (domestic, non-domestic or composite building), site classification and 

corresponding permissible PR and SC under Building (Planning) Regulations (B(P)R), possible GFA 

concessions, podium height up to 15m, floor-to-floor height, provision of carpark at basement level and refuge 

floor requirement. 

 
5  There are two “R(C)2” sites on the OZP which were the subject of previous JRs.  The reassessment of these 

sites is detailed in paragraph 4 below. 
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3.5.3 For GIC developments and other “OU” sites, they have special functional 

and design requirements with a great variation in floor-to-floor height 

(FTFH) or open air design to suit operational needs.  As they provide 

spatial and visual relief amidst the densely built environment, their current 

BHRs mainly reflect their existing BHs unless there is known committed 

redevelopment proposal with policy support.  As there has been no 

substantial change in the planning circumstances since 2011, a general 

review on the BHRs of the “G/IC” and other “OU” sites is considered not 

necessary.  

 

3.6 BH Concept on the Current OZP 

 

3.6.1 Set against the background of high redevelopment pressure in the Area 

and the tendency for developers to propose high-rise buildings to 

maximise views of the harbour, the main purpose of BHRs is to provide 

better planning control on the BH of development/redevelopments and to 

avoid excessively tall and out-of-context developments which will 

adversely affect the visual quality of the Area.  

  

3.6.2 The current BHRs were formulated based on an overall BH concept and 

other relevant considerations including existing BH profile, topography, 

site formation level, local characteristics, waterfront and foothill setting, 

compatibility with surroundings, predominant land uses, development 

intensity, visual impact, air ventilation and a proper balance between public 

interest and private development right. 

 

3.6.3 The major principles for the current BHRs are to preserve the view to 

mountain backdrops of Lung Fu Shan and Mount Davis from the local 

viewing point (VP) at the major ferry route at the western gateway to 

Victoria Harbour; as well as the view to the harbour from a popular hiking 

trail at Harlech Road.  These are important VPs frequented used by the 

public (Plan 15).  The stepped height concept ascending from the 

harbour and gradually arising towards landward side is generally 

achievable in the Area (Plan 3).  In general, height bands which 

commensurate with the planning intention of the various land use zones as 

well as reflecting the majority of the existing buildings/committed 

development, except the excessively tall buildings, i.e. Manhattan Heights 

and The Merton at waterfront6, are adopted on the current OZP (Plan 4).  

Major height bands are: 

 

(a) BHRs of 70mPD and 2 storeys are stipulated for the “OU 

(Commercial, Leisure and Tourism Related Uses)” zone and its pier 

portion respectively at the waterfront location of the western 

entrance to the Victoria Harbour.  

 

                                                 
6  BHRs of 100mPD and 120mPD are stipulated for the “R(A)4” site (i.e. Manhattan Heights) and “R(A)2” site 

(i.e. The Merton) respectively at the waterfront area without the provision for redevelopment to the existing BH 

in order to respect the urban design principle of protecting the waterfront to avoid out-of-context and 

incompatible developments.   
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(b) BHR of 100mPD is stipulated for those residential sites to the north 

of Queen’s Road West/Belcher’s Street/Victoria Road; and 120mPD 

for residential sites to the south of Queen’s Road West and 

Belcher’s Street and along Pokfield Road and Kwun Lung Lau 

(Blocks A to F) to provide a stepped height profile.  

 

(c) BHR of 140mPD is stipulated for residential sites at Pok Fu Lam 

Road, Smithfield, Lung Wah Street, Kai Wai Man Road and Mount 

Davis Road. Stepped BH profile is stipulated for the proposed public 

housing site at Kai Wai Man Road, descending from a maximum 

BH of 140mPD in the east to 65mPD in the west. 

 

(d) BHRs of 150mPD and 160mPD are stipulated for The University of 

Hong Kong (HKU) Jockey Club Student Village at Lung Wah Street, 

160mPD for Kwun Lung Lau (Blocks 1 and 2) and residential sites 

at Pokfield Road and Mount Davis Road, taking into account the 

topography of the locality and/or the as-built condition.  

 

(e) BHRs of 60mPD, 170mPD and 220mPD for Hillview Garden at 

Hill Road, University Heights at Pokfield Road and The Belcher’s at 

Pok Fu Lam Road to reflect the existing BHs respectively.  

 

3.7 Proposed BHRs 

 

3.7.1 Having considered the principles/concept of the current BHRs as set out 

in paragraph 3.6 above as well as the implications of the SBDG 

requirements and the updated working assumptions as mentioned in 

paragraph 3.4.5 above, it is noted that the current BHRs for most of the 

sites could be maintained as they are able to accommodate the permissible 

GFA/PR either under the Building (Planning) Regulations (B(P)R) or 

stipulated on the OZP for future redevelopment and meeting the SBDG 

requirements.  As for the “R(A)”/“R(E)” sites (currently subject to BHR 

of 100mPD) bounded by Hill Road/Praya, Kennedy Town/Queen’s Road 

West; Collinson Street/Praya, Kennedy Town/Catchick Street/Belcher’s 

Street/Cadogan Street; and Sai Ning Street/Victoria Street (i.e. Area 2 of 

Figure 1 in Attachment F), the redevelopment may require a maximum 

BH of 101m to meet SBDG requirements.  However, given the close 

proximity of these sites to the harbourfront, the current BHR of 100mPD 

is proposed to be maintained so as to keep the stepped height profile and 

minimise the visual impacts.  Regarding the “R(A)” sites of Kwun Lung 

Lau and Sai Wan Estate (i.e. Area 1 of Figure 1 in Attachment F), it is 

recommended that the current BHR of these two sites to be maintained 

until concrete redevelopment proposal are available.  Details of 

assessment are set out in Attachment F. 

 

3.7.2 There are four sites of which the current BHRs could not accommodate 

the permissible GFA/PR either under the B(P)R or stipulated on the OZP 

for future redevelopment and meet SBDG requirements.  The proposed 

revisions to the BHRs for the four sites are set out below: 
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(a) “R(A)” site at the junction of Pokfield Road and Smithfield 

currently subject to BHR of 120mPD – BHR to be relaxed to 

130mPD (Site A in Plans 5, 6a to 6c) 

 

The “R(A)” site at the junction of Pokfield Road and Smithfield is 

subject to BHR of 120mPD.  As demonstrated in Attachment E2, 

the estimated BH requirement for a typical “R(A)” composite 

development is about 90m to 96m with the incorporation of SBDG 

requirements.  Taking into account the existing site level of about 

34.8mPD, it is proposed to relax the BHR of the site to 130mPD 

(Attachment G1). 

 

(b) “R(A)” site of Academic Terrace, 101 Pok Fu Lam Road currently 

subject to BHR of 140mPD – BHR to be relaxed to 160mPD 

(Site B in Plans 5, 7a and 7b) 

 

The “R(A)” site, Academic Terrace, is subject to a BHR of 140mPD.  

Similar to the above, taking into account the existing site level of 

about 64mPD, it is proposed to relax the BHR of the site to 

160mPD (Attachment G2).  

 

(c) “R(B)” site of Hillview Garden at 72 Hill Road currently subject to 

BHR of 60mPD – BHR to be relaxed to 120mPD (Site C in Plans 5, 

8a and 8b) 

 

The “R(B)” site, Hillview Garden, is subject to a BHR of 60mPD, 

which was imposed in 2011 to reflect its as-built condition.  As 

demonstrated in Attachment E3, the estimated BH requirement for 

a typical “R(B)” residential building is about 87m to 90m with the 

incorporation of SBDG requirements.  Taking into account the 

existing site level of about 29.8mPD, it is proposed to relax the 

BHR of the site to 120mPD (Attachment G3). 

 

(d) “R(B)” site of HKU Pokfield Road Residences (HKU Residences) at 

13, 15, 17, 19 and 21 Pokfield Road currently subject to BHR of 

120mPD – BHR to be relaxed to 150mPD (Site D in Plans 5, 9a 

and 9b) 

 

The “R(B)” site, HKU Residences, is subject to a BHR of 120mPD. 

Similar to the above, taking into account the existing site level of 

around 58.9mPD, it is proposed to relax the BHR of the site to 

150mPD (Attachment G4).   

 

 

4. Reassessment of Comments 
 

4.1 During the publication of representations in 2011, a total of 12 comments (C1 to 

C127) were received.  All of them supported representation R2 and opposed to 

amendment items in respect of the rezoning of the residential sites at 2 and 6-10 

                                                 
7 C1 to C12 are the property owners/residents of 2 and 6-10 Mount Davis Road. 



- 8 - 

 

Mount Davis Road from “R(B)” to “R(C)2” with imposition of PR, SC and BH 

restrictions.  They were of the view that it was illogical and inequitable to have 

different PR and BH restrictions for their sites and the neighbouring sites at 2A 

and 4 Mount Davis Road8 given their similar locations and characteristics.  C11 

and C12 also disagreed that high landscape value and predominantly low-rise 

neighbourhood should be one of the reasons for retaining the existing BH profile.  

They proposed to rezone the two concerned “R(C)2” sites9 (Plans 10a to 10d) to 

“R(B)1” with maximum PR of 3 and BH of 160mPD.  The 12 comments are at 

Attachment C2.  A summary of the grounds of comments and the responses of 

PlanD in consultation with relevant government departments is at Part II of the 

Attachment I. 

 

4.2 To facilitate the Board’s reconsideration on the 12 comments and their proposal, 

a review on their grounds and the development restrictions of the two concerned 

sites on the OZP have been conducted.  

 

4.3 Current Site Conditions and Surroundings 

 

4.3.1 The two concerned “R(C)2” sites (Site E at Plans 10a to 10e) are located 

at the southern fringe of the OZP and on the northern uphill side of Mount 

Davis Road.  They are situated on platforms and screened off by 

landscaping along the boundaries fronting Mount Davis Road.  The two 

sites are low-density residential developments (i.e. On Lee, Mount Davis 

Village, The High House and 10 Mount Davis Road) with PR ranging 

from 0.52 to 0.75, SC of about 25% and BH of 3 to 4 storeys (112 to 

132mPD), while the “R(B)1” site (i.e. 2A and 4 Mount Davis Road) 

in-between the two concerned sites consists of medium-density 

developments (i.e. Four Winds and Greenery Garden) with PR of 2.1 and 

5.49, SC of 18% and 37% and BH of 13 storeys (145mPD) and 18 storeys 

(149mPD) respectively.  Together with the two concerned sites, they 

form a residential cluster on their own near the eastern end of the road 

(Plan 10f).  

 

4.3.2 To the further west along the northern uphill side of Mount Davis Road, 

residential developments on the “R(B)1” and “R(C)” zones are 

predominantly medium-rise (i.e. Vista Mount Davis, Cape Mansions, 

Villas Sorrento and 68 Mount Davis Road) with PR ranging from 0.91 to 

2.99, SC from 11% to 19% and BH of 4 to 21 storeys (85 to 140mPD) 

(Plan 10f).  

 

4.3.3 Residential developments on the southern downhill side of Mount Davis 

Road are generally low-density with PR ranging from 0.43 to 0.75, SC 

from 20% to 25% and BH of 3 to 4 storeys (69 to 107mPD) (Plan 10f).  

They are situated on the slope at and below street level so that only 1 to 2 

storeys are visible from the road (Plan 10e).  This side of Mount Davis 

Road falls within an area zoned “R(C)3” on the approved Pok Fu Lam 

                                                 
8 2A Mount Davis Road (Greenery Garden) and 4 Mount Davis Road (Four Winds Apartments) were rezoned 

from “R(B)” to “R(B)1” with maximum PR of 3 and BH of 160mPD. 

 
9  The two subject “R(C)2” zones cover 2 Mount Davis Road (i.e. C12), 6 and 10 Mount Davis Road (i.e. C1 to 

C11) and 8 Mount Davis Road (the remaining site within the same zone of 6 and 10 Mount Davis Road). 
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(PFL) OZP No. S/H10/19 (Plans 10a, 10b and 10e) and is intended 

primarily for low-rise and low-density residential developments.  The 

area is restricted to maximum PR of 0.75, SC of 25% and BH of 3 storeys 

including carports.  Hence, the BH profile of the neighbourhood is 

stepped from low-rise developments along the southern downside side of 

Mount Davis Road to predominately medium-rise developments along the 

northern uphill side of the road (Plan 10e).  

 

4.4 Site Background  
 

4.4.1 The two concerned sites together with the adjoining “R(B)1” site (i.e. 2A 

and 4 Mount Davis Road) were previously zoned “R(B)” with no 

restriction on PR, SC and BH on the OZP No. S/H1/17 (Plan 11) and the 

concerned “R(B)” zoning was first designated on the OZP No. S/H1/1 

gazetted on 31.10.1986.  In 2011, upon completion of the BH review, the 

two sites were rezoned to “R(C)2” with the imposition of maximum PR of 

0.75, SC of 25% and BH of 3 storeys, while 2A and 4 Mount Davis Road 

were rezoned to “R(B)1” with imposition of maximum PR of 3 and BH of 

160mPD to reflect their as-built conditions respectively.  Given the two 

concerned sites also fall within the “Landscape Protection Area” 10 / 

“Development Areas with High Landscape Value”11  designated under 

the Metroplan Landscape Strategy for the Urban Fringe and Coastal Areas 

(Plan 12), and the planning intention to maintain a low BH profile and 

development intensity along Mount Davis Road was considered 

appropriate, the rezoning of the two concerned sites from “R(B)” to 

“R(C)2” was agreed by the Board in 2011. 

 

4.4.2 The two concerned sites together with the adjoining “R(B)1” site mainly 

fall within Residential Density Zone III (ranging from PR of 0.75 for 

developments of 3 storeys to PR of 3 for developments with 17 storeys 

and over) under the residential density guidelines of the Hong Kong 

Planning Standards and Guidelines (HKPSG) (Plan 13).  They also fall 

within the Pok Fu Lam Moratorium (PFLM) area, which is an 

administrative measure imposed on traffic grounds to prohibit excessive 

development of the area until there is an overall improvement in the 

transport network of the PFLM area.  

 

4.5 Planning Assessment and Proposal 

 

4.5.1 The developments on the northern uphill side of Mount Davis Road, 

excluding the two concerned sites, are medium-rise in its built form, 

whereas the developments along the southern downhill side of the road 

are low-rise in nature as mentioned in paragraph 4.3 above (Plan 10f). 

                                                 
10  “Landscape Protection Areas” are areas of outstanding natural landscape, with little or no existing development, 

and comprise features such as ridgelines, peaks and hillslopes.  Areas of small-scale, scattered development 

where natural features predominate are also included.  The protection of these areas should be treated as a 

priority. 

 
11 “Development Areas with High Landscape Value” are areas of existing or potential development sites with high 

landscape value which require specific development control policies to protect and conserve the existing 

landscape features.   
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Given the stepped BH profile of the area, it is considered that allowing 

medium-rise developments with a PR of 3 and a BH of 160mPD on the 

two concerned sites, as proposed by the commenters, would not be 

incompatible with the surrounding environment as it is the same as that of 

the adjacent “R(B)1” zone (i.e. 2A and 4 Mount Davis Road).  The 

proposed development intensity is still in line with the Residential Density 

Zone III in the HKPSG (i.e. PR of 3 for developments of 17 storeys and 

over) (Plan 13). 

 

4.5.2 As shown on the photomontage (Plan 16e), though the building bulk of 

future redevelopments with the proposed PR of 3 and BH of 160mPD 

would be greater and would slightly block part of the view to the skyline 

from PFL Road near Queen Mary Hospital, it is considered not 

incompatible in scale with the adjacent “R(B)1” zone for medium-rise 

residential developments with BHR of 160mPD on the current OZP and 

the setting of the area.  Hence, it is still able to preserve the public view 

from upper portion of PFL Road towards the southwest, even if 

medium-rise developments are allowed on the two concerned sites at the 

northern uphill side of Mount Davis Road.   

 

4.5.3 As for the “Landscape Protection Area”/”Development Areas with High 

Landscape Value” under the Metro Landscape Strategy the high landscape 

value of the area is mainly derived from Mount Davis, which should be 

protected against development, by providing a green mountain backdrop 

for developments along Mount Davis Road (Plan 16e).  Redevelopment 

of the two concerned sites with relaxed PR/BH would further block the 

green backdrop of Mount Davis, but without breaching its ridgeline when 

viewing from PFL Road near Queen Mary Hospital.  Hence, it is 

considered not unacceptable. 

 

4.5.4 All relevant government bureaux and departments, including the 

Commissioner for Transport, have no objection to/no adverse comment on 

the proposed development intensity of the sites.  As mentioned in 

paragraph 4.4 above, the two sites are within the PFLM area and should 

future redevelopments be intensified, partial uplifting of PFLM is required 

before the redevelopment could proceed.  As raised by the District Lands 

Officer/Hong Kong West and South, Lands Department that under the 

prevailing policy, any lease modification that will give rise to greater 

intensity is not allowed within the PFLM unless partial uplifting of PFLM 

is obtained.  Nevertheless, it will be dealt with separately during the 

application for lease modification.  

 

4.5.5 In view of the above, the proposal made by all the 12 commenters is 

considered acceptable.  Hence, it is proposed to rezone the two “R(C)2” 

sites to “R(B)1” zone with maximum PR of 3 and BH of 160mPD.  
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5. Review on BG Requirements 

 

Air Ventilation Assessment 

 

5.1 The BG requirement on the current OZP were formulated during the course of 

the BH review in 2011 before the SBDG was put in place.  An updated Air 

Ventilation Assessment (Expert Evaluation) has been undertaken in 2020 (AVA 

EE 2020) to assess the air ventilation implications of the Area should the 

proposed revisions to BHRs mentioned in paragraph 3.7.2 above be incorporated 

into the OZP to facilitate future redevelopments in complying with the SBDG; 

and the two Sites at Mount Davis Road be rezoned from “R(C)2” to “R(B)1” 

with PR and BH relaxation.  The AVA EE 2020 has also reviewed the BG 

requirements on the OZP (Plan 14a) with the assumption that redevelopments 

would follow the SBDG requirements.  A copy of the AVA EE 2020 is at 

Attachment H1.  Its major findings are as follows: 

 

(a) Despite OZP and SBDG being two different regimes, they both contribute 

to a better built environment.  SBDG is an administrative means to 

promote sustainable building design by granting GFA concessions.  It 

mainly aims to enhance building porosity to avoid screen wall effect and 

promote air movement between developments to achieve better dispersion 

and air mixing.  While the adoption of SBDG in any buildings is entirely 

a commercial decision of the developers, such requirement will be 

included in the lease conditions of new land sale sites or lease 

modifications/land exchanges.  It is anticipated that the general wind 

environment of the city would be improved in the long run when the 

number of redeveloped buildings following the SBDG increases 

gradually. 

 

(b) Relying on the SBDG alone, however, would not be sufficient to ensure 

good air ventilation at the district level as concerned building design 

measures are drawn up on the basis of and confined to individual 

development sites.  The beneficial effect could be localised and may not 

have taken into account the need of a wider area (e.g. building setback 

may not be aligned or building separation may not be at the right location 

to enhance air flow).  Hence, incorporating BGs at strategic locations on 

the OZP to maintain major air paths or create inter-connected air paths of 

district importance is still considered necessary.  Otherwise, provision of 

well-connected air paths of district importance which is important to such 

densely developed area like Kennedy Town area could not be ensured.  

 

(c) In general, the major prevailing annual wind comes from the north-east, 

east and south directions, and the prevailing summer wind mainly comes 

from the east, south, south-east and south-west directions.  Wind 

penetration and circulation in the Area mainly follow the existing road 

networks and major open areas.  The waterfront area serves as one of the 

major wind entrances to the Area for the sea breezes from the north and 

the annual prevailing winds from the northern and eastern quarters.  It is 

noted that the north-east wind and sea breeze would approach the Area 

from the sea without obstruction.  These wind would enter the urban 

region via the open area such as the Public Cargo Working Area and 
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Shing Sai Road and skim over Belcher Bay Park and Kennedy Town 

Swimming Pool before reaching New Praya Kennedy Town.  Wind 

would also enter the Area through the vacant site (the proposed waterfront 

park), which could penetrate Ka Wai Man Road Garden to the south.  

Some of the existing local streets in north-south alignment (such as 

Cadogan Street, Davis Street, North Street and Sands Street) could also 

facilitate the wind circulation within the densely developed 

neighbourhood despite their limited widths.  The Belcher’s Street would 

also carry a portion of north-east wind to flow into the urban area east and 

centre of Kennedy Town as well as the hillslope area near Ricci Hall of 

the HKU. 

 

(d) The AVA EE 2020 concludes that the increase in the BHRs for the two 

“R(A)” and two “R(B)” zones (paragraph 3.7.2 above) would not induce 

significant air ventilation impacts on the pedestrian wind environment 

through redevelopment of the sites following SBDG.  For the rezoning 

of the two sites on Mount Davis Road (paragraph 4.5.5 above), the 

potential impact induced to the surrounding pedestrian wind environment 

is considered insignificant as the sites are relatively small and the 

surrounding regions being relatively open.   

  

Two BGs imposed on buildings situated between Des Voeux Road West and 

Queen’s Road West – to be retained 

 

(e) Two BGs of 10m width above 20mPD are imposed on the buildings 

situated between Des Voeux Road West and Queen’s Road West and 

aligned with Woo Hop Street and Belcher’s Street.  In view of 

substantial blockage of wind due to the linear cluster of buildings between 

Des Voeux West and Queen’s Road West, the BGs can break up the long 

continues facade of building blocks along the streets upon redevelopment 

to facilitate the penetration of north-east annual prevailing wind to the 

inland area.  The BGs would mainly affect two existing developments, 

namely Hong Kong Industrial Building, Kwan Yick Building Phase I.  It 

is considered that the wind penetration cannot be achieved by solely 

relying on SDBG should the site be redeveloped in future.  Thus, these 

two BGs should be retained to facilitate regional wind environment for 

the area (Plan 14b).   

 

Two BGs imposed on the “R(A)” zone at 50 Smithfield and 71-77 Smithfield – 

to be deleted 

 

(f) The coverage of two BGs of 12m width above 29mPD and 60mPD (about 

15m above ground level) imposed on the western boundaries of 

Smithfield Terrace at 71-77 Smithfield and the south-western corner of 

Smithfield Garden at 50 Smithfield designated on the OZP are small.  

The air flow of the neighbourhood is rather much dependent on the 

building morphologies of the adjoining Kwun Lung Lau.  Considering 

the incorporation of SBDG, the section of Smithfield near the “R(A)” site 

at the junction of Pokfield Road and Smithfield would be slightly 

widened, which originally is the bottleneck of the identified air path under 

south/south-east wind.  This facilitates the prevailing winds from Lung 
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Fu Shan “valley corridor” into Forbes Street Temporary Playground and 

urban area of Kennedy Town to the north. (Plan 14c).  As the 

effectiveness of the two BGs for wind penetration is rather localised and 

may not be able to serve as a district air path.  Hence, they are 

recommended to be deleted. 

 

Proposed Revisions to BG Requirement 

 

5.2 Based on the above findings as detailed in paragraph 5.1 above, it is proposed to 

make amendment to the OZP as follows: 

 

To delete the two BGs of 12m wide above 29mPD and 60mPD on the western 

boundaries of Smithfield Terrace at 71-77 Smithfield and Smithfield Garden at 

50 Smithfield on “R(A)” zone (Plan 14c). 

 

 

6. Urban Design and Visual Consideration 

 

6.1 According to the Urban Design Guidelines of the HKPSG, eight strategic vantage 

points set out, with the aim of preserving views to ridgelines and peaks, when 

viewing from Kowloon towards the Hong Kong Island or the view to harbour 

from Victoria Peak.  For the two relevant strategic viewing points (VPs) (i.e. 

West Kowloon cultural District and Lion Pavilion of the Peak), the OZP does not 

fall within their “view fan” (Plan 15).  As such, five local VPs are selected to 

assess the overall possible visual impacts of the BHR relaxation proposals 

according to the Town Planning Board Planning Guidelines No. 41 “Guidelines 

on Submission of Visual Impact Assessment for Planning Applications to the 

Town Planning Board” (Plan 15).  As demonstrated in the Visual Appraisal 

(Attachment H2), with the proposed relaxation of BHRs, the resultant BH 

profile would not affect the mountain backdrops of Lung Fu Shan and Mount 

Davis from the major ferry route by looking towards southwards; and would not 

obstruct the harbour view from highland area by looking towards northwards 

(Plans 16a and 16d).  Though the building bulk of the future redevelopments on 

the northern side of Mount Davis Road with relaxed BH and PR restrictions 

would be greater and would slightly block part of the view to the skyline from 

Pok Fu Lam Road near Queen Mary Hospital, it is still considered not 

incompatible in scale with the adjacent existing medium-rise residential 

development (i.e. Greenery Garden) (Plan 16e).   

 

6.2 In the long term, the BH profile of the Area will mainly follow the BHRs on the 

OZP, except for those existing and committed developments (such as approved 

building plans) already exceeding the respective BHRs.  When assessing the 

propensity of redevelopment, developments having fewer number of storeys and 

therefore smaller number of units would more likely undergo ownership 

assembly.  Besides, older buildings would have a greater opportunity for 

redevelopments (especially for sites that have not been fully developed to the 

maximum development potential).  As such, developments with a building age 

of 30 years or over and with a BH of 15 storeys or below are assumed to have 

high redevelopment propensity.  Hence, in order to illustrate the possible 

maximum impact on the skyline of the Area, sites which have high 
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redevelopment propensity are assumed to be redeveloped up to the BHRs in the 

photomontages (Plans 16a to 16e). 

 

 

7. Responses to Representation (R2) and Comments (C1 to C12) 

 

7.1 To follow up on the court orders, Representation R2 and Comments C1 to C12 

have been reassessed as set out in paragraphs 3 to 6 above (Plan 17).  

 

7.2 Under the current proposals, the BHRs of the following sites will generally be 

relaxed taking into account the SBDG requirements and permissible development 

intensity and two BGs will also be deleted: 

 

Representation 

No. 

Representers’ Proposals Current OZP Proposals 

R2 

(REDA) 
 Generally relax the BHRs 

by 20m for the 

development zones and 

more relaxed height limits 

for sites at or near future 

transport nodes to free up 

ground level space for 

pedestrian. 

 

 

 

 

 

 

 

 Delete BG requirements 

on the OZP. 

 BHRs for two “R(A)” sites (i.e. 

sites at the junction of Pokfield 

Road and Smithfield of 120mPD 

and Academic Terrace of 

140mPD) are relaxed to 130mPD 

and 160mPD respectively 

(Plans 6a and 7a). 

 

 BHR for two “R(B)” sites (i.e. 

Hillview Garden of 60mPD and 

HKU Pokfield Road Residence 

of 120mPD) are relaxed to 

120mPD and 150mPD 

respectively (Plans 8a and 9a).  

 

 The two BG requirements at the 

western boundary of Smithfield 

Terrace (71-77 Smithfield) and 

Smithfield Garden (50 

Smithfield) on “R(A)” zone as 

stipulated in the OZP are deleted 

(Plan 14c).  

 

 

7.3 The relaxed BHRs have taken into account the SBDG requirements and 

permissible development intensity.  R2’s proposal to relax the BHRs by 20m 

for the Area covered by the OZP is not supported as a general increase of 20m in 

BH would significantly increase the overall BH profile, create canyon effect, 

reduce the visible areas of the mountain backdrop and the waterbody of the 

harbour from the local vantage points, and would affect the local character and 

cityscape. 

 

7.4 As explained in paragraph 5 above, the current two BG requirements on the 

buildings situated between Des Voeux Road West and Queen Road West are 

beneficial to the district-wide environment and are still required (Plan 14b).  

They are to be retained on the OZP for benefitting the pedestrian wind 
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environment and hence R2’s proposal to delete BG requirements on the OZP is 

not supported. 

 

7.5 Further, the two residential sites at 2 and 6-10 Mount Davis Road would be 

rezoned from “R(C)2” to “R(B)1” as follows (Plan 10a): 

 
Comments No.  Commenters’ Proposal Current OZP Proposal 

C1 – C12 
 

 The two sites should be 

rezoned to “R(B)1” with a 

maximum BH of 160mPD 

and a maximum PR of 3.  

 The two sites are rezoned from 

“R(C)2” to “R(B)1” with 

imposition of maximum BH of 

160mPD and PR of 3.  

 

 

7.6 Should the Board agree to the proposed amendments to the OZP as detailed in 

paragraph 8 below, R2 and C1 to C12 will be informed accordingly.  They may 

submit representation on the OZP for the Board’s consideration under section 6 

of the Ordinance if they so wish.  

 

 
8. Proposed Amendments to OZP 

 
Amendments to Matters Shown on the Plan 

 

8.1 Based on paragraphs 3.6, 4.5.5 and 5.2 above, the following amendments to 

matters shown on the draft OZP No. S/H1/20A (Attachment B1) are proposed:  

 

Item A Revision of the BHR for the “R(A)” zone at the junction of Pokfield 

Road and Smithfield from 120mPD to 130mPD 

 

Item B Revision of the BHR for the “R(A)” zone of Academic Terrace at 101 

Pok Fu Lam Road from 140mPD to 160mPD 

 

Item C Revision of the BHR for the “R(B)” zone of HKU Residence at 13, 

15, 17, 19 and 21 Pokfield Road from 120mPD to 150mPD 

 

Item D Revision of the BHR for the “R(B)” zone of Hillview Garden at 72 

Hill Road from 60mPD to 120mPD  

 

Item E Rezoning of 2 and 6-10 Mount Davis Road from “R(C)2” to “R(B)1” 

 

Item F1 Deletion of the BG requirement of 12m wide above 29mPD on the 

western boundary of Smithfield Terrace at 77 Smithfield on “R(A)” 

zone and revision of the BHR from 29mPD to 120mPD for the area 

concerned 

 

Item F2 Deletion of the BG requirement of 12m wide above 60mPD on the 

western boundary of Smithfield Garden at 50 Smithfield on “R(A)” 

zone and revision of the BHR from 60mPD to 140mPD for the area 

concerned 
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9. Amendments to the Notes of the OZP 

 

9.1 Amendments to the Notes are proposed as follows: 

 

(a) In relation to Item E, the remarks of the “R(C)2” zone has been deleted.  

 

(b) In relation to Items F1 and F2, the remarks under “R(A)” zone relating to the 

provision of the BGs of the sites of “R(A)” at 50 and 71-77 Smithfield has 

been deleted.   

  

9.2 The Board has promulgated a revised set of Master Schedule of Notes to 

Statutory Plans on 11.1.2019 with ‘Market’ use being subsumed under ‘Shop and 

Services’ use.  To effectuate such changes, updates have been made to the Notes 

of “R(A)”,“R(B)”, “R(E)”, “G/IC” and “OU(Commercial, Leisure and Tourism 

Related Uses)” zones. 

 

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

italics and deletions in ‘cross-out’) are at Attachment B2 for Members’ 

consideration.  

 

 

10. Revision to the Explanatory Statement of the OZP 

 

The ES of the OZP is proposed to be revised to take into account the proposed 

amendments as mentioned in the above paragraphs.  Opportunity has been taken to 

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

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

additions in bold and italic and deletions in ‘cross-out’) are at Attachment B3 for 

Members’ consideration.  

 

 

11. Plan Number 

 

Upon exhibition for public inspection, the Plan will be renumbered as S/H1/21. 

 

 

12. Consultation 

 

Departmental Consultation 

 

12.1 The proposed amendments to the draft OZP No. S/H1/20 have been circulated to 

relevant government bureaux and departments for comment.  Representation 

(R2) and comments (C1 to C12) in respect of the draft OZP No. S/H1/18 have 

also been circulated to relevant bureaux and departments for re-examination.  

 

12.2 The following government bureaux and departments have no objection to or no 

adverse comments on the proposed amendments and representations:  

 

(a) Planning Unit, Development Bureau (DevB);  

(b) Harbour Unit, DevB; 
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(c) Commissioner for Tourism, DevB; 

(d) Antiquities and Monuments Office, DevB; 

(e) Director-General of Trade and Industry; 

(f) Director-General of Communications;  

(g) District Lands Officer/Hong Kong West and South, LandsD; 

(h) Commissioner for Transport; 

(i) Chief Building Surveyor/Hong Kong West, Buildings Department; 

(j) Chief Highway Engineer/Hong Kong, Highways Department (HyD); 

(k) Chief Engineer/Railway Development 2-2, Railway Development Office, 

HyD; 

(l) Chief Engineer/Hong Kong & Islands, Drainage Services Department; 

(m) Chief Engineer/Construction, Water Supplies Department;  

(n) Project Manager (South), Civil Engineering and Development 

Department (CEDD); 

(o) Chief Engineer/Special Duty, CEDD; 

(p) Head of Geotechnical Engineering Office, CEDD; 

(q) Director of Environmental Protection;  

(r) Direct of Fire Services;  

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

Department; 

(t) Director of Housing; 

(u) Director of Electrical and Mechanical Services;  

(v) Director of Food and Environmental Hygiene;  

(w) Director of Health  

(x) Director of Leisure and Cultural Services; 

(y) Commissioner of Police;  

(z) Chief Town Planner/Urban Design and Landscape, PlanD; and 

(aa) District Officer (Central & Western), Home Affairs Department. 

 

 

Consultation with Central and Western District Council (C&W DC) and Public 

Consultation 

 

12.3 The proposed amendments to the OZP are mainly a follow up consequential to 

the Court’s rulings on the JRs in respect of the draft OZP No. S/H1/18.  Subject 

to agreement of the proposed amendments by the Board for gazetting under 

section 7 of the Ordinance, the C&W DC will be consulted as appropriate during 

the two-month statutory plan exhibition period.  Members of the public can 

submit representations on the OZP to the Board during the same statutory plan 

exhibition period.  
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13. Decision Sought 

 

Members are invited to: 

 

(a) agree to the proposed amendments to the draft OZP and that the draft OZP No. 

S/H1/20A (Attachment B1) (to be renumbered as S/H1/21 upon exhibition) and 

its Notes (Attachment B2) are suitable for exhibition under section 7 of the 

Ordinance; 

 

(b) adopt the revised ES at Attachment B3 for the draft OZP No. S/H1/20A as an 

expression of the planning intentions and objectives of the Board for the various 

land use zonings of the OZP and the revised ES will be published together with 

the draft OZP; and 

 

(c) agree to inform representer R2 and commenters C1 to C12 in respect of the draft 

Kennedy Town & Mount Davis OZP No. S/H1/18 on the amendments to the 

draft OZP, and that they may submit representations on the amendments to the 

OZP or comments on the representations for the Board’s consideration under 

sections 6 and 6A of the Ordinance respectively. 

 

 

Attachments 

 

Attachments A1 & A2 Draft OZP No. S/H1/18 (reduced to A3 size) together with 

Schedule of Amendments to the draft OZP No. S/H1/17 

Attachment B1 Draft OZP No. S/H1/20A 

Attachment B2 Revised Notes for the draft OZP No. S/H1/20A 

Attachment B3 Revised Explanatory Statement for the draft OZP No. S/H1/20A 

Attachment C1 Representation R2 

Attachment C2 Comments C1 to C12 

Attachment D1 APP-151 “Building Design to Foster a Quality and Sustainable 

Built Environment” 

Attachment D2 APP-152 “Sustainable Building Design Guidelines” (SBDG) 

Attachment E1a Implications of SBDG on Building Profile 

Attachments E1b & E1c Illustration on Implications of SBDG 

Attachment E2 Basic Building Profile – Composite Building 

Attachment E3 Basic Building Profile – Residential Building 

Attachment F Assessments for Building Height Restriction to be Maintained 

Attachment G1 Assessment of Building Height – “R(A)” Site at Junction of 

Pokfield Road and Smithfield  

Attachment G2 

Attachment G3 

Assessment of Building Height – “R(A)” Site at Academic Terrace 

Assessment of Building Height – “R(B)” Site at Hillview Garden 

Attachment G4 Assessment of Building Height – “R(B)” Site at HKU Residences  

Attachment H1 Air Ventilation Assessment by Expert Evaluation (2020)  

Attachment H2 Visual Appraisal 

Attachment I Summary of Representation (R2) and Comments (C1 to C12) and 

PlanD’s Responses  

Attachment J1 TPB Paper No. 8952 for Consideration of Group 1 Representations 

and Comments to Draft OZP No. S/H1/18 (Paper and Plans only) 

Attachment J2 Extract of the Confirmed Minutes of the TPB Meeting on 

25.11.2011 
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Plan 1 Aerial Photo of Kennedy Town & Mount Davis Area 

Plan 2 Sites with Building Height Restrictions under Review 

Plan 3 Concept Plan for the Building Height Profile 

Plan 4 Current Building Height Restrictions 

Plan 5 Proposed Building Height Restrictions 

Plans 6a to 6c, 7a & 7b,  

8a & 8b, 9a & 9b  

Site Plans and Photos of Sites A to D with Proposed Building 

Height Restrictions 

Plans 10a to 10e 

 

Plan 10f 

Site Plan and Photos of Sites E with Proposed Rezoning and its 

Surroundings 

Development Parameters of the Existing Developments along 

Mount Davis Road 

Plan 11 Extract of the OZPs No. S/H1/17 and S/H10/15 

Plan 12 

Plan 13  

Metro Landscape Strategy 

Density Residential Zone 

Plan 14a Building Gaps  on the Current OZP  

Plan 14b Two Building Gaps imposed on Buildings situated between Des 

Voeux Road and Queen’s Road West 

Plan 14c Deletion of Two Building Gaps at 50 and 71-77 Smithfield  

Plan 15 Viewing Points  

Plans 16a to 16e Photomontages of Building Height Profile 

Plan 17 Location Plan of Representation R2 and Comments C1 to C12 

Plan 18 Consolidated Proposals of Development Restrictions 
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SCHEDULE OF AMENDMENTS TO 
THE DRAFT KENNEDY TOWN & MOUNT DAVIS 

OUTLINE ZONING PLAN NO. S/H1/17 
MADE BY THE TOWN PLANNING BOARD 

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131) 
 
 
I. Amendments to Matters shown on the Plan 

 
 Item A � Stipulation of building height restrictions for the �Residential (Group 

A)� (�R(A)�), �R(A)1�, �R(A)2�, �R(A)3�, �R(A)4�, �Residential 
(Group B)� (�R(B)�), �R(B)1�, �Residential (Group E)� (�R(E)�), 
�Industrial� (�I�), �Government, Institution or Community� 
(�G/IC�) and �Other Specified Uses� (�OU�) zones. 
 

 Item B1 
 

� Amendment to the building height restriction of the �Residential 
(Group C)� (�R(C)�) zone and showing the restriction on the Plan. 
 

 Item B2 � Rezoning of a site at 2 Mount Davis Road from �R(B)� to �R(C)2�, 
and stipulating plot ratio, site coverage and building height 
restrictions for the zone. 
 

 Item B3 � Rezoning of a site at 6-10 Mount Davis Road from �R(B)� to 
�R(C)2�, and stipulating plot ratio, site coverage, and building height 
restrictions for the zone. 
 

 Item B4 � Rezoning of a site at 2A and 4 Mount Davis Road from �R(B)� to 
�R(B)1�, and stipulating plot ratio and building height restrictions 
for the zone. 
 

 Item B5 � Rezoning of a site at 52-62 Mount Davis Road from �R(B)� to 
�R(B)1�, and stipulating plot ratio and building height restrictions 
for the zone. 
 

 Item C1 � Rezoning of a landward portion of a residential site on Victoria Road 
to the west of the junction of Victoria Road and Mount Davis Path 
from �R(B)� to �R(C)3�, and stipulating plot ratio, site coverage, and 
building height restrictions for the zone. 
 

 Item C2 � Rezoning of the remaining portion of the site mentioned under Item 
C1 from �R(B)� to �Green Belt� (�GB�).  
 

 Item D1 � Rezoning of a landward portion of a residential site on Victoria Road 
to the southwest of Chee Sing Kok Social Centre of the Humanity 
Love from �R(B)� to �R(C)3�, and stipulating plot ratio, site 
coverage, and building height restrictions for the zone. 
 

 Item D2 � Rezoning of the remaining portion of the site mentioned under Item 
D1 from �R(B)� to �GB�. 
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 Item E1 � Rezoning of a site at 86 Victoria Road covering the The Sail at 

Victoria from �Open Space� (�O�) to �R(A)�, and stipulating 
building height restriction for the zone. 
 

 Item E2 � Rezoning of a strip of land east of 86 Victoria Road from �O� to an 
area shown as �Road�. 
 

 Item F1 � Rezoning of Mount Davis Sitting-out Area at Mount Davis Path and 
area covered by vegetation from �G/IC� to �O�. 
 

 Item F2 � Rezoning of Mount Davis Temporary Sitting-out Area at the top of 
Mount Davis from �G/IC� to �O�. 
 

 Item G1 � Designation of a 10m wide building gap above 20mPD within 
�R(A)� zone covering 430-440A Des Voeux Road West and 
455-485 Queen�s Road West. 
 

 Item G2 � Designation of a 10m wide building gap above 20mPD within 
�R(A)� zone between 444-462A Des Voeux Road West, 521-543 
Queen�s Road West and 1-3 Cheung Kan Lane. 
 

 Item G3 � Designation of a 12m wide building gap above 29mPD at part of 
71-77 Smithfield. 
 

 Item G4 � Designation of a 12m wide building gap above 60mPD at part of 50 
Smithfield. 
 

 Item H1 � Rezoning of Kennedy Town Temporary Recreation Ground at Sai 
Ning Street from �OU� annotated �Cargo Handling Area�, �G/IC� 
and �I� to �Undetermined� (�U�). 
 

 Item H2 � Rezoning of a �G/IC� site at Sai Ning Street from �G/IC� to �U�. 
 

 Item H3 � Rezoning of the bus terminus and sitting-out areas at Sai Ning Street 
from �G/IC� to �U�. 
 

 Item H4 � Rezoning of the ex-Kennedy Town Incinerator and Abattoir site 
from �G/IC� and areas shown as �Road� to �U�. 
 

 ItemH5 � Rezoning of the ex-Police Married Officers Quarters and the 
temporary school of Hong Kong Academy at 14 and 12 Ka Wai Man 
Road respectively from �G/IC� to �U�. 
 

 Item J � Rezoning of the University of Hong Kong Pokfield Road Residences 
at 13-21 Pokfield Road from �R(A)� and �G/IC� to �R(B)�, and 
stipulating building height restriction for the zone. 
 

 Item K � Rezoning of a sloping area at Rock Hill Street from �G/IC� to �GB�. 
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 Item L � Rezoning of a residential site at 28 New Praya, Kennedy Town from 

�R(A)� to �R(A)4�, and stipulating building height restriction for the 
zone. 
 

 
II. Amendment to the Notes of the Plan 
 

(a) Incorporation of building height restrictions and a minor relaxation clause for such 
restrictions in the Remarks of the Notes for the �R(A)�, �R(A)1�, �R(A)2�, �R(A)3�, 
�R(A)4�, �R(B)�, �R(B)1�, �R(C)2�, �R(C)3� �R(E)�, �I�, �G/IC� and �OU� zones. 
 

(b) Amendment in the Remarks of the Notes for the �R(C)� zone to delete the reference 
to the building height restriction for the zone, which is now shown on the Plan. 

 
(c) Incorporation of plot ratio restriction for the �R(B)1�, and a minor relaxation clause 

for such restriction in the Remarks of the Notes for the zone. 
 
(d) Incorporation of plot ratio and site coverage restrictions for the �R(C)2� and �R(C)3� 

zones, and a minor relaxation clause for such restriction in the Remarks of the Notes 
for the zones. 
 

(e) Incorporation of a clause to disregard basement floors in determining number of 
storeys in the Remarks of the Notes of the �G/IC� and �OU� zones. 

 
 
 
Town Planning Board 
25 February 2011 
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HONG KONG PLANNING AREA NO. 1 

 

DRAFT KENNEDY TOWN & MOUNT DAVIS 

OUTLINE ZONING PLAN NO. S/H1/20A 
 

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

 

NOTES 

 

(N.B. These form part of the Plan) 

 

 

(1) These Notes show the uses or developments on land falling within the boundaries of the 

Plan which are always permitted and which may be permitted by the Town Planning Board, 

with or without conditions, on application.  Where permission from the Town Planning 

Board for a use or development is required, the application for such permission should be 

made in a prescribed form.  The application shall be addressed to the Secretary of the Town 

Planning Board, from whom the prescribed application form may be obtained. 

 

(2) Any use or development which is always permitted or may be permitted in accordance with 

these Notes must also conform to any other relevant legislation, the conditions of the 

Government lease concerned, and any other Government requirements, as may be 

applicable. 

 

(3) (a) No action is required to make the existing use of any land or building conform to this 

Plan until there is a material change of use or the building is redeveloped. 

 

(b) Any material change of use or any other development (except minor alteration and/or 

modification to the development of the land or building in respect of the existing use 

which is always permitted) or redevelopment must be always permitted in terms of the 

Plan or, if permission is required, in accordance with the permission granted by the 

Town Planning Board. 

 

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

means - 

 

(i) before the publication in the Gazette of the notice of the first statutory plan 

covering the land or building (hereafter referred as ‘the first plan’), 

 

 a use in existence before the publication of the first plan which has 

continued since it came into existence; or 

 

 a use or a change of use approved under the Buildings Ordinance which 

relates to an existing building; and 
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(ii) after the publication of the first plan, 

 

 a use permitted under a plan which was effected during the effective period 

of that plan and has continued since it was effected; or 

 

 a use or a change of use approved under the Buildings Ordinance which 

relates to an existing building and permitted under a plan prevailing at the 

time when the use or change of use was approved. 

 

(4) Except as otherwise specified by the Town Planning Board, when a use or material change 

of use is effected or a development or redevelopment is undertaken, as always permitted in 

terms of the Plan or in accordance with a permission granted by the Town Planning Board, 

all permissions granted by the Town Planning Board in respect of the site of the use or 

material change of use or development or redevelopment shall lapse. 

 

(5)   Road junctions, alignments of roads and railway/tram tracks, and boundaries between zones 

may be subject to minor adjustments as detailed planning proceeds. 

 

(6) Temporary uses (expected to be 5 years or less) of any land or buildings are always 

permitted as long as they comply with any other relevant legislation, the conditions of the 

Government lease concerned, and any other Government requirements, and there is no need 

for these to conform to the zoned use or these Notes.  For temporary uses expected to be 

over 5 years, the uses must conform to the zoned use or these Notes. 

 

(7) The following uses or developments are always permitted on land falling within the 

boundaries of the Plan except where the uses or developments are specified in Column 2 of 

the Notes of individual zones: 

 

(a) provision, maintenance or repair of plant nursery, amenity planting, open space, rain 

shelter, refreshment kiosk, road, bus/tram/public light bus stop or lay-by, cycle track, 

Mass Transit Railway station entrance, Mass Transit Railway structure below ground 

level, taxi rank, nullah, public utility pipeline, electricity mast, lamp pole, telephone 

booth, telecommunications radio base station, automatic teller machine and shrine; 

 

(b) geotechical works, local public works, road works, sewerage works, drainage works, 

environmental improvement works, marine related facilities, waterworks (excluding 

works on service reservoir) and such other public works co-ordinated or implemented 

by Government; and 

 

(c) maintenance or repair of watercourse and grave. 

 

(8) In any area shown as ‘Road’, all uses or developments except those specified in paragraph 

(7) above and those specified below require permission from the Town Planning Board: 

 

 on-street vehicle park, railway track and tram track. 
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(9)    Unless otherwise specified, all building, engineering and other operations incidental to and 

all uses directly related and ancillary to the permitted uses and developments within the 

same zone are always permitted and no separate permission is required. 

 

(10) In these Notes, “existing building” means a building, including a structure, which is 

physically existing and is in compliance with any relevant legislation and the conditions of 

the Government lease concerned. 

 



 

 

 

 

HONG KONG PLANNING AREA NO. 1 

 

DRAFT KENNEDY TOWN & MOUNT DAVIS 

OUTLINE ZONING PLAN NO. S/H1/20A 

 

 

Schedule of Uses 

 

 

   Page 

 

RESIDENTIAL (GROUP A)  1 

 

RESIDENTIAL (GROUP B)  5 

 

RESIDENTIAL (GROUP C)  7 

 

RESIDENTIAL (GROUP C) 1  9 

 

RESIDENTIAL (GROUP E)  10 

 

GOVERNMENT, INSTITUTION OR COMMUNITY 15 

 

OPEN SPACE  17 

 

OTHER SPECIFIED USES 18 

 

GREEN BELT 25 
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RESIDENTIAL (GROUP A) 

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

Ambulance Depot 

Flat 

Government Use (not elsewhere specified) 

House 

Library 

Market 

Place of Recreation, Sports or Culture 

Public Clinic 

Public Transport Terminus or Station 

     (excluding open-air terminus or station) 

Public Vehicle Park 

(excluding container vehicle)(on land 

designated “R(A)5” only) 

Residential Institution 

School (in free-standing purpose-designed  

building only) 

Social Welfare Facility 

Utility Installation for Private Project 

 

Commercial Bathhouse/Massage  

    Establishment 

Eating Place 

Educational Institution 

Exhibition or Convention Hall 

Government Refuse Collection Point  

(not elsewhere specified) 

Hospital 

Hotel 

Institutional Use (not elsewhere specified) 

Mass Transit Railway Vent Shaft and/or Other 

 Structure above Ground Level  

 other than Entrances 

Office 

Petrol Filling Station 

Place of Entertainment 

Private Club 

Public Convenience 

Public Transport Terminus or Station 

    (not elsewhere specified) 

Public Utility Installation 

Public Vehicle Park (excluding container 

vehicle) (not elsewhere specified) 

Religious Institution 

School (not elsewhere specified) 

Shop and Services (not elsewhere specified) 

Training Centre 

 

 

 

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

 

In addition, the following uses are always 

permitted (a) on the lowest three floors of a 

building, taken to include basements; or (b) in the 

purpose-designed non-residential portion of an 

existing building, both excluding floors containing 

wholly or mainly car parking, loading/unloading 

bays and/or plant room: 

 

 

Eating Place 

Educational Institution  

Institutional Use (not elsewhere specified) 

Off-course Betting Centre 

Office 

Place of Entertainment 

Private Club 

Public Convenience 

Recyclable Collection Centre 

School 

Shop and Services 

Training Centre 

 

 

 

 

Planning Intention 

 

This zone is intended primarily for high-density residential developments.  Commercial uses are 

always permitted on the lowest three floors of a building or in the purpose-designed non-

residential portion of an existing building.   

 

 

Remarks 

 

(1) On land designated “Residential (Group A)”, no new development, or addition, alteration 

and/or modification to or redevelopment of an existing building shall result in a total 

development and/or redevelopment in excess of the maximum building heights, in terms of 

metres above Principal Datum, as stipulated on the Plan, or the height of the existing 

building, whichever is the greater.  The provision for development/redevelopment to the 

height of the existing building is not applicable to the parts of the sites at 430-440A, 444-

462A Des Voeux Road West, 455-485, 521-543 Queen’s Road West and 1 - 3 Cheung Kan 

Lane which are subject to a maximum building height of 20mPD; 71-77 Smithfield which is 

subject to a maximum building height of 29mPD; and 50 Smithfield which is subject to a 

maximum building height of 60mPD, as stipulated on the Plan. 
 

 

 

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

 

 

Remarks (cont’d) 
 

(2) On land designated “Residential (Group A) 1”, no new development, or addition, 

alteration and/or modification to or redevelopment of an existing building shall result in 

a total development and/or redevelopment in excess of a maximum domestic gross floor 

area (GFA) of 227,273m2, a maximum non-domestic (commercial) GFA of 20,000m2 

and the maximum building height, in terms of metres above Principal Datum, as 

stipulated on the Plan, or the height of the existing building, whichever is the greater.  In 

addition, a GFA of not less than 1,650m2 shall be provided for Government, institution 

or community (GIC) facilities.  Public open space of not less than 3,518m2 shall be 

provided within this sub-area. 

 

(3) 

 

On land designated “Residential (Group A) 2”, no new development, or addition, 

alteration and/or modification to or redevelopment of an existing building shall result in 

a total development and/or redevelopment in excess of a maximum GFA of 70,024m2 

and the maximum building height, in terms of metres above Principal Datum, as 

stipulated on the Plan.  In addition, public open space of not less than 2,300m2 shall be 

provided within this sub-area.  

  

(4) 

 

On land designated “Residential (Group A) 3”, no new development, or addition, 

alteration and/or modification to or redevelopment of an existing building shall result in 

a total development and/or redevelopment in excess of a maximum domestic GFA of 

3,577m2 and the maximum building height, in terms of metres above Principal Datum, as 

stipulated on the Plan, or the height of the existing building, whichever is the greater.    In 

addition, a non-domestic GFA of not less than 350m2 for GIC facilities and public open 

space of not less than 135m2 shall be provided within this sub-area. 

 

(5) 

 

On land designated “Residential (Group A) 4”, no new development, or addition, 

alteration and/or modification to or redevelopment of an existing building shall result in 

a total development and/or redevelopment in excess of the maximum building height, in 

terms of metres above Principal Datum, as stipulated on the Plan.   

  

(6) On land designated “Residential (Group A) 5”, no new development, or addition, 

alteration and/or modification to or redevelopment of an existing building shall result in 

a total development and/or redevelopment in excess of a maximum GFA of 120,000m2 

and the maximum building height, in terms of metres above Principal Datum, as 

stipulated on the Plan, or the GFA and height of the existing building, whichever is the 

greater.  A public goods vehicle park and GIC facilities, as required by the Government, 

shall be provided within this sub-area. 
 

 

 

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

 

 

Remarks (cont’d) 
 

  

(7) 

 

In determining the maximum GFA for the purposes of paragraphs (2) to (4) and (6) 

above, any floor space that is constructed or intended for use solely as car park, 

loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and 

recreational facilities for the use and benefit of all the owners or occupiers of the 

domestic building or domestic part of the building, provided such uses and facilities are 

ancillary and directly related to the development or redevelopment, may be disregarded. 

 

(8) In determining the maximum GFA for the purposes of paragraph (6) above, any floor 

space that is constructed or intended for use solely as public goods vehicle park and 

other GIC facilities, as required by the Government, may be disregarded.  

  

(9) 

 

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

relaxation of the building height restrictions stated in paragraphs (1) to (6) above, GFA 

restrictions stated in paragraphs (2) to (4) and (6) above, and any reduction in the total 

GFA provided for GIC facilities as stated in paragraphs (2) and (4) above, may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 
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RESIDENTIAL (GROUP B) 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to  the Town Planning Board 

 

Flat 

Government Use (Police Reporting Centre,  

Post Office only) 

House 

Library 

Residential Institution 

School (in free-standing purpose-designed 

building only) 

Utility Installation for Private Project 

  

 

Ambulance Depot 

Eating Place 

Educational Institution 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Hospital 

Hotel 

Institutional Use (not elsewhere specified) 

Market 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Off-course Betting Centre 

Office 

Petrol Filling Station 

Place of Entertainment 

Place of Recreation, Sports or Culture 

Private Club 

Public Clinic 

Public Convenience 

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (excluding container vehicle) 

Recyclable Collection Centre 

Religious Institution 

School (not elsewhere specified) 

Shop and Services  

Social Welfare Facility 

Training Centre 

 

 

Planning Intention 

 

This zone is intended primarily for medium-density residential developments where commercial 

uses serving the residential neighbourhood may be permitted on application to the Town Planning 

Board. 

 

 

 

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

 

Remarks 

 

(1) On land designated “Residential (Group B)”, no new development, or addition, alteration 

and/or modification to or redevelopment of an existing building shall result in a total 

development and/or redevelopment in excess of the maximum building heights, in terms 

of metres above Principal Datum, as stipulated on the Plan, or the height of the existing 

building, whichever is the greater.   

 

(2) On land designated “Residential (Group B) 1”, no new development, or addition, 

alteration and/or modification to or redevelopment of an existing building shall result in a 

total development and/or redevelopment in excess of a maximum plot ratio of 3, and the 

maximum building heights, in terms of metres above Principal Datum, as stipulated on the 

Plan, or the plot ratio and height of the existing building, whichever is the greater. 

 

(3) 

 

In determining the maximum plot ratio for the purposes of paragraph (2) above, any floor 

space that is constructed or intended for use solely as car park, loading/unloading bay, 

plant room and caretaker’s office, or caretaker’s quarters and recreational facilities for the 

use and benefit of all the owners or occupiers of the domestic building or domestic part of 

the building, provided such uses and facilities are ancillary and directly related to the 

development or redevelopment, may be disregarded. 

 

(4) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height and plot ratio restrictions stated in paragraphs (1) and 

(2) above may be considered by the Town Planning Board on application under section 

16 of the Town Planning Ordinance. 
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RESIDENTIAL (GROUP C) 
 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

Flat 

Government Use (Police Reporting Centre,  

Post Office only) 

House 

Utility Installation for Private Project 

 

Ambulance Depot  

Eating Place 

Educational Institution 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Hospital 

Hotel 

Institutional Use (not elsewhere specified) 

Library 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Petrol Filling Station 

Place of Recreation, Sports or Culture 

Private Club 

Public Clinic 

Public Convenience 

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (excluding container vehicle) 

Recyclable Collection Centre 

Religious Institution 

Residential Institution 

School 

Shop and Services 

Social Welfare Facility 

Training Centre 

 

 

Planning Intention 

 

This zone is intended primarily for low-rise, low-density residential developments where 

commercial uses serving the residential neighbourhood may be permitted on application to the 

Town Planning Board. 

 

 

 

(Please see next page) 
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RESIDENTIAL (GROUP C) (cont’d) 

 

 

Remarks 

 

(1) On land designated “Residential (Group C)”, no new development, or addition, alteration 

and/or modification to or redevelopment of an existing building shall result in a total 

development and/or redevelopment in excess of a maximum plot ratio of 1.2, a maximum 

site coverage of 20%, and the maximum building height, in terms of number of storeys, as 

stipulated on the Plan, or the plot ratio, site coverage and height of the existing building, 

whichever is the greater. 

 

(2) On land designated “Residential (Group C)2” and “Residential (Group C)3”, no new 

development, or addition, alteration and/or modification to or redevelopment of an existing 

building shall result in a total development and/or redevelopment in excess of a maximum 

plot ratio of 0.75, a maximum site coverage of 25%, and the maximum building height, in 

terms of number of storeys, as stipulated on the Plan, or the plot ratio, site coverage and 

height of the existing building, whichever is the greater. 

 

(3) In determining the maximum plot ratio and maximum site coverage for the purposes of 

paragraphs (1) and (2) above, any floor space that is constructed or intended for use solely 

as car park, loading/unloading bay, plant room and caretaker’s office, or caretaker’s 

quarters and recreational facilities for the use and benefit of all the owners or occupiers of 

the domestic building or domestic part of the building, provided such uses and facilities 

are ancillary and directly related to the development or redevelopment, may be 

disregarded. 

 

(4) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height, plot ratio and site coverage restrictions stated in 

paragraphs (1) and (2) above may be considered by the Town Planning Board on 

application under section 16 of the Town Planning Ordinance. 
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RESIDENTIAL (GROUP C) 1 
 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

Flat 

Government Use (Police Reporting Centre,  

Post Office only) 

House 

Utility Installation for Private Project 

 

Government Use (not elsewhere specified) 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Public Utility Installation 

Religious Institution 

Residential Institution 

School 

 

 

Planning Intention 

 

This zone is restricted to low to medium-rise residential developments subject to specific plot 

ratio and building height restrictions to preserve the local character and to avoid adverse visual, 

air ventilation and traffic impacts from more intensive development. 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of an 

existing building shall result in a total development and/or redevelopment in excess of a 

maximum plot ratio of 5 and a maximum building height of 12 storeys or the plot ratio and 

height of the existing building, whichever is the greater. 

 

(2) In determining the maximum plot ratio for the purposes of paragraph (1) above, any floor 

space that is constructed or intended for use solely as car park, loading/unloading bay, plant 

room and caretaker’s office, or caretaker’s quarters and recreational facilities for the use 

and benefit of all the owners or occupiers of the domestic building or domestic part of the 

building, provided such uses and facilities are ancillary and directly related to the 

development or redevelopment, may be disregarded. 

 

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

relaxation of the plot ratio and building height restrictions stated in paragraph (1) above 

may be considered by the Town Planning Board on application under section 16 of the 

Town Planning Ordinance. 
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RESIDENTIAL (GROUP E) 

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

Schedule I: for open-air development or  

for building other than industrial or industrial-office building@ 

Ambulance Depot 

Government Use (not elsewhere specified) 

Public Transport Terminus or Station  

(excluding open-air terminus or station) 

Utility Installation for Private Project 

Commercial Bathhouse/Massage Establishment 

Eating Place 

Educational Institution 

Exhibition or Convention Hall 

Flat  

Government Refuse Collection Point 

Hospital 

Hotel 

House 

Institutional Use (not elsewhere specified) 

Library 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Market 

Office 

Petrol Filling Station 

Place of Entertainment 

Place of Recreation, Sports or Culture 

Private Club 

Public Clinic  

Public Convenience 

Public Transport Terminus or Station  

(not elsewhere specified) 

Public Utility Installation 

Public Vehicle Park (excluding container vehicle) 

Religious Institution 

Residential Institution 

School 

Shop and Services 

Social Welfare Facility 

Training Centre 

 

 

 

(Please see next page) 
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RESIDENTIAL (GROUP E) (cont’d) 

 

In addition, the following uses are always 

permitted (a) on the lowest three floors of a 

building, taken to include basements; or (b) in 

the purpose-designed non-residential portion of 

an existing building, both excluding floors 

containing wholly or mainly car parking, 

loading/unloading bays and/or plant room: 

 

 

Eating Place 

Educational Institution 

Institutional Use (not elsewhere specified) 

Library 

Off-course Betting Centre 

Office 

Place of Entertainment 

Place of Recreation, Sports or Culture 

Private Club 

Public Clinic 

Public Convenience 

Recyclable Collection Centre  

School 

Shop and Services 

Social Welfare Facility 

Training Centre 

 

 

 

 

 

(Please see next page)
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RESIDENTIAL (GROUP E)  (cont’d) 

 

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

 

Schedule II: for existing industrial or industrial-office building@ 

Ambulance Depot 

Art Studio (excluding those involving direct 

provision of services or goods) 

Bus Depot 

Eating Place (Canteen only) 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Information Technology and  

Telecommunications Industries 

Non-polluting Industrial Use (excluding  

industrial undertakings involving the 

use/storage of Dangerous Goods 
△

) 

Office (Audio-visual Recording Studio, Design 

and Media Production, Office Related to 

Industrial Use only) 

Public Convenience  

Public Transport Terminus or Station 

Public Utility Installation  

Public Vehicle Park (excluding container vehicle) 

Radar, Telecommunications Electronic 

Microwave Repeater, Television and/or  

Radio Transmitter Installation 

Recyclable Collection Centre 

Research, Design and Development Centre 

Shop and Services (Motor-vehicle Showroom  

on ground floor, Service Trades only) 

Utility Installation for Private Project 

Warehouse (excluding Dangerous Goods 

Godown) 

 

Cargo Handling and Forwarding Facility 

Industrial Use (not elsewhere specified) 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Off-course Betting Centre 

Office (not elsewhere specified) 

Petrol Filling Station 

Place of Recreation, Sports or Culture (not 

elsewhere specified) 

Private Club 

Shop and Services (not elsewhere specified) 

(ground floor only except Ancillary Showroom
#
 

which may be permitted on any floor) 

Vehicle Repair Workshop 

Wholesale Trade 

 

 

(Please see next page) 
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RESIDENTIAL (GROUP E)  (cont’d) 

 

In addition, the following uses are always 

permitted in the purpose-designed non-industrial 

portion on the lower floors (except basements and 

floors containing wholly or mainly car parking, 

loading/unloading bays and/or plant room) of an 

existing building, provided that the uses are 

separated from the industrial uses located above 

by a buffer floor or floors and no industrial uses 

are located within the non-industrial portion: 

In addition, the following use may be permitted 

with or without conditions on application to the 

Town Planning Board in the purpose-designed 

non-industrial portion on the lower floors (except 

basements and floors containing wholly or mainly 

car parking, loading/unloading bays and/or plant 

room) of an existing building, provided that the 

use is separated from the industrial uses located 

above by a buffer floor or floors and no industrial 

uses are located within the non-industrial portion: 

 

Eating Place 

Educational Institution 

Exhibition or Convention Hall 

Institutional Use (not elsewhere specified) 

Library 

Off-course Betting Centre 

Office 

Place of Entertainment 

Place of Recreation, Sports or Culture 

Private Club 

Public Clinic 

Religious Institution 

School (excluding kindergarten) 

Shop and Services 

Training Centre 

 

 

Social Welfare Facility (excluding those involving 

residential care) 

 

 

@ An industrial or industrial-office building means a building which is constructed for or 

intended to be used by industrial or industrial-office purpose respectively as approved by the 

Building Authority. 

 
△

 Dangerous Goods refer to substances classified as Dangerous Goods and requiring a licence 

for their use/storage under the Dangerous Goods Ordinance (Cap. 295). 

 

#  Ancillary Showroom requiring planning permission refers to showroom use of greater than 

20% of the total usable floor area of an industrial firm in the same premises or building. 

 

 

Planning Intention 

 

This zone is intended primarily for phasing out of existing industrial uses through redevelopment (or 

conversion) for residential use on application to the Town Planning Board.  Whilst existing 

industrial uses will be tolerated, new industrial developments are not permitted in order to avoid 

perpetuation of industrial/residential interface problem. 

 

 

 

(Please see next page) 
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RESIDENTIAL (GROUP E) (cont’d) 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

the maximum building height, in terms of metres above Principal Datum, as stipulated on 

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

 

(2) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restriction stated in paragraph (1) above may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 
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GOVERNMENT, INSTITUTION OR COMMUNITY 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

Ambulance Depot 

Animal Quarantine Centre (in Government 

building only) 

Broadcasting, Television and/or Film Studio 

Cable Car Route and Terminal Building  

Eating Place (Canteen, Cooked Food  

Centre only) 

Educational Institution 

Exhibition or Convention Hall 

Field Study/Education/Visitor Centre 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Hospital 

Institutional Use (not elsewhere specified) 

Library 

Market 

Pier 

Place of Recreation, Sports or Culture 

Public Clinic 

Public Convenience 

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (excluding container 

vehicle) 

Recyclable Collection Centre 

Religious Institution 

Research, Design and Development Centre 

School  

Service Reservoir  

Social Welfare Facility 

Training Centre 

Wholesale Trade 

 

 

Animal Boarding Establishment 

Animal Quarantine Centre (not elsewhere 

specified) 

Correctional Institution 

Driving School 

Eating Place (not elsewhere specified) 

Flat 

Funeral Facility 

Holiday Camp 

Hotel 

House 

Marine Fuelling Station 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Off-course Betting Centre 

Office 

Petrol Filling Station 

Place of Entertainment 

Private Club 

Radar, Telecommunications Electronic  

 Microwave Repeater, Television and/or 

 Radio Transmitter Installation 

Residential Institution 

Sewage Treatment/Screening Plant 

Shop and Services (not elsewhere specified) 

Utility Installation for Private Project 

Zoo 

 

Planning Intention 

 

This zone is intended primarily for the provision of Government, institution or community 

facilities serving the needs of the local residents and/or a wider district, region or the territory.  It 

is also intended to provide land for uses directly related to or in support of the work of the 

Government, organizations providing social services to meet community needs, and other 

institutional establishments. 

 

 

 

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

 

 

Remarks 

 

(1) On land designated “Government, Institution or Community”, no new development, or 

addition, alteration and/or modification to or redevelopment of an existing building shall 

result in a total development and/or redevelopment in excess of the maximum building 

heights, in terms of number of storeys or metres above Principal Datum, as stipulated on 

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

 

(2)  On land designated “Government, Institution or Community (1)”, no new development, or 

addition, alteration and/or modification to or redevelopment of an existing building 

shall result in a total development and/or redevelopment in excess of a maximum 

building height of 33mPD, or the height of the existing building, whichever is the 

greater. 

 
(3) In determining the relevant maximum number of storey(s) for the purposes of paragraph (1) 

above, any basement floor(s) may be disregarded. 

 

(4) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restrictions stated in paragraphs (1) and (2) above 

may be considered by the Town Planning Board on application under section 16 of the 

Town Planning Ordinance. 
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OPEN SPACE 
 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application  

to the Town Planning Board 

 

Aviary 

Bathing Beach 

Field Study/Education/Visitor Centre 

Park and Garden 

Pavilion 

Pedestrian Area 

Picnic Area 

Pier (on land designated “O(1)” only) 

Playground/Playing Field 

Promenade 

Public Convenience 

Sitting Out Area 

Zoo 

 

Barbecue Spot 

Cable Car Route and Terminal Building 

Eating Place 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Holiday Camp 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Pier (not elsewhere specified) 

Place of Entertainment 

Place of Recreation, Sports or Culture 

Private Club 

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (excluding container vehicle) 

Religious Institution 

Service Reservoir 

Shop and Services 

Tent Camping Ground 

Utility Installation for Private Project 

 

 

Planning Intention 

 

This zone is intended primarily for the provision of outdoor open-air public space for active 

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

For the “Open Space (1)” zone, leisure and recreation uses with ancillary commercial facilities for 

public enjoyment may be provided. 
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OTHER SPECIFIED USES 
 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to  the Town Planning Board 

 

For “Cemetery” Only 

Columbarium 

Crematorium 

Funeral Facility 

Government Use  

Grave 

Public Convenience  

 

Flat (Staff Quarters Only) 

Place of Recreation, Sports or Culture 

Public Transport Terminus or Station 

Public Utility Installation 

Religious Institution 

Shop and Services (Retail Shop only) 

Utility Installation for Private Project 

 

 

Planning Intention 

 

This zone is primarily to provide land intended for cemetery and such ancillary facilities. 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

the maximum building height, in terms of number of storeys, as stipulated on the Plan, or 

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

 

(2) In determining the relevant maximum number of storeys for the purposes of paragraph 

(1) above, any basement floor(s) may be disregarded. 
 

(3) 

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

relaxation of the building height restriction stated in paragraph (1) above may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 
 

 

 

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

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to  the Town Planning Board 

 

For “Commercial, Leisure and Tourism Related Uses” Only 

 

Pier 

 

Commercial Bathhouse/Massage Establishment 

Eating Place 

Exhibition or Convention Hall 

Government Use 

Hotel 

Library 

Marina 

Market 

Off-course Betting Centre 

Office 

Place of Entertainment 

Place of Recreation, Sports or Culture 

Private Club 

Public Clinic 

Public Convenience 

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (excluding container vehicle) 

Religious Institution 

Shop and Services 

Utility Installation for Private Project 

Utility Installation not ancillary to the Specified 

Use 

Wholesale Trade 

 

 

Planning Intention 

 

This zone is intended primarily for phasing out of existing industrial uses through redevelopment 

(or conversion) for commercial, leisure and tourism-related uses taking advantage of its 

waterfront setting.  

 

 

 

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

 

For “Commercial, Leisure and Tourism Related Uses” Only (cont’d) 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

a maximum GFA of 46,446m2, and the maximum building heights, in terms of metres 

above Principal Datum and number of storeys, as stipulated on the Plan, or the GFA and 

height of the existing building, whichever is the greater.  A 12-metre wide waterfront 

promenade linking up the open spaces on both sides should be provided for public use. 

 

(2) 

 

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

relaxation of the building height and GFA restrictions, and the width of the waterfront 

promenade stated in paragraph (1) above may be considered by the Town Planning Board 

on application under section 16 of the Town Planning Ordinance. 

 

 

 

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

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to  the Town Planning Board 

 

For “Pier” Only 

 

Government Use 

Pier 

Eating Place  

Marine Fuelling Station 

Public Utility Installation 

Shop and Services 

Utility Installation for Private Project 

 

 

Planning Intention 

 

This zone is primarily for pier use providing marine services in the harbour areas. 

 

 
Remarks 

 
(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

the maximum building height, in terms of number of storey, as stipulated on the Plan, or 

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

  

(2) In determining the relevant maximum number of storey for the purposes of paragraph (1) 

above, any basement floor(s) may be disregarded. 

 

(3) 

 

Kiosks not greater than 10m2 each in area and not more than 10 in number for uses as 

retail shop and service trades are considered as ancillary to “Pier” use.  

  

(4) 

 

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

relaxation of the building height restriction stated in paragraph (1) above may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 

 

 

 

(Please see next page) 



-    - 

S/H1/20A 
 

22 

 

OTHER SPECIFIED USES (cont’d) 

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

For “Public Mortuary” Only 

Mortuary 
 

Government Use 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances  

Utility Installation not Ancillary to the Specified 

Use 

 

 

Planning Intention 

 

This zone is intended to provide land for the provision of mortuary facility serving the needs of 

the general public. 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

the maximum building height, in terms of metres above Principal Datum, as stipulated on 

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

 

(2) 

 

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

relaxation of the building height restriction stated in paragraph (1) above may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 

 

 

 

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

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to  the Town Planning Board 

 

For “Uses Related to Underground Refuse Transfer Station” Only 

Underground Refuse Transfer Station Flat (Staff Quarters only)  

Government Use  

Utility Installation not ancillary to the specified 

Use 

 

 

Planning Intention 

 

This zone is primarily to provide land for a Government underground refuse transfer station and 

above-ground ancillary facilities. 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

the maximum building height, in terms of number of storeys, as stipulated on the Plan, or 

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

 

(2) In determining the relevant maximum number of storeys for the purposes of paragraph 

(1) above, any basement floor(s) may be disregarded. 
 

(3) 

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

relaxation of the building height restriction stated in paragraph (1) above may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 
 

 

 

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

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to  the Town Planning Board 

 

For All Other Sites (Not Listed Above) 

As Specified on the Plan Flat (Staff Quarters only) 

Government Use  

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances (not elsewhere specified) 

Utility Installation not ancillary to the Specified 

Use 

 

 

Planning Intention 

 

This zone is primarily to provide/reserve land for purposes as specified on the plan. 

 

 

Remarks 

 

(1) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 

the maximum building heights, in terms of number of storeys, as stipulated on the Plan, or 

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

 

(2) In determining the relevant maximum number of storeys for the purposes of paragraph 

(1) above, any basement floor(s) may be disregarded. 
 

(3) 

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

relaxation of the building height restrictions stated in paragraph (1) above may be 

considered by the Town Planning Board on application under section 16 of the Town 

Planning Ordinance. 
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GREEN BELT 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

Agricultural Use 

Barbecue Spot 

Government Use (Police Reporting  

Centre only) 

Nature Reserve 

Nature Trail 

On-Farm Domestic Structure 

Picnic Area 

Public Convenience 

Tent Camping Ground 

Underground Public Mortuary 

(on land designated “GB(2)” only) 

Underground Refuse Transfer Station 

(on land designated “GB(1)” only) 

Wild Animals Protection Area 

 

 

 

Animal Boarding Establishment 

Broadcasting, Television and/or Film Studio 

Cable Car Route and Terminal Building 

Field Study/Education/Visitor Centre 

Flat  

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Holiday Camp 

House 

Marine Fuelling Station 

Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 

Entrances 

Petrol Filling Station 

Pier 

Place of Recreation, Sports or Culture 

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (excluding container vehicle) 

Radar, Telecommunications Electronic 

 Microwave Repeater, Television and/or 

 Radio Transmitter Installation 

Religious Institution 

Residential Institution 

School 

Service Reservoir 

Social Welfare Facility 

Utility Installation for Private Project 

Zoo 

 

 

Planning Intention 

 

The planning intention of this zone is primarily for the conservation of the existing natural 

environment amid the built-up areas/at the urban fringe, to safeguard it from encroachment by 

urban type development, and to provide additional outlets for passive recreational activities.  

There is a general presumption against development within this zone. 
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HONG KONG PLANNING AREA NO. 1 

 

DRAFT KENNEDY TOWN & MOUNT DAVIS 

OUTLINE ZONING PLAN NO. S/H1/20A 
 

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

 

EXPLANATORY STATEMENT 

 

 

Note :  For the purposes of the Town Planning Ordinance, this statement shall not be deemed 

to constitute a part of the Plan. 

 

 

1. INTRODUCTION 

  

 This explanatory statement is intended to assist an understanding of the draft Kennedy 

Town & Mount Davis Outline Zoning Plan (OZP) No. S/H1/2021.  It reflects the 

planning intention and objectives of the Town Planning Board (the Board) for the various 

land use zonings of the Plan. 

 

 

2. AUTHORITY FOR THE PLAN AND PROCEDURES 

 

2.1 On 31 October 1986, the draft Kennedy Town & Mount Davis OZP No. S/H1/1, 

being the first statutory plan covering the Kennedy Town and Mount Davis area, 

was gazetted under the Town Planning Ordinance (the Ordinance).  

 

2.2 On 29 August 1989, the then Governor in Council referred the draft Kennedy 

Town & Mount Davis OZP No. S/H1/3 to the Board for further consideration and 

amendment under section 9(1)(c) of the Ordinance.  The OZP was subsequently 

amended five times and exhibited for public inspection under section 5 or 7 of the 

Ordinance. 

 

2.3 On 19 September 2000, the Chief Executive in Council (CE in C), under section 

9(1)(a) of the Ordinance, approved the draft Kennedy Town & Mount Davis OZP, 

which was subsequently renumbered as Plan No. S/H1/9.  On 16 January 2001, 

the CE in C referred the approved OZP No. S/H1/9 to the Board for amendment 

under section 12(1)(b)(ii) of the Ordinance.  The OZP was subsequently amended 

twice and exhibited for public inspection under section 5 or 7 of the Ordinance. 

 

2.4 On 11 June 2002, the CE in C, under section 9(1)(a) of the Ordinance, approved 

the draft Kennedy Town & Mount Davis OZP, which was subsequently 

renumbered as Plan No. S/H1/12.  On 8 July 2003, the CE in C referred the 

approved OZP No. S/H1/12 to the Board for amendment under section 12(1)(b)(ii) 

of the Ordinance.  The OZP was subsequently amended once and exhibited for 

public inspection under section 5 of the Ordinance.  

 

2.5 On 2 November 2004, the CE in C, under section 9(1)(a) of the Ordinance, 

approved the draft Kennedy Town & Mount Davis OZP, which was subsequently 

renumbered as Plan No. S/H1/14.    
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2.6 On 4 September 2007, the Secretary for Development (SDEV), under the 

delegated authority of the Chief Executive, directed the Board under section 3(1)(a) 

of the Ordinance to extend the planning scheme boundary of the Kennedy Town 

and Mount Davis OZP to cover the Belcher Bay Reclamation Area.  On 2 

October 2007, the CE in C referred the approved OZP No. S/H1/14 to the Board 

for amendment under section 12(1)(b)(ii) of the Ordinance.  The OZP was 

subsequently amended once and exhibited for public inspection under section 5 of 

the Ordinance. 

 

2.7 On 4 November 2008, the CE in C, under section 9(1)(a) of the Ordinance, 

approved the draft Kennedy Town & Mount Davis OZP, which was subsequently 

renumbered as S/H1/16.  On 12 January 2010, the CE in C referred the approved 

OZP No. S/H1/16 to the Board for amendment under section 12(1)(b)(ii) of the 

Ordinance.  The reference back of the OZP was notified in the gazette on 22 

January 2010 under section 12(2) of the Ordinance. 

 

2.8 On 26 March 2010, the draft Kennedy Town and Mount Davis OZP No. S/H1/17 

incorporating amendments to delete the obsolete alignment of Route 7, incorporate 

the Mass Transit Railway (MTR) West Island Line (WIL) authorized by the CE in 

C under the Railways Ordinance (Chapter 519) on 10 March 2009, delete the 

outdated MTR alignment and station, delete portions of “Open Space” (“O”) and 

“Government, Institution or Community” (“G/IC”) zones for incorporation of WIL 

ventilation and plant buildings, as well as rezone a site at Forbes Street from 

“Comprehensive Development Area (1)” to “O” and “Green Belt” (“GB”), was 

exhibited for public inspection under section 5 of the Ordinance.  The alignment 

and associated ventilation and plant buildings of the authorized WIL scheme are 

shown on the Plan for information.  During the exhibition period, 1 representation 

supporting the deletion of Route 7 was received.  The representation was 

considered by the Board on 17 September 2010. 

 

2.9 On 25 February 2011, the draft Kennedy Town & Mount Davis OZP No. S/H1/18 

incorporating amendments mainly relating to the imposition of building height 

restrictions for various development zones and rezoning proposals to reflect the 

planning intention or existing developments was exhibited for public inspection 

under section 7 of the Ordinance.  During the exhibition period, a total of 638 

representations and 12 comments were received.  On 25 November 2011, the 

Board decided not to uphold the representations after giving consideration to the 

representations and comments.  
 

2.10 On 30 June 2011, the draft Kennedy Town & Mount Davis OZP No. S/H1/19, 

incorporating the amendments to the Notes of the “Industrial” (“I”) zone, was 

exhibited for public inspection under section 7 of the Ordinance. During the 

exhibition period, two representations were received. On 3 February 2012, the 

Board decided not to uphold the representations after giving consideration to 

the representations. 

 

2.11 On 23 and 24 February 2012, two commenters in respect of representation No. 

R/S/H1/18-R2 for the draft OZP No. S/H1/18 filed judicial review (JR) 

applications against the Board’s decision on not to propose any amendment to 

meet part of the representation in respect of which the commenters had 
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submitted supportive comments.  Subsequently, the Court granted leave for the 

JR applications and stayed the submission of the OZP to CE in C pending the 

determination of the JRs.   
 

2.12 On 16 March 2015, SDEV under the delegated authority of the Chief Executive, 

directed the Board under section 3(1)(a) of the Ordinance to extend the planning 

scheme boundary of the Kennedy Town & Mount Davis OZP to cover the 4 piers 

to the west of Cadogan Street and a pier fronting the New Praya, Kennedy Town, 

and to excise 2 sea areas to the north of Sai Ning Street. 

 

2.13 On 11 March 2016, the draft Kennedy Town & Mount Davis OZP No. S/H1/20 

(the Plan), incorporating amendments mainly to rezone areas under the 

“Undetermined” zone and several sites within the western part of Kennedy Town 

to “Residential (Group A)”(“R(A)”), “R(A)5”, “R(A)6”, “O”, “O(1)”, “G/IC”, 

“GB”, “GB(1)”, “GB(2)”, “Other Specified Uses” (“OU”) annotated “Commercial, 

Leisure and Tourism Related Uses”, “OU” annotated “MTR Ventilation Building”, 

“OU” annotated “Public Mortuary”, “OU” annotated “Uses Related to 

Underground Refuse Transfer Station” and “OU” annotated “Pier” to reflect the 

existing and planned developments and to designate areas as ‘Road’ for mainly the 

proposed widening of Victoria Road and Ka Wai Man Road, and the proposed new 

access road connecting Victoria Road and Cadogan Street, was exhibited for 

public inspection under section 7 of the Ordinance. A total of 7,593 

representations and 306 comments were received.  On 11 May 2017, after 

giving consideration to the representations and comments, the Board decided to 

propose amendments to the OZP to partially meet some representations and 

comments by rezoning the Cadogan Street Temporary Garden and the area to its 

west from “R(A)6” to “O” and “G/IC” respectively, with the imposition of 

building height restriction of 40mPD for the “G/IC” portion.  On 26 May 2017, 

the proposed amendments were published for further representation under 

section 6C(2) of the Ordinance.  During the exhibition period, a total of 345 

further representations (FRs) were received.  Upon consideration of the FRs, 

the Board decided to amend the OZP by the proposed amendments on 

1 August 2017.  In accordance with section 6H of the Ordinance, the draft OZP 

shall hereafter be read as including the above amendments.  

 

2.14 On 19 March 2020, the Court of First Instance allowed the two JR applications 

quashing the Board's decision on the representation No. R/S/H1/18-R2 with a 

direction that the representation, together with the comments thereon, be 

remitted to the Board for reconsideration.  

 

2.15 On X.X.2021, the draft OZP No. S/H1/21 (the Plan), incorporating mainly the 

amendments to the building height restrictions of four residential sites; rezoning 

of two sites on Mount Davis Road in relation to the two JRs from “Residential 

(Group C)2” (“R(C)2”) zone to “R(B)1” zone; and omission of two building gap 

(BG) requirements, were exhibited for public inspection under section 7 of the 

Ordinance.  
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3. OBJECT OF THE PLAN 

 

3.1 The object of the Plan is to indicate the broad land use zonings and major transport 

networks so that development and redevelopment within the Planning Scheme 

Area (the Area) can be subject to statutory planning control. 

 

3.2 The Plan is to illustrate the broad principles of development within the Area.  It is 

a small-scale plan and the transport alignments and boundaries between the land 

use zones may be subject to minor adjustments as detailed planning proceeds. 

 

3.3 Since the Plan is to show broad land use zoning, there would be situations in 

which small strips of land not intended for building development purposes and 

carry no development right under the lease, such as the areas restricted as 

non-building area (NBA) or for garden, slope maintenance and access road 

purposes, are included in the residential zones.  The general principle is that such 

areas should not be taken into account in plot ratio calculation.  Development 

within residential zones should be restricted to building lots carrying development 

right in order to maintain the character and amenity of the Kennedy Town and 

Mount Davis areas and not to overload the road network in these areas. 

 

 

4. NOTES OF THE PLAN 

 

4.1 Attached to the Plan is a set of Notes which shows the types of uses or 

developments which are always permitted within the Area and in particular zones 

and which may be permitted by the Board, with or without conditions, on 

application.  The provision for application for planning permission under section 

16 of the Ordinance allows greater flexibility in land use planning and control of 

development to meet changing needs. 

 

4.2 For the guidance of the general public, a set of definitions that explains some of 

the terms used in the Notes may be obtained from the Technical Services Division 

of the Planning Department and can be downloaded from the Board’s website at 

http://www.info.gov.hk/tpb. 

 

 

5. THE PLANNING SCHEME AREA 

 

5.1 The Area, about 172 hectares, is situated at the north-western corner of Hong 

Kong Island.  The Belcher Bay and Sulphur Channel constitute the natural 

boundaries in the north and west; Hill Road and Pok Fu Lam Road delineate the 

eastern boundary; whilst Mount Davis Road forms its southern limit.  The 

boundaries are shown by a heavy broken line on the Plan. 

 

5.2 The Area covers land on the waterfront of Victoria Harbour.  For any 

development proposal affecting such land, due regard shall be given to the Vision 

Statement for Victoria Harbour published by the Board and the requirements 

under the Protection of the Harbour Ordinance (Cap. 531). 
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6. POPULATION 

 

 According to the 2011 Based on the 2016 Population by census, the population of the 

Area was estimated by the Planning Department as about 75,40076,350.  It is estimated 

that the planned population of the Area would be about 88,95081,380.  

 

 

7. BUILDING HEIGHT RESTRICTIONS IN THE AREA 

 

7.1 In order to provide better planning control on the development intensity and 

building height upon development/redevelopment and to meet public aspirations 

for greater certainty and transparency in the statutory planning system, a review of 

the Kennedy Town & Mount Davis OZP has been was undertaken in 2011 with a 

view to incorporating appropriate building height restrictions on the Plan for 

various development zones. In the absence of building height control, tall 

buildings may proliferate at random locations and the scale may be out-of-context 

in the locality, resulting in negative impacts on the visual quality of the Area. In 

order to prevent excessively tall or out-of-context buildings, to provide better 

control on the building heights of developments in the Area, building height 

restrictions are imposed on various development zones on the Plan. 

 

7.2 The stepped building height concept recommended in the Urban Design 

Guidelines with lower buildings on the waterfront and building heights increasing 

progressively to the inland areas has been adopted, taking into account the local 

topography and characteristics, local wind environment, compatibility of building 

masses in the wider setting, as well as the need to strike a balance between public 

interest and private development right.  Due mainly to the topography of the 

Area, there are different height bands ranging from 100 metres above Principal 

Datum (mPD) to 160mPD increasing progressively uphill with a stepped height 

profile.  Specific building height restrictions are adopted for some developments 

to reflect the existing building heights or to preserve the local character.   

 

7.3 Specific building height restrictions for the “G/IC” and “OU” zones in terms of 

number of storeys or mPD, which mainly reflect the existing and planned building 

heights of development, have been incorporated into the Plan to provide visual and 

spatial relief to the high density environment of the Area. 

 

7.4 In 2011, an Expert Evaluation on Air Ventilation Assessment (AVA EE 2011) was 

undertaken to assess the existing wind environment and the likely impact of the 

proposed building heights of the development sites within the Area on the 

pedestrian wind environment. The building height and building gap 

requirements incorporated into the Plan have taken According to the findings of 

the AVA EE 2011 into consideration. 

 

7.5 In general, the major prevailing annual wind comes from the north-east, east and 

south directions, and the prevailing summer wind mainly comes from the east, 

south, south-east and south-west directions. The major air paths for penetration of 

wind to the inland area include the existing open space and recreational grounds; 

north-east wind from Pok Fu Lam Road to Forbes Street and along Victoria Road; 
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south-west wind along Pok Fu Lam Road, Victoria Road and Mount Davis Road; 

and valley wind from the south to the inland area. 

 

7.56 To facilitate better air ventilation in the Area, the AVA EE 2011 has recommended 

that the existing open area and low-rise “GIC” or “OU” sites and the major air 

paths should be maintained to allow penetration of wind inland.  Building gaps 

are stipulated on the Plan to facilitate the air ventilation at major air paths.  

Furthermore, future developments are encouraged to adopt suitable design 

measures to minimize any possible adverse air ventilation impacts.  These 

include greater permeability of podium, wider gap between buildings, disposition, 

orientation and perforation of building towers to align with the prevailing winds.  

 

7.67 For the land use review for the western part of Kennedy Town, which is the area 

generally bounded by Victoria Harbour in the north, Cadogan Street in the east, 

foothill of Mount Davis in the south, and the Island West Refuse Transfer Station 

in the west, another Expert Evaluation on Air Ventilation Assessment (AVA EE 

2013) was undertaken in the context of the land use review of that area.  The 

building height, building gap and NBA requirements incorporated into the Plan 

and Explanatory Statement had taken the findings of the AVA EE 2013 into 

consideration. 

 

7.78 Three building gaps BGs and two NBAs are recommended in the review area are 

shown in the attached Plan A to guide the future development.  Quantitative AVA 

is required for the public housing site to the south of Victoria Road to further 

optimise the layout design for a better local air ventilation and to demonstrate that 

the future development proposal would maintain/enhance the air ventilation 

performance in the surrounding area.  Should any project proponent wish to 

make any changes to the recommended building gaps and NBAs, they should also 

carry out a quantitative AVA to demonstrate that no unacceptable pedestrian level 

air ventilation impact in the vicinity would be resulted.  The requirements for 

building gaps, NBAs and AVA, as appropriate, should be stipulated in the lease 

condition for private development or planning brief for public housing 

development.   

 

7.89 A further review on the building height restrictions taking into account the 

implications of Sustainable Building Design Guidelines (SBDG) and 

permissible development intensity was conducted in 2020.  To allow flexibility 

for future redevelopment to comply with SBDG, building height restrictions for 

two “R(A)” zones at the junction of Pokfield Road and Smithfield and Academic 

Terrace and two “R(B)” zones at Hillview Garden and the University of Hong 

Kong (HKU) Pokfield Road Residences are relaxed.  Besides, two sites on 

Mount Davis Road are rezoned from “R(C)2” to “R(B)1” with relaxation of plot 

ratio and building height restrictions.  An updated AVA EE was conducted in 

2020 to assess the impact of relaxing the development restrictions of the said 

zones and to review the BG and NBA requirements on the OZP and its 

Explanatory Statement based on the assumption that redevelopments would 

follow the SBDG requirements.  According to the findings of the AVA EE 2020, 

the increase in the building heights for the two “R(A)” zones and two “R(B)” 

zones would not induce significant air ventilation impacts on the pedestrian 

wind environment through redevelopment of the sites following SBDG.  For 
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the rezoning of the two sites on Mount Davis Road, the potential impact induced 

to the surrounding pedestrian wind environment is considered insignificant as 

the sites are relatively small and the surrounding regions being relatively open.  

Furthermore, the omission of the two BG requirements of 12m wide above 

29mPD and 60mPD (about 15m above ground level) at the western boundaries 

of Smithfield Terrace at 71-77 Smithfield and Smithfield Garden at 50 

Smithfield from the OZP would not affect the air ventilation performance from 

a district level perspective.  

 

7.9 In general, a minor relaxation clause in respect of building height restriction is 

incorporated into the Notes of the Plan in order to provide incentive for 

developments/redevelopments with planning and design merits and to cater for 

circumstances with specific site constraints. Each planning application for minor 

relaxation of building height restriction under section 16 of the Ordinance will be 

considered on its own merits and the relevant criteria for consideration of such 

application are as follows: 

 

(a) amalgamating smaller sites for achieving better urban design and local 

area improvements; 

 

(b) accommodating the bonus plot ratio granted under the Buildings 

Ordinance in relation to surrender/dedication of land/area for use as a 

public passage/street widening; 

 

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

 

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

permeability; 

 

(e) accommodating building design to address specific site constraints in 

achieving the permissible plot ratio under the Plan; and 

 

(f) other factors such as need for tree preservation, innovative building design 

and planning merits that would bring about improvements to townscape 

and amenity of the locality and would not cause adverse landscape and 

visual impacts. 

   

7.10 However, for any existing building with building height already exceeding the 

building height restrictions in terms of mPD and/or number of storeys as stated in 

the Notes of the Plan and/or stipulated on the Plan, there is a general presumption 

against such application for minor relaxation unless under exceptional 

circumstances. 

 

Building Gaps 

 

7.11 Gaps between buildings and NBAs play a key role in creating air paths by 

appropriate design and disposition of building blocks.  According to the AVA EE 

2011 2020, to facilitate the air ventilation and to improve air permeability at 

podium level, two building gaps of 10m wide above 20mPD (about 15m above 

ground level) as recommended in the AVA EE 2011 are imposed still required on 
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the buildings situated between Des Voeux Road West and Queen Road West and 

aligned with Woo Hop Street and Belcher’s Street to allow the north-east annual 

prevailing wind penetrating to the inland area. Two building gaps of 12m wide 

above 29mPD and 60mPD (about 15m above ground level) are imposed on the 

western boundaries of Smithfield Terrace at 71-77 Smithfield and Smithfield 

Garden at 50 Smithfield respectively to facilitate valley wind from the south 

penetrating to the inland area.  

 

7.12 According to the AVA EE 2013 2020, two north-west to south-easterly building 

gaps of 15m wide above podium of the “R(A)5” zone as recommended in the 

AVA EE 2013 are still required.  They are to mitigate the wind wake due to the 

proposed developments and to facilitate katabatic air movement from the 

vegetated hill slope to the waterfront and sea breezes from the north. 

 

 Non-building Areas 

 

7.13 According to the AVA EE 2013 2020, two NBAs as recommended in the AVA EE 

2013 are recommended still required.  In order to allow higher permeability at 

the waterfront and along the major north-south ventilation corridor, and to take 

forward the recommendation of the AVAs, a 30m wide north-west to 

south-easterly NBA is designated at the land portion of the “OU” annotated 

“Commercial, Leisure and Tourism Related Uses” zone to the north of Sai Ning 

Street to facilitate katabatic air movement to the waterfront and sea breezes from 

the north.  In order to facilitate south-westerly wind on ground level, a north-east 

to south-westerly NBA of 15m wide on ground level is designated to the west of 

Ka Wai Man Road.  Within the NBAs, no above ground structure is allowed 

except for minor structures with high air porosity, such as covered walkway and 

elevated footbridge.  Below ground structure is allowed within the NBAs.  

 

 

8.  LAND USE ZONINGS 

 

8.1  Residential (Group A) (“R(A)”) : Total Area 26.19 hectares  

 

8.1.1 This zone is intended primarily for high-density residential developments.  

Commercial uses such as shop and services and eating place are always 

permitted on the lowest three floors of a building or in the purpose- 

designed non-residential portion of an existing building. Commercial uses 

on any floor above the lowest three floors will require planning permission 

from the Board.  Offices and hotel development may also be permitted 

upon application to the Board. 

 

8.1.2 The areas zoned for this purpose mainly lie between the waterfront and the 

foothills.  Public housing estates include the existing Sai Wan Estate and 

Kwun Lung Lau and the proposed development to the south of Victoria 

Road.  The remaining areas cover the east of the developed part of the 

Area. The residential development at 33 Ka Wai Man Road, i.e. Mount 

Davis 33, is a redevelopment project of the Urban Renewal Authority 

(URA) completed in 2006. 
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8.1.3 The “R(A)1” site bounded by Belcher’s Street, South Lane and Pok Fu 

Lam Road covers The Belcher’s.  It has an area of about 3.01 ha and 

comprises six residential blocks. Development within this zone is restricted 

to a maximum domestic GFA of 227,273m2 and a maximum non-domestic 

(commercial) GFA of 20,000m2. Government, institution or community 

(GIC) uses including a day nursery and a social centre for the elderly and a 

kindergarten as well as commercial uses are provided on the podium levels 

of the development.  A public open space of about 3,518m2 and a public 

pedestrian link connecting South Lane with Pok Fu Lam Road are also 

provided within the site. 

 

8.1.4  The “R(A)2” site, bounded by Cadogan Street, Kennedy Town New Praya, 

Davis Street and Belcher’s Street covers The Merton.  It is an urban 

redevelopment scheme of the URA completed in 2005.  It has an area of 

about 0.61ha and comprises three residential blocks.  Development within 

this zone is restricted to a maximum GFA of 70,024m2.  Public open space 

of not less than 2,300m2 is provided within the site.  The existing 

development, consisting of 3 excessively tall residential towers of 156.9 to 

176.3mPD, is considered incompatible with the surrounding developments 

and the waterfront setting.  In order to respect the urban design principle 

of protecting the waterfront to avoid out-of-context and incompatible 

developments, a maximum building height restriction of 120mPD is 

imposed on the site. Future redevelopment to the existing building height is 

not permitted.    

 

8.1.5 The “R(A)3” site covering La Maison Du Lord at 12 and 12A North Street 

has an area of about 0.04ha.  It is a residential development completed in 

2003. Development within this zone is restricted to a maximum domestic 

GFA of 3,577m2 and a non-domestic GFA of 350m2 for GIC facilities.  In 

addition, public open space of not less than 135m2 is provided within the 

site. 

 

8.1.6 The “R(A)4” site covering Manhattan Heights at 28 New Praya, Kennedy 

Town has an area of about 0.29ha. The existing building height of the 

development at 171.2mPD is considered incompatible with the surrounding 

developments and the waterfront setting.  In order to respect the urban 

design principle of protecting the waterfront to avoid out-of-context and 

incompatible developments, a maximum building height restriction of 

100mPD is imposed on the site. Future redevelopment to the existing 

building height is not permitted.   

 

8.1.7 The “R(A)5” site covering an area to the south of Victoria Road has an area 

of about 2.88ha and is intended for public housing development.  

Development within this zone is restricted to a maximum GFA of 

120,000m2.  In order to avoid out-of-context and incompatible 

developments, and to provide a stepped building height profile, maximum 

building height restrictions of 65mPD (western portion) and 140mPD 

(eastern portion) are imposed on the site.  Building gaps and NBA are 

proposed as detailed in paragraphs 7.12 and 7.13 above to facilitate air 

ventilation.  At detailed design stage, quantitative air ventilation studies 
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will need to be conducted for the public housing development to 

demonstrate that the future proposal would maintain/enhance the air 

ventilation performance in the surrounding area.  To further enhance 

urban pedestrian comfort, it is also recommended to provide intensified 

greenery (especially tree planting) on the site with at least 30% green 

coverage.  In addition, a public goods vehicle park and GIC facilities, as 

required by the Government, shall be provided within this sub-area.  

Required public parking facilities and GIC facilities to be provided within 

this sub-area are subject to detailed design and shall be agreed by relevant 

authorities.  A planning brief setting out the planning parameters and 

special design requirements will be prepared to guide the future 

development of the site.  

 

8.1.8 Two building gaps of 10m wide above 20mPD (about 15m above ground 

level) are imposed on the buildings situated between Des Voeux Road West 

and Queen Road West and aligned with Woo Hop Street and Belcher’s 

Street to allow the north-east annual prevailing wind penetrating into the 

inland area. Two building gaps of 12m wide above 29mPD and 60mPD 

(about 15m above ground level) are imposed on the western boundaries 

of Smithfield Terrace at 71-77 Smithfield and Smithfield Garden at 50 

Smithfield respectively to facilitate valley wind from the south penetrating 

into the inland area. 

 

8.1.9 Minor relaxation of the GFA and/or building height restrictions, and/or 

reduction in the total GFA for GIC facilities may be considered by the 

Board on application.  Consideration of such application for minor 

relaxation would be on individual merits, taking into account site 

constraints, innovative architectural design and planning merits that would 

enhance the amenity of the locality. Each application will be considered on 

its own merits. 
 

8.2 Residential (Group B) (“R(B)”) : Total Area 2.92 3.94 hectares  
 

8.2.1 This zone is intended primarily for medium-density residential 

development where commercial uses serving the residential neighbourhood 

may be permitted on application to the Town Planning Board. 

 

8.2.2 This zone includes Hill Vview Garden, the University of Hong Kong 

(HKU) Pokfield Road Residences, and a site at Lung Wah Street for HKU’s 

student hostel development. The “R(B)1” sub-area covers residential 

developments at 2, 2A, 4, 6-10 and 52-62 Mount Davis Road subject to a 

maximum plot ratio of 3.  

 

8.2.3 Minor relaxation of the plot ratio and/or building height restrictions may be 

considered by the Board on application.  Consideration of such 

application for minor relaxation would be on individual merits, taking into 

account site constraints, innovative architectural design and planning merits 

that would enhance the amenity of the locality. Each application will be 

considered on its own merits. 
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8.3 Residential (Group C) (“R(C)”) : Total Area 2.30 1.29 hectare  

 

8.3.1 This zone is intended primarily for low-rise, low-density residential 

developments where commercial uses serving the residential neighbourhood 

may be permitted on application to the Board.  The “R(C)” zone covers two 

residential developments near the junction of Mount Davis Road and Victoria 

Road and is subject to a maximum building height of 13 storeys including 

carports.  The “R(C)2” sub-area covers residential developments at 2 and 

6-10 Mount Davis Road and is subject to a maximum plot ratio of 0.75, a 

maximum site coverage of 25% and a maximum building height of 3 storeys. 

The “R(C)3” sub-area covers a Government site on the seaward side of 

Victoria Road and is subject to a maximum plot ratio of 0.75, a maximum site 

coverage of 25% and a maximum building height of 4 storeys.  Part of the 

“R(C)3” sub-area is occupied by Grade 3 historic buildings of Victoria Road 

Detention Centre and the Jubilee Battery which is a military site with historic 

interest. 

 

8.3.2 Development within this zone is subject to specific controls on building height, 

plot ratio and site coverage to avoid overloading local road network and to 

preserve the high landscape value as well as the character of the area.  These 

special controls are shown in the Remarks column in the Notes for this zoning.   

 

8.3.3 Minor relaxation of the plot ratio, site coverage and/or building height 

restrictions may be considered by the Board on application.  Consideration of 

such application for minor relaxation would be on individual merits, taking into 

account site constraints, innovative architectural design and planning merits that 

would enhance the amenity of the locality. Each application will be considered 

on its own merits. 

 

8.4  Residential (Group C)1 (“R(C)1”) : Total Area 1.40 hectares 

 

8.4.1 This zone is restricted to low to medium-rise residential developments 

subject to specific plot ratio and building height restrictions to preserve the 

local character and to avoid adverse visual, air ventilation and traffic 

impacts from more intensive development. In addition, the area together 

with the low-rise GIC uses at Rock Hill Street and open space at Forbes 

Street form a major air path for the penetration of the north-easterly 

prevailing annual wind from Belcher’s Street and Pok Fu Lam Road to the 

inland area.  This air path should be maintained. 

 

8.4.2 This zone covers sites in Sands Street, Tai Pak Terrace, Li Po Lung Path, 

Ching Lin Terrace and To Li Terrace where there is no direct vehicular 

access.  Due to the lack of direct vehicular access, loading and unloading 

activities in the area can only take place at a distance away and the goods 

have to be carried manually for a long distance. Traffic condition in the 

area is of concern, particularly for the nearby junctions of Belcher’s 

Street/Sands Street and Smithfield/Pokfield Road.  Cumulative effect of 

more intensive developments would aggravate the existing traffic 

problems. 
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8.4.3 Due to the possible adverse impacts on local character/terrace ambience, 

visual, air ventilation, urban design and traffic from more intensive 

developments, development/redevelopment within this zone is restricted to 

residential use only with a maximum plot ratio of 5 and a maximum 

building height of 12 storeys or the plot ratio and height of existing building 

whichever is the greater. 

 

8.4.4 However, such restrictions on plot ratio and building height will not 

prevent comprehensive developments/redevelopment in the area. Upon 

submission of comprehensive redevelopment proposals with amalgamation 

of sites, favourable consideration may be given to minor relaxation of the 

restrictions and each proposal will be considered on its individual planning 

merits.   

 

8.5 Residential (Group E) (“R(E)”) : Total Area 0.22 hectare 

 

8.5.1 This zone covers two industrial buildings and a residential building to the 

south of Sai Ning Street.  It is intended primarily for phasing out the 

existing industrial uses through redevelopment (or conversion) for 

residential use on application to the Board.  Whilst existing industrial uses 

will be tolerated, new industrial developments are not permitted in order to 

avoid perpetuation of industrial/residential (I/R) interface problem. 

 

8.5.2 Residential development may be permitted within this zone with or without 

conditions on application to the Board. The developers will be required to 

submit adequate information to demonstrate that the new residential 

development will be environmentally acceptable, and suitable mitigation 

measures, if required, will be implemented to address the potential I/R 

interface problem.  A residential building which was the subject of an 

approved planning application for residential development has been 

completed in 2006. 

 

8.5.3 For existing building other than industrial or industrial-office building in 

this zone, residential and commercial uses may be permitted on application 

to the Board. Commercial uses such as shop and services and eating place 

are always permitted on the lowest three floors of a building or in the 

purpose-designed non-residential portion of an existing building. 

Commercial uses on any floor above the lowest three floors will require 

planning permission from the Board.   

 

8.5.4 For existing industrial or industrial-office buildings in this zone, 

non-polluting industrial use and office relating to industrial use are always 

permitted. Commercial uses such as shop and services and eating place are 

also always permitted in the purpose-designed non-industrial portion on the 

lower floors of an existing building. 

 

8.5.5 Minor relaxation of the building height restriction may be considered by 

the Board on application. Each application will be considered on its own 

merits.   
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8.6 Government, Institution or Community (“G/IC”): Total Area 25.23 hectares 

 

8.6.1 This zone is intended primarily for the provision of Government, institution 

or community facilities serving 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. Such developments, particularly for 

those which are low-rise, serve to provide visual and spatial relief to the 

densely built-up environment of the Area.   

 

8.6.2 A site at Sai Cheung Street North is developed for the reprovisioning of the 

Kennedy Town public swimming pool affected by the WIL project, 

together with provision of other ancillary facilities. It is designated as 

“G/IC(1)” within this zone. A maximum building height restriction of 

33mPD is imposed on “G/IC(1)” to ensure that the proposed use would not 

result in adverse visual impact on the surrounding developments taking 

into account its waterfront location.   

 

8.6.3 A “G/IC” site to the west of the CSTG is reserved for future GIC use. A 

maximum building height restriction of 40mPD is imposed on the site.  

 

8.6.4 Other existing facilities serving primarily the Area and its adjoining 

districts include the fire station at New Praya, Kennedy Town, the 

Ambulance Depot at Lung Wah Street, the Smithfield Complex at 

Smithfield, the Kennedy Town Community Complex, the Kennedy Town 

Jockey Club Clinic at Victoria Road, the community centre at Pokfield 

Road, service reservoirs at Mount Davis, a number of existing schools, as 

well as HKU’s facilities, sports centres and student hostels at Pok Fu Lam 

Road. 

 

8.6.5 The reserved school sites should be adequate to meet the needs of the 

planning area.  The provision of secondary school is assessed on a wider 

district basis.  The secondary schools in Sai Ying Pun and the Mid-Levels 

West area should be able to make good the deficit in Kennedy Town. 

 

8.6.6 Minor relaxation of the building height restrictions may be considered by 

the Board on application. Each application will be considered on its own 

merits.  

 

8.7 Open Space (“O”): Total Area 8.50 hectares 

 

8.7.1 This zone is intended primarily for the provision of outdoor open-air space 

for active and/or passive recreational uses serving the needs of local 

residents as well as the general public.   

 

8.7.2 Existing open spaces are rather limited.  The major ones are the Belcher 

Bay Park, the Kennedy Town Playground, the Kennedy Town Temporary 

Recreation Ground and the Cadogon Street Temporary Garden.  The 
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others include rest gardens/sitting-out areas at Hill Road, Belcher Street, 

Pokfield Road, Ka Wai Man Road, North Street, Cadogan Street, Mount 

Davis Path and at the peak of the Mount Davis.   

 

8.7.3 In view of the planning intention to provide a promenade at the waterfront 

and the severe shortage of public open space in the district, a site at the 

south-western end of Shing Sai Road, which is currently occupied by a 

temporary bus terminus and a strip of sitting-out area, is reserved for future 

public open space or promenade use.  In addition, an “O(1)” site at the 

western end of New Praya, Kennedy Town is reserved for future public 

open space including a promenade.  To add vibrancy to the waterfront 

area, leisure and recreation uses with ancillary commercial facilities, such 

as al fresco dining, for public enjoyment may be provided.  ‘Pier’ use is 

always permitted within the “O(1)” site to maintain its marine access 

through the existing piers. 

 

8.8 Other Specified Uses (“OU”): Total Area 8.91 hectares 

 

8.8.1 This zone is intended primarily to provide/reserve land for specific 

purposes and uses.  It includes the Western District public cargo working 

area (PCWA) north of Shing Sai Road, a petrol filling station at Victoria 

Road, a MTR ventilation building to the further south-west of Ka Wai Man 

Road, a pier at the junction of New Praya, Kennedy Town and Davis Street 

and the Chiu Yuen Cemetery located near the junction of Pok Fu Lam Road 

and Mount Davis Road.  The PCWA occupies a prominent waterfront 

location.  The zoning of the PCWA will be reviewed in the longer term 

when the PCWA use could be relocated to other area in the future. 

 

8.8.2 The above-ground ancillary facilities of the Island West Refuse Transfer 

Station located in Sai Ning Street are zoned “OU” annotated “Uses Related 

to Underground Refuse Transfer Station”.  These uses include ancillary 

carpark, office, storage and workshop, cargo handling facilities, vent shaft, 

etc. 

 

8.8.3  A site at Sai Ning Street and its associated pier are zoned “OU” annotated 

“Commercial, Leisure and Tourism Related Uses” to facilitate the 

long-term development of a vibrant waterfront area. 

Development/redevelopment within this zone is restricted to a maximum 

GFA of 46,446m2 and a maximum building height of 70mPD for the land 

portion and 2 storeys for the pier portion.  A 12-metre wide waterfront 

promenade linking up the open spaces on both ends shall be provided to 

allow promenade continuity and public enjoyment.  In addition, a NBA is 

proposed as detailed in paragraph 7.13 above to facilitate air ventilation.  

The waterfront promenade and NBA should be incorporated in the lease 

condition to effect implementation.  

 

8.8.4 A site on the western and seaward side of Victoria Road is zoned “OU” 

annotated “Public Mortuary” and is reserved for relocation of the existing 

public mortuary at Sai Ning Street namely the Victoria Public Mortuary.  

Development within this zone is restricted to a maximum building height 
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of 60mPD to better protect the visual quality along Victoria Road.  The 

site and the adjoining underground cavern form part of the public mortuary 

development. 

 

8.8.5 Minor relaxation of the GFA and/or building height restrictions, as well as 

the width of the waterfront promenade at the “OU” annotated “Commercial, 

Leisure and Tourism Related Uses” zone, may be considered by the Board 

on application. Each application will be considered on its own merits.  

 

8.9  Green Belt (“GB”): Total Area 76.18 hectares 

 

8.9.1 The planning intention of this zone is primarily for the conservation of the 

existing natural environment amid the built-up areas/at the urban fringe, to 

safeguard it from encroachment by urban type development, and to provide 

additional outlets for passive recreational activities.  There is a general 

presumption against development within this zone. 

 

8.9.2 This zone accounts for about 44% of the Area.  It includes the sloping 

area in Mount Davis where difficult topography and steep hillsides prevent 

it from intensive urban development or active recreational uses.  

 

8.9.3 The “GB” forms a visually and aesthetically pleasant background to the 

Area.  It may also provide additional outlets for passive informal type of 

recreational uses.  Urban type development within this zone will be 

strictly controlled and assessed individually on its merits through the 

planning permission system. 

 

8.9.4 Pursuant to the recommendations of the Cavern Project Study and the 

subsequent study on the Island West Refuse Transfer Station (IWRTS) 

project, Government has located the IWRTS underground within a 

man-made cavern in the “GB” area at Mount Davis.  The IWRTS is one 

of the two refuse transfer stations on Hong Kong Island as part of the 

Government’s waste disposal strategy.  The other station, i.e. Island East 

Refuse Transfer Station at Chai Wan, has already commenced operation in 

1992.  These two stations can transport solid waste in bulk from the urban 

area to strategic landfills for final disposal.  The Kennedy Town 

Incinerator has already been closed down in accordance with the 

programme for developing these two stations. 

 

8.9.5 The “GB” area occupied by the IWRTS cavern is designated as Sub-area 1 

within this zone on the Plan.  The use of underground refuse transfer 

station is a use always permitted in this sub-area. Due to its deep vertical 

location, the Station will not affect the surface area. 

 

8.9.6 The “GB(2)” site is located at Victoria Road and to the further west of 

Jockey Club Mount Davis Youth Hostel.  The use of underground public 

mortuary is a use always permitted in this sub-area within the existing 

cavern.  This sub-area is reserved together with the “OU” annotated 

“Public Mortuary” zone for the reprovisioning of the Victoria Public 

Mortuary. 
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9. COMMUNICATIONS 

 

9.1 Roads 

 

9.1.1 Major roads are concentrated along the flat coastal reclamation strip where 

the majority of the building development exists.  Beginning from Victoria 

Road in the west, major thoroughfares run in an east-west direction whilst 

other roads are generally laid out in a grid pattern. 

 

9.1.2 Existing roads connecting the Area with other parts of Hong Kong Island 

are: 

 

(a) Pok Fu Lam Road, edging the south-eastern fringe of the Area, is a 

primary distributor linking up Central with Aberdeen; 

 

(b) Shing Sai Road, situated on the Belcher Bay Reclamation, is a primary 

distributor between the Western Harbour Crossing, Smithfield and its 

extension and Pok Fu Lam Road; 

 

(c) Des Voeux Road West and Queen’s Road West are the two district 

distributors in the eastern part of the Area channelling all traffic 

running eastward to Central; 

 

(d) Victoria Road, which is a district distributor, runs parallel to the 

coastline linking up Kennedy Town and the coastal area of Pok Fu 

Lam; and 

 

(e) Mount Davis Road, which connects Pok Fu Lam Road with Victoria 

Road, serves the low-density residential developments at the southern 

slope of Mount Davis. 

 

 9.2  Public Transport 

 

The Area is served by various modes of public transport including railway, buses, 

trams, maxicabs, public light buses and taxis for commuters travelling within the 

Area as well as to and from other districts.  

 

9.3 Waterborne Transport 

 

A number of piers at the waterfront of Kennedy Town provide facilities for loading 

and unloading of goods.  Occasionally, they are also used for casualty evacuation 

from outlying islands to Queen Mary Hospital by Government vessels. 

 

9.4 Railway Development 

 

The MTR West Island Line, comprising the Kennedy Town Station, HKU Station 

and Sai Ying Pun Station, was authorized by the CE in C under the Railways 

Ordinance (Chapter 519) on 10 March 2009 and fully commissioned in March 
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2015.  The Kennedy Town Station is located at Smithfield and Forbes Street with 

a green minibus boarding and alighting area at ground level of Smithfield.  The 

HKU Station is located near the University of Hong Kong with its entrances at 

Pokfulam Road, Whitty Street, Hill Road and Belcher’s Street.  

 

 

10. UTILITY SERVICES 

 

10.1 The Area has adequate supply of water, electricity and gas.  The service of 

telephone is also sufficient.  No problem is envisaged in meeting the future needs 

for such services in the district. 

 

10.2  Whilst at present there is no sewage treatment facility for the Area, sewage from 

Kennedy Town is currently treated by the screening plant in Central.  As for the 

southern part of the Area, treatment will rely on the screening plant in Sandy Bay. 

 

 

11. CULTURAL HERITAGE 

 

11.1  The Lo Pan Temple at Ching Lin Terrace is a Grade 1 historic building. The 

Ex-Western Fire Station at Belcher’s Street and Mount Davis Battery at the Mount 

Davis are Grade 2 historic buildings. Grade 3 historic buildings include Kwong 

Yuet Tong Public Office at 16-17 Ching Lin Terrace, S.K.H. St. Luke’s Church 

Pastoral Centre, and Victoria Road Detention Centre at Victoria Road and 9 Ching 

Lin Terrace. Besides, 8-9 Tai Pak Terrace and 9 Ching Lin Terrace are is a 

proposed Grade 2 and Grade 3 historic buildings respectively.  The Arch and 

Foundation Stone of Tung Wah Smallpox Hospital and the City of Victoria 

Boundary Stone at Sai Ning Street are the Government Historic Sites identified by 

the Antiquities and Monuments Office (AMO) of the Leisure and Cultural 

Services Department (LCSD).  The former structures, built in 1910, were 

relocated to Sai Ning Street from its former hospital site at Ka Wai Man Road; and 

are proposed for relocation to the waterfront park in the “O(1)” zone for a better 

preservation setting.  

 

11.2  Military sites with historic interest are also located within the Area which include 

the Jubilee Battery at Victoria Road and the Air Raid Tunnels at former Belcher 

Battery at Belcher Street.  

 

11.3  Information of the historic buildings can be obtained from the official website of 

AMO of LCSD.  Prior consultation with AMO of LCSD should be made if any 

development, redevelopment or rezoning proposals may affect these historic 

buildings/structures.  

 

 

12. IMPLEMENTATION 

 

12.1 Although existing uses non-conforming to the statutory zonings are tolerated, any 

material change of use and any other development/redevelopment must be always 

permitted in terms of the Plan or, if permission is required, in accordance with the 

permission granted by the Board.  The Board has published a set of guidelines for 
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the interpretation of existing use in the urban and new town areas. Any person who 

intends to claim an “existing use right” should refer to the guidelines and will need 

to provide sufficient evidence to support his claim. The enforcement of the zonings 

mainly rests with the Buildings Department, the Lands Department and the various 

licensing authorities. 

 

    12.2 The Plan provides a broad land use framework within which more detailed 

non-statutory plans for the Area are prepared by the Planning Department.  These 

detailed plans are used as the basis for public works planning and site reservation 

within Government departments.  Disposal of sites is undertaken by the Lands 

Department.  Public works projects are co-ordinated by the Civil Engineering 

and Development Department in conjunction with the client departments and the 

works departments, such as the Architectural Services Department and the 

Highways Department.  In the implementation of the Plan, the Central and 

Western District Council would be consulted as appropriate. 

 

12.3 Planning applications to the Board will be assessed on individual merits.  In 

general, the Board’s consideration of the planning applications will take into 

account all relevant planning considerations which may include the departmental 

outline development plans/layout plans and the guidelines published by the Board.  

The outline development plans and layout plans are available for public inspection 

at the Planning Department.  Guidelines published by the Board are available 

from the Board’s website, the Secretariat of the Board and the Technical Services 

Division of the Planning Department.  Application forms and Guidance Notes for 

planning applications can be downloaded from the Board’s website and are 

available from the Secretariat of the Board and the Technical Services Division 

and the relevant District Planning Office of the Planning Department.  

Applications should be supported by such materials as the Board thinks 

appropriate to enable it to consider the applications. 

 

 

Index of Figure  

 

Plan A – Building Gap and Non-Building Area Restrictions in the Western Part of Kennedy 

Town (for the indicative alignments) 
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Buildings Department 
Practice Note for Authorized Persons,  
Registered Structural Engineers and 
Registered Geotechnical Engineers 

APP-151 

  Building Design to Foster a Quality and Sustainable Built Environment 

There has been rising public concern over the quality and sustainability of 
the built environment, including issues regarding building bulk and height, air 
ventilation, greening and energy efficiency in buildings.  In 2009, the Council for 
Sustainable Development launched a public engagement process entitled “Building 
Design to Foster a Quality and Sustainable Built Environment” in collaboration with the 
Government.  The exercise has pointed to a need for putting in place a package of new 
measures to foster a quality and sustainable built environment.  This practice note sets 
out a package of measures, covering the following major elements, to promote a quality 
and sustainable built environment: 

(a) sustainable building design guidelines (SBD Guidelines) on 
building separation, building set back and site coverage of 
greenery; 

(b) gross floor area (GFA) concessions; and 

(c) energy efficiency of buildings. 

Sustainable Building Design Guidelines 

2. The Buildings Department (BD) has commissioned a consultancy study on 
“Building Design that Supports Sustainable Urban Living Space in Hong Kong”.     Based 
on the study, a set of SBD Guidelines has been developed to promote building separation, 
building set back and site coverage of greenery as promulgated in the Practice Note for 
Authorized Persons, Registered Structural Engineers and Registered Geotechnical 
Engineers (PNAP) APP-152. 

3. To enhance the quality and sustainability of the built environment, the 
Building Authority (BA) will take account of the compliance with the SBD Guidelines 
as promulgated in the PNAP APP-152, where applicable, as a pre-requisite in exempting 
or disregarding green / amenity features and non-mandatory / non-essential plant rooms 
and services from GFA and/or site coverage calculations (GFA concessions) in new 
building developments.  Such green / amenity features and non-mandatory / non-essential 
plant rooms and services and the relevant practice notes promulgating the criteria and 
requirements for granting GFA concessions are summarised in Appendix A. 

/Overall … 
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Overall Cap on GFA Concessions 

4. To contain the effect on the building bulk while allowing flexibility in the 
design for incorporating desirable green / amenity features and non-mandatory / non-
essential plant rooms and services, an overall cap will be imposed on the total amount of 
GFA concessions for these features, except those features described in paragraph 5 
below.  This cap is set at 10 % of the total GFA of the development.  If a development 
comprises both domestic and non-domestic buildings or in the case of a composite 
building, GFA concessions for features serving the domestic part or the non-domestic 
part of the development will be calculated separately such that GFA concessions for each 
part will be capped at 10%, based on the total GFA of the respective part of the 
development. Features that are subject to this overall cap of GFA concessions are listed 
in the table at Appendix A.   

5. GFA concessions for the following features, which may have to satisfy their 
own individual acceptance criteria, will not be subject to the overall cap: 

(a) Mandatory features and essential plant rooms such as refuse 
storage chamber, telecommunications and broadcasting rooms; 

(b) Communal podium gardens and sky gardens that improve 
permeability of a development to its neighbourhood; 

(c) Floor space used solely for parking motor vehicles and loading 
and unloading of motor vehicles which is separately controlled 
given its significant impact on building bulk and height and the 
relevant transport, planning and environmental policies;  

(d) Voids in front of cinemas or in shopping arcades, etc. with 
operational needs in non-domestic developments;  

(e) Bonus GFA and / or GFA exemptions relating to dedication for 
public passage or surrender for road widening and building set 
back in accordance with the SBD Guidelines;  and 

(f) Hotel concessions granted under regulation 23A of the Building 
(Planning) Regulations. 

Pre-requisites for Granting GFA Concessions 

6. To promote sustainable building designs and energy efficient features in new 
developments,  compliance with the following requirements will be pre-requisites for the 
granting of GFA concessions for all green / amenity features and non-mandatory / non-
essential plant rooms and services provided in a proposed development as described in 
Appendix A: 

/(a) … 
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(a) Compliance with the SBD Guidelines on building separation, 
building set back and site coverage of greenery in PNAP APP-
152, where applicable; 

(b) For domestic or composite development, compliance with the 
requirements of PNAP APP-156 on Design and Construction 
Requirements for Energy Efficiency of Residential Buildings,  
where applicable; 

(c) Submission of the official letter issued by the Hong Kong Green 
Building Council (HKGBC) acknowledging the satisfactory 
completion of project registration application for BEAM Plus 
certification;  

(d) Submission of a letter by the developer or owner undertaking to 
submit to the BD the following documents: 

(i) Result of the Provisional Assessment under the BEAM Plus 
certification conferred / issued by the HKGBC to be 
submitted prior to the application for consent to commence 
the building works shown on the approved plans (consent); 

(ii) Information on the estimated energy performance / 
consumption for the common parts (for domestic 
developments) or for the entire building (for non-domestic 
developments including hotels) to be submitted in the 
standard form (Appendix B) prior to the consent 
application; 

(iii) Information specified in item (ii) above to be updated and 
submitted at the time of submitting application for 
occupation permit (OP);  

(iv) Result of the Final Assessment under the BEAM Plus 
certification conferred / issued by the HKGBC, within 18 
months of the date of issuance of the OP by the BA; 

(v) Provisional energy efficiency report prior to the consent 
application in accordance with PNAP APP-156, where 
applicable; and 

(vi) Final energy efficiency report upon application for an OP 
in accordance with PNAP APP-156, where applicable ;  

(e) Compliance with the overall cap on GFA concessions as 
described in paragraph 4 above, where applicable; and 

(f) Compliance with the relevant acceptance criteria for the 
individual green and amenity features.  

/Conditions … 
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Conditions for Granting GFA Concessions 

7. In addition to the acceptance criteria and conditions that may be imposed for 
granting GFA concessions as detailed in the relevant practice notes for the green / 
amenity features and non-mandatory / non-essential plant rooms and services described 
in paragraph 6 above, the following conditions may be imposed: 

(a) The modification is given in recognition of the undertaking 
submitted by the developer or owner as described in paragraph 
6(d) above; 

(b) Information described in paragraph 6(d)(i), (ii) and (v) above 
shall be submitted to the BD prior to the consent application; 

(c) Information described in paragraph 6(d)(iii) and (vi) above shall 
be submitted to the BD at the time of submitting application for 
OP;  

(d) Information described in paragraph 6(d)(iv) above shall be 
submitted to the BD within 18 months of the date of the OP; and 

(e) The modification will be revoked if the consent application is 
submitted prior to the submission of information specified in 
item (b) above. 

8. Authorized persons should consult a registered professional engineer under 
the Engineers Registration Ordinance of the relevant discipline in assessing the energy 
efficiency of the building and in completing the standard form at Appendix B.  

Disclosure for Public Information 

9. To increase the transparency of information to the public, the following 
information will be uploaded onto the BD website after the issuance of the occupation 
permit: 

(a) The estimated energy performance / consumption information as 
described in paragraph 6(d)(iii) above;  

(b) The results of the Provisional Assessment under the BEAM Plus 
certification as described in paragraph 6(d)(i) above, which will 
be replaced by the results of the Final Assessment described in 
paragraph 6(d)(iv) above, upon receipt; and 

/(c) … 
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(c) The finalised RTTV and OTTV for RRF as recorded in the final 
energy efficiency report. 

( YU Tak-cheung ) 
Building Authority 

Ref. :  BD GP/BREG/P/49 (XIV) 

First issue January 2011 
Last revision May 2019 
This revision August 2020 (AD/NB1) (Appendix A amended) 



Appendix A 
(PNAP APP- 151) 

List of GFA Concessions 
Practice Notes Features 

subject to 
compliance 
with the 
pre-
requisites 
in para. 6 
& 7 of 
PNAP 
APP-151 

Features 
Subject 
to the 
Overall 
Cap of 
10% in 
para.4 of 
PNAP 
APP-151 

Disregarded GFA under Regulation 23(3)(b) of the 
Building (Planning) Regulations (B(P)R)  
1. Carpark and loading/unloading area

excluding public transport terminus 
 PNAP APP-2 

and APP-111 
2. Plant rooms and similar services  

2.1 Mandatory feature or essential plant room, 
area of which is limited by respective 
PNAP or regulation, such as lift machine 
room, TBE room, refuse storage chamber, 

1etc.  

PNAP APP-35 
& APP-84  

2.2 Mandatory feature or essential plant room, 
areas of which is NOT limited by any 
PNAP or regulation, such as room occupied 
solely by FSI and equipment, meter room, 
transformer room, potable and flushing 

2water tank, etc.  

PNAP APP-2 
and APP-42 

2.3 Non-mandatory or non-essential plant 
room, such as A/C plant room, AHU room, 

3etc.  

PNAP APP-2 
and APP-42 

✓ ✓ 

Disregarded GFA under Regulation 23A(3) of the 
B(P)R 
3. Area for picking up and setting down 

persons departing from or arriving at the 
hotel by vehicle 

PNAP APP-40 

4. Supporting facilities for a hotel PNAP APP-40 

Green Features under Joint Practice Notes (JPNs) 
5. Balcony for residential buildings JPN1 ✓ ✓ 
6. Wider common corridor and lift lobby JPN1 ✓ ✓ 
7. Communal sky garden JPN1 & 2 

PNAP APP-122 
✓ 

8. Communal podium garden for non-
residential buildings 

JPN1 ✓ 

9. Acoustic fin JPN1 ✓ 
10. Wing wall, wind catcher and funnel JPN1 ✓ 
11. Non-structural prefabricated external wall JPN2 ✓ ✓ 
12. Utility platform JPN2 ✓ ✓ 
13. Noise barrier JPN2 ✓ 
Amenity Features 
14. Caretakers’ quarters, counter,  office, store, 

guard room and lavatory for watchman and 
management staff and owners’ corporation 
office 

PNAP APP-42 ✓ ✓ 

15. Residential recreational facilities including 
void, plant room, swimming pool filtration 

PNAP APP-2, 
APP-42 and  

APP-104 

✓ ✓ 
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plant room, covered walkway, etc. serving 
solely the recreational facilities 

16. Covered landscaped and play area PNAP APP-42  ✓ 
17. Horizontal screen/covered walkway and 

trellis 
PNAP APP-42 ✓ ✓9 

18. Larger lift shaft PNAP APP-89 ✓ ✓ 
19. Chimney shaft PNAP APP-2 ✓ ✓ 
20. Other non-mandatory or non-essential plant 

4room, such as boiler room, SMATV room   
PNAP APP-2 ✓ ✓ 

21. Pipe duct, air duct for mandatory feature or 
5essential plant room  

PNAP APP-2 
& APP-93 

22. Pipe duct, air duct for non-mandatory or 
6non-essential plant room  

PNAP APP-2 ✓ ✓ 

23. Plant room, pipe duct, air duct for 
environmentally friendly system and 

7feature  

PNAP APP-2 ✓ 

24. High headroom and void in front of  
cinema, shopping arcade etc. in non-

8domestic development  

PNAP APP-2 ✓ 

25. Void over main common entrance (prestige 
entrance) in non-domestic development  

PNAP APP-2 & 
APP-42 

✓ ✓ 

26. Void in duplex domestic flat and house PNAP APP-2 ✓ ✓ 
27. Sunshade and reflector PNAP APP-19, 

APP-67 & APP-
156 

28. Minor projection such as A/C box, A/C  
platform, window cill and projecting 

 window

PNAP APP-19 
& APP-42 

29. Other projection such as air-conditioning 
box and platform with a projection of more 
than 750mm from the external wall 

PNAP APP-19 ✓ ✓ 

Other Items 
30. Refuge floor including refuge floor cum sky 

garden 
PNAP APP-2 
& APP-122 

31. Covered area under large
projecting/overhanging feature 

 PNAP APP-19 

32. Public transport terminus (PTT)   PNAP APP-2 
33. Party structure and common staircase PNAP ADM-2 
34. Horizontal area of staircase, lift shaft and 

vertical duct solely serving floor accepted 
as not being accountable for GFA 

PNAP APP-2 

35. Public passage PNAP APP-108 
36. Covered set back area  PNAP APP-152 
Bonus GFA 
37. Bonus GFA PNAP APP-108 
Additional Green Features under JPN 
38. Buildings adopting Modular Integrated 

Construction 
JPN2 and 

PNAP APP-161 

Notes: 
1 Mandatory feature or essential plant room, area of which is limited by respective PNAP or 

regulation, include duct for basement smoke extraction system, lift machine room,  
telecommunications and broadcasting room, refuse storage chamber, refuse storage and material 
recovery chamber, material recovery chamber, refuse storage and material recovery room, or 
similar feature / plant room, and pipe and air ducts which are part of the distribution network for 
such mandatory feature or essential plant and contained within such room. 
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2 Mandatory feature or essential plant room, area of which is NOT limited by any PNAP or 
regulation*, include electrical switch room, meter room, transformer room, generator room, 
potable and flushing water tank and pump room, sewage treatment plant room, refuse chute, refuse 
hopper room, room occupied solely by fire service installations and equipment such as fire service 
/ sprinkler water tank and pump room, fire control centre, CO2 room, fan for smoke extraction 
system / staircase pressurization system, hose reel closet, sump pump room/ pump room for 
rainwater, soil and waste disposal, or similar feature / plant room and pipe and air ducts which are 
part of the distribution network for such mandatory feature or essential plant and contained within 
such room. 

3 Non-mandatory feature or non-essential plant room, area of which may be disregarded under 
regulation 23(3)(b) of the B(P)R, include plant room occupied solely by machinery or equipment 
for air-conditioning or heating system such as AC plant room, air handling unit room, or similar 
plant room, and pipe and air ducts which are part of the distribution network for such feature or 
plant and contained within such room. 

4 Other non-mandatory feature or non-essential plant room, area of which may be exempted under 
regulation 23(3)(a) of the B(P)R, include hot water boiler room, filtration plant room for 
swimming pool in a hotel or for a water feature in a communal garden/landscape area, SMATV 
room, or similar plant room, and pipe and air ducts which are part of the distribution network for 
such feature or plant and contained within such room. 

5 Pipe duct, air duct for mandatory feature or essential plant room, include pipe duct for rainwater, 
soil and waste disposal and individual pipe and air ducts which are part of the distribution network 
for such mandatory feature or essential plant as described in notes 1 and 2 above, and located 
outside such plant room.  

6 Pipe duct, air duct for non-mandatory feature or non-essential plant room, include individual pipe 
and air ducts which are part of the distribution network for such non-mandatory feature or non-
essential plant as described in notes 3 and 4 above and located outside such plant room. 

7 Plant room for environmentally friendly system and feature, area of which may be exempted under 
regulation 23(3)(a) of the B(P)R, include plant room for rainwater harvesting / grey water 
recycling system, battery room for solar panels, or similar system / feature, and pipe and air ducts 
which are part of the distribution network for such system and feature. 

8 High headroom and void in front of cinema, shopping arcade etc. in non-domestic development 
include void in front of cinema, theatre balcony, banking hall, shopping arcade, cockloft floor for 
storage within the ground storey in single-staircase building, auditorium, sporting hall, school hall 
and religious institution that have operational justifications. 

9 Horizontal screen / covered walkway / trellis may be excluded from the overall cap on GFA 
concessions subject to provision of greenery to BA’s satisfaction as stipulated under PNAP APP-
42. 

* Although the feature or plant room, area of which is not limited by any PNAP or regulation, only 
the minimum amount of GFA necessary for accommodating and maintaining the services and 
commensurate with the the development would be allowed to be disregarded as stated in PNAP 
APP-2.   

(8/2020) 
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Buildings Department 
Practice Note for Authorized Persons,
Registered Structural Engineers and 
Registered Geotechnical Engineers 

APP-152 

Sustainable Building Design Guidelines 

This practice note promulgates guidelines on building design which will 
enhance the quality and sustainability of the built environment in Hong Kong.  These 
guidelines are the Sustainable Building Design Guidelines (SBD Guidelines) referred to 
in Practice Note for Authorized Persons, Registered Structural Engineers and  
Registered Geotechnical Engineers (PNAP) APP-151, the compliance with which the 
Building Authority (BA) will take into account, where applicable, as a pre-requisite in 
exempting or disregarding green and amenity features and non-mandatory / non- 
essential plant rooms and services from gross floor area and/or site coverage  
calculations (GFA concessions) for new building developments.  Terminology used in  
the SBD Guidelines is listed in Appendix A. 

Objectives 

2. The SBD Guidelines establish 3 key building design elements to enhance  
the environmental sustainability of our living space.  They are building separation, 
building setback and site coverage of greenery.  The objectives are to achieve better air 
ventilation, enhance the environmental quality of our living space, provide more  
greenery, particularly at pedestrian level; and mitigate the heat island effect.  

Building Separation 

3.        In order to improve air ventilation, enhance the environmental quality at 
pedestrian level and mitigate heat island effects arising from the undesirable screening 
effect of long buildings at different levels, building sites of the following categories 
should comply with the building separation requirements:  

(a) sites that are 20,000m2 or above; or 

(b) sites that are less than 20,000m2 and proposed with building or 
group of buildings having a continuous projected façade length 
(Lp) of 60m or above. 

4.  Building separation requirements for each assessment zone: 

(a) Design Requirement (1) – Lp 

The Lp of a building or group of buildings along a street should  
not exceed the maximum permissible1 which is calculated based  
on 5 times the mean width of street canyon (U); and 

/(b) ….. 

1  See Appendix B for computation of maximum permissible Lp 
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(b) Design Requirement (2) – Separating Distance (S) and Permeability (P)  

(i) The P, comprising a minimum of 2/3 Intervening Space (IS) 
and a maximum of 1/3 Permeable Element (PE), assessed on 
two vertical projection planes for the two categories of sites 
should not be less than those as shown in Table 1. 

(ii) Along the chosen projection planes, the S for the IS between 
the projected façade of the building and the site boundaries 
or the centreline of adjoining streets / lanes should not be 
less than 7.5m wide; and 

(iii) If such IS are not sufficient to meet 2/3 of the P, additional 
IS with S not less than 15m wide can be provided between 2 
projected building façades for making up. 

Table 1 

Minimum P of buildings in each assessment zone 
on two projection planes  Height (H) of the 

tallest building Site area < 20,000m2 and 
with Lp ≥ 60m 

Site area ≥ 20,000m2 

Each Plane Plane 1 Plane 2 
H ≤ 60m 20% 20% 25% 
H > 60m 20% 20% 33.3%

5. Detailed requirements and method of measurement on Lp, S and P are given 
in Appendix B.   

6. Standalone residential building blocks of height not exceeding 15m can be 
exempted from the building separation requirements and disregarded in the assessment 
of such for other buildings. 

Building Setback 

7. In order to improve air ventilation, enhance the environmental quality at 
pedestrian level and mitigate street canyon effect, buildings fronting a street less than 
15m wide should be set back to comply with one of the following requirements: 

(a) For maintaining a ventilation corridor with minimum section of 15m 
x 15m, no part of the building up to a level of 15m above the street 
level should be within 7.5m from the centreline of the street as 
shown in Figures C1 and C2 of Appendix C.  Where level of a street 
varies, the minimum sectional area should be kept along the full 
frontage following the profile of the street.   

/(b)….. 
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(b) Where a cross-ventilated communal podium garden with a clear  
height of not less than 4.5m is provided, no part of the building up to  
a level of 15m above the street level, should protrude above the 45o 
inclined plane, the base of which is placed at street level at the site 
boundary line on the opposite side of the street as shown in Figures  
C3 and C4 of Appendix C.  

 Typical examples on the application of building setback requirements 
are given in Figures C5 to C9 of Appendix C. 

8. In determining the compliance with the setback requirement, the BA may  
take into account the following factors:   

(a) Structures higher than 15m above the street level may be allowed to 
build over the setback area 2 .  If the setback area is uncovered, a  
canopy that complied with regulation 10 of the B(P)R may be 
permitted; 

(b) Minor projecting features and signboards projecting not more than 
600mm from the external walls and at a clear height of not less than 
2.5m above the street level; and single-storey footbridges across the 
setback area may also be permitted;  

(c) Columns supporting the building above may be permitted within the 
setback areas subject to requirements as shown in Figure C2 of 
Appendix C; and 

(d) The setback area should be properly landscaped and paved, and be 
open without any permanent building structures other than  
landscaped features, perforated balustrades, perforated boundary  
walls and structural columns. 

9.     Buildings may be exempted from whole or parts of the building setback 
requirement with reference to a street where its height3 is less than 2 times the mean 
width of the street. 

Site Coverage of Greenery  

10. In order to improve the environmental quality of the urban space, particularly  
at the pedestrian level and to mitigate the heat island effect, sites with areas of 1,000m2  

or more should be provided with greenery areas in accordance with Table 2.  Detail 
guidelines are provided in Appendix D.  

/Table…. 

2  The setback area at ground level under the footprint of such structures or the covered areas under the 
canopy may be exempted from GFA calculation if it is designated as common parts accessible by 
occupants of the building and without any commercial activities. 

3  Height of the building in this context is measured from the mean level of the street on which the building 
abuts to the mean height of the roof over the highest usable floor space in the building. 
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Table 2  

Site Area 
Minimum Site Coverage of Greenery

Primary zone Overall

1,000 m2 – 20,000 m2 10% 20%

≥ 20,000 m2 15% 30%

11. This requirement is not applicable to sites with a single family house only.  

Special Considerations 

12.  There are special circumstances in which genuine difficulties in complying 
with the SBD Guidelines may be encountered.  Examples include new buildings serving 
special functions such as ferry piers, railway terminals, stadia; and conversion of 
existing buildings to new buildings especially the adaptive reuse of historic buildings 
where building façades or even layout are character defining elements.  In recognition 
of such genuine constraints in meeting the prescriptive requirements, the BA takes a 
flexible and pragmatic stance when considering applicants’ proposals holistically to 
achieve the objectives of the SBD Guidelines.  Alternative approaches are provided in 
Appendix E. 

Conditions for Approval 

13. PNAP APP-151 specifies the compliance with the SBD guidelines as one of 
the pre-requisites for granting GFA concessions.  When granting such modifications 
under section 42 of the Buildings Ordinance, the BA may impose relevant conditions 
for assuring the sustainability of the approved building design. 

Information to be Submitted 

14. To demonstrate compliance with the building separation, building setback and 
site coverage of greenery requirements, information as detailed in Appendix F should 
be submitted. 

15. To increase the transparency of information to the public, plans and details 
showing the site coverage of greenery as described in Appendix F will be uploaded to 
the BD’s website after the occupation permit is issued. 

( HUI Siu-wai ) 
Building Authority

Ref. :   BD GR/1-55/187/1 
 BD GP/BREG/P/49

First issue   January 2011  
This version  January 2016 (AD/NB1)  (General revision) 
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(PNAP APP-152) 

Terminology  

Air Ventilation Assessment 
(AVA) 

Air ventilation assessment (AVA) is a protocol to objectively assess the effects 
of planning and development proposals on external air movement for achieving 
a better pedestrian wind environment. An advisory framework for the 
methodology to undertake AVA has been outlined in the Technical Guideline 
for Air Ventilation Assessment available in the Planning Department’s website 
under the Hong Kong Planning Standard and Guidelines. 

Assessment Zones 

Computational Fluid 
Dynamics (CFD)  

Assessment zones demarcate the vertical spatial division for assessing 
fulfilment of the building separation requirement.  The zonal division consists 
of low zone (within 20m from level zero), middle zone (20-60m from Level 
Zero) and high zone (higher than 60m from Level Zero). [Building Separation]

CFD is a branch of fluid mechanics using numerical methods and algorithms to 
solve and analyze problems that involve fluid flows. Computers are used to 
perform the millions of calculations required to simulate the interaction of 
fluids and gases with the complex surfaces used in engineering. 

Continuous projected 
facade length (Lp) 

The total projected length of facade of a building or a group of buildings if 
separation between them is less than 15m. (see Figures B2 & B3 of Appendix 
B)  [Building Separation] 

Grass paving Paving having not less than 50% of floor designed for the growth of grass or 
groundcovers. [Site Coverage of Greenery] 

Greenery area Area with live plants and soil or similar base. Such area may include other 
greening features as per Appendix D.   [Site Coverage of Greenery] 

Intervening Space (IS) Space that is open to above or have a clear height of not less than 2/3 of the 
height of the respective assessment zone. [Building Separation] 

Level Zero The mean street level on which the site abuts or where the site abuts streets 
having different levels, the mean level of the lower or lowest street. [Building 
Separation] 

Mean Width of Street 
Canyon (U) 

The mean distance between (i) an external wall of the subject building which is 
within 30m perpendicular from the centre line of a street and (ii) the boundary 
of the other site on the opposite side of the street, as shown in Figures B4 to B7 
of Appendix B.  It forms the basis for assessing the maximum permissible Lp 
of the building in the assessment zone, which is 5xU.  [Building Separation] 

Primary Zone The 15m vertical zone of a site along the abutting street level. The greenery in 
this zone is for providing visual contacts or access from a street through 
common parts of the building for enhancing the walkability of urban space to 
the public, visitors or occupiers.  The top level of soil or similar base for 
planting should be taken as the reference level for inclusion in the Primary 
Zone. [Site Coverage of Greenery]. 

Permeability (P)  A percentage indicating how permeable a building or group of buildings in that 
assessment zone is.  It is obtained by dividing the sum of the areas recognized 
as intervening space or permeable elements by the area of the assessment zone 
as shown in Figure B9 of Appendix B.  [Building Separation]. 

Permeable Element (PE) Space provided within, above, below or between buildings within the same site 
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with a minimum clear width and clear height of 3m as projected onto the 
chosen projection plan, e.g. refuge floors, communal sky gardens etc.  
[Building Separation] 

Separating Distance (S)  This is the minimum width of an IS in the following scenarios:- 

(i) between end of the projected building façade and the site boundary;  

(ii) between end of the projected building façade and the centerline of 
adjoining street/lane where the site abuts; or 

(iii) between 2 projected building facades. 

Where such distance varies for an IS, the method of arriving at the mean of 
such distance is shown in Figure B12 of Appendix B.  
[Building Separation] 

Site Coverage of Greenery The percentage of total live greenery area divided by the area of the site.  

Street A street of width not less than 4.5m vested in the Government and maintained 
by the Highways Department or a private street on land held under the same 
Government lease as the site and under the terms of the lease, the lessee has to 
surrender (when required to do so) the land on which the street is situated to 
the Government, as described under B(P)R18A(3)(a)(i) & (ii). [Building 
Separation and Building Setback] 

Vertical greening Greenery that grows within the primary zone on a vertical surface abutting a 
street or public pedestrian way/public open space accessible from a street, and 
the top level of the soil or similar base including the frame for greenery is 
within the primary zone. [Site Coverage of Greenery] 

(Rev 1/2016) 

- 2 - 



Appendix B 
(PNAP APP-152) 

Building Separation Requirements 

1. Assessment and Method of Measurement 

1.1 The design of building(s) above Level Zero of the site shall comply with the 
Design Requirements (1) and (2) below.  They shall be assessed separately for each of the 
three assessment zones i.e. the low, middle and high zones.  

1.2 In general, all measurements for building separation are taken from the external 
walls of the building.  Minor building features that will not materially affect air ventilation 
around buildings, including single-storey footbridges across buildings (not shadowed 
vertically by other footbridges), signboards, minor projecting features as described in 
paragraph 3 of PNAP APP-19, open sided features such as balconies, utility platforms, 
covered walkways, trellises and other highly permeable features such as railing and 
perforated fence walls (with free area ≥ 2/3 or equivalent) may be disregarded in the 
building separation assessment.  Minor noise barriers that are not extensive in height and 
designed to permit air flow through or over the barriers may also be disregarded subject to 
the provision of appropriate building features or permeable elements such as communal 
podium gardens to compensate for the barrier’s obstruction to free air flow to the 
satisfaction of the BA.   

1.3 Effect on air ventilation around buildings due to topographical features in a site 
including any slope features and retaining walls may be disregarded.  Any parts of a 
building that are below the original site topography may therefore be disregarded from the 
assessment zone (see Figure B1). 

2. Design Requirement (1) - Lp of building(s) abutting a street 

2.1 Design Requirement (1) controls the maximum Lp of a building or a group of 
buildings if any part of the building is within 30m from the centreline of the street on 
which the building(s) abuts. 

2.2 The Lp of a building or a group of buildings along its long side shall not exceed 
the maximum permissible Lp which is obtained by multiplying 5 and the U on which the 
building(s) abuts.  The U of such a street canyon in the assessment zone is measured 
perpendicular to the centreline of the street from the external wall of the building that is 
within 30m from the centreline of the street, to the site boundary of the other site on the 
opposite side of the street (see Figures B2 to B6). If the building or group of buildings 
abuts two or more streets having different U, the least U shall be adopted. 

2.3 If the width of a street canyon varies (on plan), U is the width obtained by 
dividing the area of such a street canyon by its length as measured along the centreline of 
the street. If only a part of the building is within 30m from the centreline of the street, U is 
the mean width of the street canyon that abuts such part of the building.  If there is more 
than one such street canyon along the same street, U is the width obtained by dividing the 
sum of the areas of such street canyons by the sum of the lengths, as measured along the 
centreline of the street, of such street canyons (see Figure B7). 
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2.4 For the purpose of measuring Lp of a building or a group of buildings along its 
long side, the part of the building(s) that is within the low zone and of a height of not more 
than 6.67m (i.e. 1/3 of 20m which is the height of the low zone) may be disregarded.  

2.5 Maximum permissible Lp is not applicable for Design Requirement (1) in the 
following circumstances: 

(a) The subject site does not abut a street; 

(b) There is no building or no parts of building in the assessment zone 
within 30m from the centreline of any streets on which the site  
abuts. 

3. Design Requirement (2) - S & P of Buildings (Projection Planes for Assessment) 

3.1 Assessment on compliance with Design Requirement (2) shall be made through 
a pair of vertical projection planes (x, y) at an orthogonal relationship to each other (see 
Figure B8).   At least one of the projection planes for the low zone shall be set parallel to a 
street on which the site abuts. For a site that abuts on a curvilinear street, the projection 
plane for the low zone shall be set along any tangent of the street. For the middle/high 
zones, such pair of projection planes may be set to suit the building disposition or the site 
wind environment.   

3.2 To allow more flexibility in building design, the angle between each pair of 
projection planes may vary from 75 to 105 degrees.  

3.3 For a site that is less than 20,000 m2 and the total width of all projected 
building facades exceeds 60m along one projection plane only, assessment on compliance 
with Design Requirement (2) is only required for that projection plane.  

4. Assessment of S and P 

4.1 Elevation of all buildings within the site shall be projected onto the chosen
projection planes.  On each projection plane, the required P of buildings as stipulated in 
Table 1 of this PNAP shall be achieved (see Figure B9).  

4.2 Not less than 2/3 of the required P shall be provided by IS between the ends of 
the projected building facades and the adjacent site boundaries or, where the site abuts a 
street or a lane, the centreline of adjoining street or lane1.  Save for the part of building 
disregarded in paragraph 2.4 above, such IS shall provide a S of not less than 7.5m wide.  
For S involving site boundary or adjoining street/lane, if it varies on plan, the mean of S 
shall not be less than 7.5m and no part of the building shall be within 3m from the 
boundary line.  If such IS cannot meet 2/3 of the required P, additional IS can be provided 
between buildings.  Such additional IS shall have an S of not less than 15m (see Figures 
B10 to B12). 

1  The street/lane of width less than 4.5m may also be included in the assessment of S and P. Open space 
outside the site boundary is not accountable for P.  However, where an area is zoned as open space on the 
Outline Zoning Plan / Development Permission Area Plan and provided such area is a nullah or 
designated as promenade or non-building area on the aforesaid plan and / or in the explanatory notes of 
the aforesaid plan, such area may be treated as a lane for the purpose of assessing S and P. 
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4.3 Not more than 1/3 of the required P may be provided by PE. (see Figures B10 
& B11) 

4.4 To allow more design flexibility, the projection line of the IS within an 
assessment zone may follow the path of a notional air corridor that starts at 90o from the 
projection plane (on plan).  The air corridor may flow between buildings and may change 
direction without changing its width, when it meets the boundary line or anywhere within 
the site, by not more than 15o provided the direction of the air corridor after the change of 
course is always within 15o from its original path before it enters the site.  The minimum 
width of the air corridor along its path between buildings shall not be less than 15m (see 
Figures B13 to B16). 

4.5 When the site is large and / or of irregular shape, the site may be subdivided 
into two or more notional sites provided that the line of the sub-division is located along 
the centreline of a notional wind path that complies with the following requirements: 

(a) the wind path is open to above from the lowest level of the subject 
assessment zone (disregarding the minor projecting features and 
permeable features mentioned in paragraph 1.2 above); 

(b) it is of a width of not less than 15m; 

(c) it is continuous across the site in one direction or it may change in 
direction by not more than 15 degrees provided its direction after the 
change of course is always within 15 degrees from its original path2;   

(d) where it meets the site boundaries, there is a street or lane with a 
mean width of not less than 7.5m.   

4.6 After subdividing the site, the P may be assessed separately for each subdivided 
site using the same or a different pair of orthogonal projection planes (see Figures B17 & 
B18). 

4.7 A sample case on assessment of building separation provisions is given in 
Figures B19 to B21. 

(Rev. 1/2016) 

2  The wind path should preferably align with the summer prevailing wind direction or existing street 
pattern. 
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Appendix B
(PNAP APP-152)Site Topography & Sunken Buildings

• “Level Zero” is the mean level of the lower or lowest street(s). 
• The height of a building shall be measured from Level Zero to the mean height of the roof over the highest usable 

floor space. 
• The effect on air ventilation around buildings due to topographical features or sunken part of a building below Level 

Zero shall be disregarded. (See Fig.B9-Fig.B11)

Legend
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feature
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Subject site boundary Elevational Projection (across the entire site)
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BL
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Appendix B
(PNAP APP-152)Lp Examples of determining Lp

• Building portions at low zone of height ≤6.67m (1/3H of low zone) are disregarded in Lp 
measurement

Legend

A notional 
rectangle for 
measuring Lp of a 
building or a group 
of buildings along 
its long side

Buildings

Diagrammatic Plans of Buildings

Fig. B2
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(PNAP APP-152)Lp Examples of Lp of a building or group of buildings along its long side

Legend

• A notional rectangle for 
measuring Lp of a 
building or a group of 
buildings along its long 
side.     

• Where the building or a 
group of buildings is 
irregular in shape, the 
notional rectangle may 
be the smallest 
rectangle that contains 
the building or group of 
buildings.

Buildings

Diagrammatic Plans of Buildings Fig. B3
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(PNAP APP-152)Showing U

• Street canyon shall be vertically unobstructed. Minor projecting features, such as 
signboard, a covered footbridge and open sided features (balconies, utility platforms, 
covered walkways, trellises, etc.) may be disregarded.

①

① Opposite side of the street if no opposite site

Opposite site BL ①BL

Legend

Street Canyon

U

Perspective Showing Width of Street Canyon Fig. B4
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(PNAP APP-152)Adjoining Street Canyons

Buildings subject to control on Lp

• Buildings/groups of buildings wholly or partly within 30m from the centreline of an adjoining street.
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• If a building abuts two or more 
streets, use the least U. 

• Building A

• Building B

Max. Lp = 5 x U

Fig. B6

When U3 < U1A , max. LpA = 5 x U3

When U1B  < U2 , max LpB = 5 x U1B
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Appendix B
(PNAP APP-152)U & Max. Permissible Lp

Building A

• When width of the adjoining street canyon     
varies, Lp is determined by the smallest U.

• When UA1 < UA2, max. LpA = 5 x UA1 Building C
• Lp is determined by the U at Street 2:A1 (area of street canyon)

UA1  =  ------------------------------------------
Length of LA1

Building B

A2(a) + A2(b) (total areas of street canyon)
UA2 =  -------------------------------------------------------------------------

Length of LA2(a) & LA2(b)

C2 (area of street canyon)
UC2 =  ----------------------------------

Length of LC2

• LpC = 5 x UC2 Opposite site BL ①

① Opposite side of the street if no opposite site.

Building A
Building 

B
Building C

S ≥15m

CL

CLSTREET 2

S ≥15m

Opposite site BL ①

BL
A2(a) C2

A1

Adjoining Site 30m30m

A2(b)
LA2(a) LA2(b) LC2

• No part of the building is closer than 30m to the 
street centrelines.  Building B is not subject to 
Design Requirement (1).

Diagrammatic Plan Fig. B7
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(PNAP APP-152)Pair of Projection Planes for Assessment of P
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(PNAP APP-152)Assessment of P

Sum of areas of IS and PE 
P =  ------------------------------------------------------- X 100% 
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Appendix B
(PNAP APP-152)IS & PE

IS shall account for min. 2/3 of the required P 

Sum of areas of IS
------------------------------------------------ x 100% ≥ 2/3 P 

Area of the assessment zone

PE may contribute to maximum 1/3 of the required P

Sum of areas of PE
------------------------------------------------------- x 100%  ≤  1/3 P

Area of the assessment zone

of adjoining  
street/lane
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(PNAP APP-152)IS and PE

• IS shall be provided between end of a projected façade and adjacent common BL / centreline of 
adjoining street/lane and has a width or mean width ≥ 7.5m (see Fig.B12, Fig.B14, Fig.B15 and Fig.B16).

• Additional IS between end of projected façades shall be ≥ 15m.
• Height of IS shall be ≥ 2/3H of the Assessment Zone or open to above.
• PE shall have clear width and clear height ≥ 3m. 
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Elevational Projection (across the entire site)

Legend

CL

ISIS PE
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PE 
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(PNAP APP-152)Assessment of S
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(PNAP APP-152)Notional Air Corridor

Provided that the minimum required width of the IS / notional air corridor is maintained,
• Change in direction is permissible  ≤ 15º when it meets the BL or anywhere within the site, and 
• Overall direction deviate ≤ 15º from the original path 

Diagrammatic Plan Fig. B13
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(PNAP APP-152)Notional Air Corridor S between buildings & at façade ends

• When projection plane X is placed on either side of the site, length of a building façade so projected on the planes may vary. 
• Assessment of P may be based on the projection on either Plane X(1) or X(2).
• S1 & S3 ② ≥7.5m.
• S2 ≥ 15m
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② No part of the building within 3m from the BL.
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Diagrammatic Plan Fig. B14
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(PNAP APP-152)Notional Air Corridor S at façade ends

• When projection plane Y is placed on either side of the site, length of a building façade so projected on the planes may vary.
• Assessment of P may be based on the projection on either Y(1) or Y(2) as chosen.
• S1 & S2 between adjoining street/lane ≥7.5m
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(PNAP APP-152)Notional Air Corridor S at façade ends

• When the site abuts three adjoining streets • When the site abuts two adjoining streets

Assessment Zone (W)Assessment Zone (W1)

Assessment Zone (W2)

CL

CL

A A

Area (A)
S ② = ---------------- (≥ 7.5m)

Depth (D)

Opposite site BL ①

① Opposite side of the street if no opposite site.
② No part of the building within 3m from the BL.

Opposite site BL ①

Diagrammatic Plans Fig. B16
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(PNAP APP-152)Wind Path passing through the site  

Dividing the site into TWO or more notional sites for assessment of P
• vertically uncovered and unobstructed above the lowest level of the assessment zone
• width ≥ 15m
• leading to a street or lane of mean width ≥ 7.5m at both ends
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(PNAP APP-152)

Sub-divided Notional Sites for Assessment of P 
• S at the projected facade end shall be measured to the notional BL at centreline of the 

wind path.
• Individual pair of projection planes may be chosen for each of the TWO sub-divided sites 

for P assessment.
• "Level Zero" of the original undivided site shall be used for all notional sites. 
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(PNAP APP-152)Building Separation Assessment  

Common BLCommon BL

Podium

Sample Case
• Site area =1,920m2 (< 20,000 m2)
• Proposed building: one tower above a podium of 15m(H)
• Max. building height = 78m (> 60m) 
• The site abuts a street of 15m wide 
• Lp of podium with full site coverage = 80m(>60m, assessment required)

Level 0

20m(H)

60m(H)

78m(H)

Low Zone

Middle Zone

High Zone Design Requirement (1)
Max. Lp = 5 x U

Building at Low Zone
• UP = 15m, max. LP = UP x 5 = 75m 
• Lp of proposed podium = 80 m (> 75m ) 

(i.e. NOT OK) 

Building at Middle Zone
• UT = 19m, max. LT = UT x 5 = 95m 
• Lp of proposed tower = 32m (< 95m ) 

(i.e. OK)

Building at High Zone
• UT = 19m, max. LT = UT x 5 = 95m 
• Lp of proposed tower = 32m (< 95m ) 

(i.e. OK)

80m

15m

18 m32 m30 m
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Plan
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Projected Facade Through Projection Plane X

Opposite site BL ①

Street

① Opposite side of the street if no opposite site
Elevational Projection Fig. B19
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IS & S
• min. 7.5m to common B.L. 
• height ≥ 2/3 of the Assessment Zone or open to above

Total facade area of the IS
= (7.5x13.4)m2  + (7.5x13.4 + 22.5x5)m2 = 313.5m2

P achieved by the IS
=  313.5m2 / (20x80)m2 x 100%  
=  19%  (< 20%, but not less than (2/3) x 20% = 13.33%)

Facade area of the PE
= 13m x 5m = 65m2

P achieved by the PE
= 65m2 / (20x80)m2 x 100%  
= 4%  (< (1/3) x 20% = 6.66%, i.e. all accountable)

Overall P achieved at low zone
=  19% +4% = 23%  (> 20%,  i.e. OK)

Adjoining Site

15m

Podium 

Tower

4m

7.5m 7.5m

80m

24m

Projection Plane X

PE

20m

80m

13.4m

Projected Facade Through Projection Plane X

Podium Garden/Roof

Podium

7.5m7.5m 29.5m22.5m 13m

UT Up Street

Low zone portion ≤1/3H are disregarded 
in Lp measurement

5m

IS

Design Requirement (1) - Low Zone
• UP = 15m, max. LP = UP x 5 = 75m
• Lp = 80m – 7.5m x 2 = 65m < 75m
Design Requirement (2) - Low Zone
• Minimum P = 20% (from Table 2)
• Set Projection Plane X parallel to a Street

Opposite site BL ①

① Opposite side of the street if no opposite site

Elevational Projection

Plan

Fig. B20
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Design Requirement (2) - Middle and High Zone

80m

Podium Garden/Roof

IS

30m

58m

Level 0

20m(H)

78m(H)

Adjoining Site

Street (15m)

Podium 

Tower

4m

7.5m 7.5m

80m

24m

Projection Plane X

IS & S for middle & high zone
• min. 7.5m to common BL
• height ≥ 2/3 of the Assessment Zone or open to above

Middle zone:
Total facade area of the IS
= (18x40)m2  + (30x40)m2 = 1920m2

P achieved by IS
= 1920m2 / (80x40)m2 x 100%  
= 60%  (> 20%, i.e. OK)

High zone:
Total facade area of the IS
= (18x18)m2  + (30x18)m2 = 864m2

P achieved by IS
= 864m2 / (80x18)m2 x 100%  
= 60%  (> 20%, i.e. OK)

60m(H)

High Zone

Middle Zone

Projected Facade Through Projection Plane X

18m32m

Tower

Podium

Plan

Elevational Projection

(Rev. 1/2016)
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Building Setback Requirements 

 

Adjoining site 
 

d 

BL BL 

Adjoining site 

Adjoining site 
 

Adjoining site 

Column 

d Largest planar dimension of a 
column 

street 

d 

Min. (7.5m+d) setback  

Site B Site A 

≥ 3m 

Plan 

Min. 7.5m setback 

Fig. C2  Building setback as detailed in paragraphs 7(a) and 8(c) 

  C L 
  

BL BL 

 
 

Min. 7.5m setback 

15m 
 

street 

Min. 7.5m setback 

≥ Min. 7.5m (W) x 15m (H) cross-sectional area 

Fig. C1  Building setback as detailed in paragraph 7(a) of this PNAP 

Site Site

Building structure Building structure 

C L 

Section 
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Fig. C3  Stepped building profile with communal podium garden as detailed in paragraph 7(b) 
 

Width  
of street (a) (a) 

Building structure 

Opposite site BL or opposite side of 
the street 

Inclined plane = 1/1 

street 

BL  

False Ceiling 
Communal  
podium  
garden ≥3000mm 

≤1250mm 

Cross-ventilated 
Finished floor 
level of garden 

15m 

Section 

≥4500mm 

Greenery on communal 
podium garden 

 
Legend: 

BL Opposite site BL or opposite side of 
the street 

Podium 

street Building structure 

Communal 
podium garden 

Inclined plane  = 1/1 

Fig. C4  Stepped building profile with communal podium garden as detailed in paragraph 7(b) 
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level of garden 

≥4500mm Cross-ventilated 
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Lane ≧4.5m    

Green Belt 

 
 
 
 Plan 
 
 
 
 
 
Notes: 
- Check if lane falls under the definition 

of “street”  in Appendix A 
- Likelihood of future development 

within Green Belt cannot be 
precluded. Hence, Green Belt should 
not be regarded as lane 

- If width of the lane is ≧4.5m but 
<15m, building setback is required 

 

 
Building with setback 

Min. 7.5m setback

Fig. C5  Example (1) of Building Setback - Site abutting narrow lane with Green Belt beyond 

BL 

BL 
 
 

C L 

 
 

 

Future street of width ≧4.5m but <15m 

Site

Land to be surrendered for road widening 

Existing Street 

 

Building with setback 

Plan 

  

BL 

Min. 7.5m 
setback  

Fig. C6   Example (2) of Building Setback –  Portion of Site will be surrendered to form a 
 future street

C L - If part of site is to be surrendered 
for road widening and width of 
future street (on account of the 
subject site only as indicated) 
including any existing street is
≧4.5m but <15m, building 
setback is required from the 
centreline of the existing street. 
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Street B 

Street C 

Street A of width ≥ 4.5m but < 15m 

C L 

 
 
 
 
 
 

Building with 
setback 

 

Min. 7.5m setback  

Adjoining site 

Adjoining site 

BL 

Plan 
 
 
- Building setback is measured 

from centreline of street A.  
 

 

Fig. C7  Example (3) of Building Setback - Site abutting streets at intersections 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig. C8   Example (4) of Building Setback – Site at the end of the street/ cul-de-sac 

 
 
 

Site 

Street ≧ 4.5m width 

- If the site is at the end of the 
street/cul-de-sac with width 
≧4.5m, building setback is 
not required. 
 

Plan 
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Fig. C9   Example (5) of Building Setback – Site abutting cul-de-sac 
 

Site A 

Site B 

Site C 

Street ≧ 4.5m width 

<15m  
- For Site B abutting the cul-

de-sac, building setback is
not required.  

- For Site A & C abutting the
street with width ≧4.5m but
<15m, building setback
(hatched area) is applicable. 

 

C L 

7.5m 7.5m

Plan 
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Site Coverage of Greenery 

1. All greenery areas should be measured horizontally based on the uncovered soil1 

areas as shown on the plan except for the following scenarios in the primary zone :-  

(i) greenery areas in the form of projecting planters (see Figure D1) may be 
shadowed vertically by other projecting features, provided that the clear height 
of the projecting features above the covered area is not less than 8 times the 
horizontal width of the covered area and fronting or visible to the public from 
a street/a public pedestrian way/ public open space; or 

(ii) greenery areas may be shadowed vertically by buildings (including 
overhangs), provided that when measured from the 45o projected line taken 
from the edge of the building, they should fall within the area and be 
accessible to the public, visitors or occupiers from the adjoining open areas 
(see Figure D2). 

2. The summation of following greening features may be accepted to contribute not 
more than 30% of the total required greenery areas of the overall provision as 
specified in Table 2 of this PNAP subject to its location and application of a reduction 
factor where applicable. 

Reduction Factor in 
Computing the 
Greenery Areas 

Greening Features Location 

Covered greenery areas2 accessible 
to public, occupiers or visitors 

 from adjoining open space

Primary zone 
(measured from 45o  

projected line taken from  
the edge of building ) 

50% 

Water features3 Primary zone or uncovered 
communal roof 

50% 

Grass paving 
Except carparking spaces or 

loading / unloading areas 
50% 

Planters along the perimeter of an 
inaccessible roof4 Primary zone 50% 

Vertical greening5 Primary zone Nil 

Landscape-treated Greening on 
slopes / retaining structures6 with 
gradient steeper than 45o  

No restriction Nil 

 

  

  

 
----------------------------------------------- 

1 For reference, the recommended minimum soil depths for trees, shrubs, grass/ground covers are 1.2m, 
0.6m and 0.3m respectively. 

2 In planting design and species selection for covered greenery, reference should be made to “Proper 
Planting Practice – Provide Sufficient Growing Space between Trees and Adjacent Buildings / 
Structures” issued by Greening, Landscape & Tree Management Section of DEVB 
(www.greening.gov.hk). 

3 Water features should be measured by the horizontal water surface area.  Swimming pool and jacuzzi 
are not considered as water features.  Filtration plant room for water feature may be exempted from 

- 1 - 



GFA but subject to compliance with the pre-requisites and the overall GFA cap on GFA concessions 
stipulated in PNAP APP-151. 
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3. Irrigation points and drainage provision should be provided at greenery areas to 
facilitate future maintenance.  In addition, where greenery is provided on the roof, 
the roof should be of impervious construction and the design and calculation of the 
minimum imposed load on the roof should also take into account the anticipated 
loads of the soil, plants, trees, etc. 

4. Greenery in removable pots/planters that are not permanently fixed or built into the 
development; and covered greenery above the primary zone such as in covered 
communal podium garden or sky garden cannot be counted as greenery area. 

5. All greenery areas for the purpose of this PNAP should be designated as common 
part of the building.  As for the perimeter planters on the inaccessible flat roofs, 
communal access paths should still be provided from the common areas for 
maintenance of the planters. 

6. When granting modifications under section 42 of the Building Ordinance for GFA 
concessions applied under PNAP APP-151, the Building Authority (BA) may 
impose, but not limited to, the following conditions: - 

(a) The greenery areas should not be used for any other purposes without the 
prior consent of the BA. 

(b) The restriction on the use as stated in item (a) above and the greenery areas to 
be designated as common parts should be incorporated into the Deed of 
Mutual Covenant (DMC) with details of their size (in area), locations and the 
common access thereto clearly indicated on a plan(s).  Where no DMC is to 
be in force, such restriction and designation should be incorporated into the 
Sales and Purchase Agreement, Assignment or Tenancy Agreement.   

(c) The letter of undertaking for complying with the requirements as stated in 
items (a) and (b) above, submitted by the developer or owner in support of the 
application for GFA concessions should be registered in the Land Registry 
before applying for the occupation permit. 

 
 

 
 
 
----------------------------------------------- 

4 Irrespective of the size of planters, only the soil areas within 1m from the perimeter of the roof are 
accountable. 

5 Vertical greening should be measured by the elevational area of the vegetated panel/modular planter or 
panel, and the vertical frame (for climbing and/or weeping plants) where the greenery will grow. For 
greenery areas provided by climbing or weeping plants, vertical frames with a height more than 7.5m 
are not accountable.  The horizontal area of soil in planters under the vertical frame/modular 
planter/panel already counted for vertical greening as aforesaid should be excluded from the greenery 
area calculation.  Self-clinging climbing plants on hard surfaced walls should be measured horizontally 
based on the soil areas as shown on the plan (not counted as vertical greening and therefore not subject 
to the restriction in the table). 

6 Greening on slopes/retaining structures should be measured by the projected elevational area of the soil 
where the greenery will grow. Greening on slopes/retaining structures with gradient equal or less than 
45o will be measured horizontally based on the soil area as shown on the plan. 

- 3 - 
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Greenery Area at Primary Zone 

 

 
 

Typical Section (not to scale) 
 
 
 
 
 
 
Fig. D1   Greenery in primary zone as per paragraph 1(i) of this Appendix 

Top soil for planting ≤15m 
above the level of the street or 
a public pedestrian way/
public open space which the 
planter fronts. 

 

* Irrespective of the size of planters, only maximum 1m wide soil areas of 
planters along the perimeter of an inaccessible flat roof in the primary zone can 
be accountable.   
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Fig. D2   Covered greenery in primary zone as per paragraph 1(ii) 

45o Projected line 

Edge of building structures 
such as transfer plates  

 
Extent of accountable 
covered greenery areas  

Typical Section (not to scale) 

 
G/F or other floors    

(Rev 1/2016) 
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Alternative Approaches  

Principles 

 Pursuant to paragraph 12 of this PNAP, in recognition of the genuine 
constraints in compliance with the SBD Guidelines under the special circumstances of 
individual cases, the BA takes a flexible and pragmatic stance in accepting:  

(a) performance-based approach in justifying alternative designs that can 
achieve equivalent standards, or 

(b) inadequate provisions of a particular key design element when 
mitigated by other effective compensatory measures such as
enhancement in the provision of other key elements or by the 
consideration of the unique context of the site e.g. sites with 
unobstructed surrounds, such as piers. 

2.       Alternative design proposals and applications for exemption or modification of 
the building separation, building setback and site coverage of greenery requirements 
should be supported by justifications.  Where necessary, such proposals and applications 
may be examined by the Building Committee or the Expanded Building Committee 
(collectively as BC) composing of external experts in the relevant fields.  The BA may 
take into account recommendations from the BC and other relevant considerations in 
determining acceptance of the proposal. 

Building Separation 

Alternative Design for Waiving Low Zone Assessment  

3. The building separation requirement at the low zone may be waived for 
buildings with:  

(a) less dominating building bulk – the site coverage for the building 
including any podium does not exceed 65% of the site; and   

(b) adequate setback along street frontage – the full height of the building 
is set back1 from a site boundary abutting any street such that the total 
frontage of such setback is not less than 50% of the length of that 
boundary and not less than 10m long or the full frontage for site with 
frontage less than 10m; and the total setback area is not less than 15% 
of the site area.   

Performance-based Design Alternative  

1  Reference is made to the design criteria on the setback approach under PNAP APP-132 
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4. To allow for flexibility in building design where the prescriptive requirements 
specified in Design Requirements (1) and (2) as mentioned in paragraph 4 of this PNAP 
cannot be fully met, the adoption of performance-based design alternative on the provision 
of building separation may be accepted on the conditions that:- 

(a) Provision of the minimum P as specified in Table 1 for each assessment 
zone; and 

(b) Satisfactory demonstration by air ventilation assessment (AVA) that the 
buildings’ potential impact on the local wind environment has been 
duly considered and that by comparing with a baseline case which 
complies with the above Design Requirements (1) and (2), the proposed 
design is equivalent or better in external air ventilation terms. 

5. The AVA shall be done by referring to the latest methodology and requirements 
of Technical Guide for Air Ventilation Assessments2 using wind tunnel modelling or 
digital representation of the physical and wind environment using Computational Fluid 
Dynamics (CFD) simulations.   

6. For projects adopting a performance-based design alternative, the following 
information with full justifications for deviation from the prescribed requirements should 
be submitted preferably in two stages to avoid abortive work:  

Stage 1 Submission 

(a) An expert evaluation on whether the tools and methodologies for AVA 
employed are fit for the purpose and are suitably verified and 
scientifically validated with practical merits shall be carried out. In this 
connection, submission for prior acceptance of all information listed 
below covering factors like site configuration, local topography, wind 
characteristic and sensitive receivers in the surrounding areas, relevant 
urban climatic considerations, etc. is required: 
(i) a baseline case that fully complies with all the prescriptive 

Design Requirements (1) and (2); 
(ii) details of scientific bases to assess performance; 
(iii) analysis tools and/or design procedures; 
(iv) modeling input, settings and parameters for the analysis and/or 

design;  
(v) limitation and applicability of the proposal in context;  
(vi) interpretation of results; 
(vii) method of verification;  
(viii) similar established standard and implementation in other places;  

and 
(ix) documented references of the scientific bases. 

2  The Technical Guide is issued by the Planning Department and is available from the website at 
(http://www.pland.gov.hk/pland_en/p_study/comp_s/avas/avas_eng/avas_mtguide_p01.html)  
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Stage 2 Submission 

(b) A study report on whether the proposed scheme will be in line with 
urban climatic considerations and such similar requirements as 
imposed through the town planning approval process or in 
Government lease; and 

(c) An AVA report on whether the proposed scheme will perform better in 
external air ventilation terms, demonstrated by the simulation results 
of the proposed scheme as compared to the simulation results of the 
baseline case. 

7. Upon approval of the proposal, additional three hard copies and an electronic 
copy in Acrobat format for each AVA report shall be submitted together with a copy of the 
completed AVA register3 for inclusion in the register kept by the Planning Department.   

Special Considerations for Buildings with Unique Functional Requirements or Heritage 
Value 

8.  For alteration and addition of an existing building resulting in a new building 
involving the adaptive reuse of historic  building or for certain new buildings with special 
functional requirements in building length and/or bulk e.g. infrastructural facilities,
transport terminus, sports and civic facilities, the BA may exempt such historic buildings
or special facilities from the building separation Design Requirements (1) & (2) if the
equivalent performance is proven and compensatory measures are provided as follows:  

(a) An AVA by wind tunnel or CFD has been conducted to demonstrate 
that the design for the proposed new building has outperformed 
another viable notional scheme4 in accordance with the methodology 
and requirements stipulated under the category of Microclimate 
Around Buildings (SA8) of the BEAM Plus5 certification; and either 
one of the following three requirements under the aforesaid category 
has been complied with; and the results of which are considered 
acceptable by the BA:   

(i) wind amplification – no pedestrian areas will be subject to 
excessive wind speeds;  

(ii) elevated temperatures – providing shade; or 

(iii) elevated temperatures – providing suitable roofing material or 
vegetation roof. 

3  AP is requested to seek consent from the owners to release the information contained in the AVA 
proforma (https://www.devb.gov.hk/filemanager/en/content_679/hplb-etwb-tc-01-06.pdf) and / or the 
AVA reports for public inspection.  For projects which cannot be disclosed to the public due to 
confidentiality or consent from owners has not been given, the information would be kept solely for the 
government’s internal reference. 

4 Viable notional scheme is a practically viable scheme complying with relevant statutory and allied 
requirements but excluding those on building separation for demonstrating the improvements to be 
achieved by the proposed design.   

5    BEAM Plus for New Buildings. (http://www.hkgbc.org.hk/eng/beamplus-main.aspx) 
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(b) Building features such as additional building setback, stepped profile 
of the podium from the adjoining streets and communal podium 
garden to  separate the podium from the tower above and to promote 
air flow at pedestrian level, etc. have been considered in the 
assessment described in item (a) above and incorporated in the 
design, where appropriate; and 

(c) Building separation requirement is fully complied with for other 
buildings on the same site or other parts of the building that are 
located above such special facilities or historic buildings, where 
applicable. 

Proposal involving both new and existing buildings in a site 

9.  In principle, provided that new buildings will not increase the Lp of the 
existing building, the BA may exempt the existing building from the building separation 
requirement by disregarding them from the assessment zone. 

Building Setback 

10. Where the setback of a building will result in a setback area of more than 15% 
of the area of the site, requirement for building setback may be relaxed if the following 
compensatory measures are provided: 

(a) Full height and full frontage setback of the building from the site 
boundaries abutting any narrow streets from the respective site 
boundaries with a total setback area which is not less than 15% of the 
area of the site provided that such area will contribute to improving the 
street environment; and 

(b) For small sites not exceeding 1,000 m2, greenery should be provided at 
the Primary Zone such that the greenery area is not less than 50% of 
the setback area.  All greenery areas shall comply with the
requirements in Appendix D where applicable. 

Site Coverage of Greenery 

11. For sites with genuine difficulties in providing greenery along the street
frontage or in the primary zone but with abundance of sustainable natural landscape  at the
back, the BA may favourably consider the provision of welcoming “green” path to the
street pedestrian for viewing such natural landscape as an alternative. 

12.  For sites with development in phases, while the level of provision of greenery 
should base on the area of the whole site, notional site area may be applicable to a certain 
phase of the development for the greenery area to be provided for that particular phase. 

(1/2016) 
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Information and Documents to be Submitted 

 To demonstrate compliance with the building separation, building setback and 
site coverage of greenery requirements, the following information should be provided for 
consideration: - 

Building Separation 

(a) 1:500 layout plans each showing the site in relation to its adjoining streets and 
surrounding buildings and features.  The footprint (external walls) of the 
proposed buildings within the site, the provided IS, PE, the selected orthogonal 
projection planes, air corridors and air paths are to be clearly shown to 
demonstrate compliance with the building separation requirements for each 
low, middle and high zones. 

(b) Plans, elevations and sections at a legible ratio (preferably not less than 1:300) 
with supporting calculations showing the U, the maximum Lp of buildings and 
groups of buildings in comparison to the permissible Lp; S provided in 
comparison to the required S; and P of buildings achieved at each low, middle 
and high zone, in comparison to the minimum P. 

Building Setback  

(c) A block plan showing the location of the subject site and the width of all
adjoining streets;  

(d) Where the width of any street is less than 15m, further details such as level(s) 
of the street for computing the amount of required setback. 

(e) 1:100 plan(s) and section(s) with calculations demonstrating compliance with 
the building setback requirements. 

(f) Information showing the compliance of greenery areas requirement under 
paragraph 10(b) of Appendix E (as detailed in items (g) and (h) below). 

Site Coverage of Greenery 

(g)* Plans at a legible ratio (preferably not less than 1:300) showing the locations 
of the proposed greenery areas, the common access thereto and details of 
relevant street, public pedestrian way, public open space for compliance with 
the requirement of greenery areas at Primary Zone(s). 

(h)* A schedule with calculations and illustrated diagrams showing the area of 
proposed greenery at each location for compliance with the minimum site 
coverage of greenery requirements. 

Note 
* Information to be updated and soft copy to be submitted at the time of submitting application for 

occupation permit.  The soft copy should be in PDF format with 200 dpi resolution. 

(Rev 1/2016) 



Implications of Sustainable Building Design Guidelines 

1. Sustainable Building Design Guidelines 

1.1 In October 2010, the Government promulgated that a series of measures 

would be put in place to enhance the design standard of new buildings to 

foster a quality and sustainable built environment as well as to address local 

concerns on excessive building bulk and height.  The new requirements 

were subsequently imposed through administrative means by way of new 

practice notes for building professionals (i.e. PNAP APP-151 “Building 

Design to Foster a Quality and Sustainable Built Environment” (Attachment 

D1) and APP-152 “Sustainable Building Design Guidelines” (SBDG) 

(Attachment D2) first issued by the Buildings Department in January 2011. 

1.2 SBDG establishes 3 key building design elements i.e. building separation, 

building setback and site coverage of greenery, with the objectives to achieve 

better air ventilation, enhance the environmental quality of living space, 

provide more greenery particularly at pedestrian level; and mitigate heat 

island effect (Attachment D2). 

(a) Building Separation – Building sites that are 20,000m2 or above, or 

sites that are less than 20,000m2 but proposed with a continuous 

building façade length of 60m or above are subject to maximum 

façade length control and the requirement to provide 20%, 25% or 

33.3% permeability, depending on the site area, façade length and 

building height (BH), in the three assessment zones (i.e. 0-20m (Low 

Zone), 20-60m (Middle Zone) and above 60m (High Zone)). 

(b) Building Setback – Buildings fronting a street less than 15m wide 

should be set back so that no part of the building up to a level of 15m 

above the street level is within 7.5m from the street centerline; or 

alternatively a cross-ventilated communal podium garden as 

specified and with a clear height of not less than 4.5m is to be 

provided. 

(c) Site Coverage of Greenery – For sites not less than 1,000m2, greenery 

areas of 20% or 30% of the site area should be provided depending 

on the size of site; and not less than half of greenery areas should be 

within a 15m vertical zone along the abutting street level (i.e. the 

Primary Zone). 

1.3 Since there are special circumstances in which genuine difficulties in 
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complying with the prescriptive requirements of SBDG may be encountered, 

a flexible and pragmatic stance has been taken by the Building Authority (BA) 

when considering proposals holistically to achieve the objectives of SBDG.  

Alternative approaches (e.g. performance-based design alternatives, 

mitigation by effective compensatory measures, or consideration of the 

unique context of the site) are provided in SBDG (Appendix E of APP-152 

in Attachment D2). 

1.4 Compliance with SBDG is one of the pre-requisites for granting gross floor 

area (GFA) concessions for green/amenity features and non-mandatory/non-

essential plant rooms and services by the BA (Attachment D1).  Such 

requirements would also be included in the lease conditions of new land sale 

sites or lease modifications/land exchanges. 

 

2. Implications on Building Profile 

2.1 Since the specific and relevant building design requirements under SBDG 

can only be determined at detailed building design stage and there are 

different options or alternative approaches to meet the requirements, it would 

be difficult to ascertain at the early planning stage precisely the implications 

on individual development such as its eventual built form, block layout and 

BH.  As such, the extent of implications of SBDG on building profile can 

only be estimated in general terms by adopting typical assumptions. 

Building Setback 

2.2 For building setback, to maintain a building line of 7.5m from the street 

centreline up to 15m from street level, the likely implication would be a 

reduction of site coverage (SC) of the podium/lower floors.  The extent of 

building setback, however, depends on the width of existing street. 

2.3 In the situation where a significant portion of the site may be required to be 

set back resulting in development constraints particularly in cases of small 

site or sites having long street frontage, SBDG has made provision that the 

maximum land area to be set back could be capped at 15% of the site area if 

compensatory measures including full height/frontage setback and 

prescribed greenery areas are provided. 

2.4 In this connection, it could be assumed that the maximum reduction in SC in 

podium/lower floors to meet the building setback requirement would be 15% 

of the site area and the GFA incurred would be three times (i.e three podium 



floors up to 15m) of the 15% site area (i.e. 45% of the site area).  The GFA 

so displaced would need to be accommodated on top of the original BH and 

thus be equivalent to about 0.75 storey (Attachment D1a).  The impact of 

the option of providing cross-ventilated communal podium garden, if 

adopted, would be an addition of one storey of BH (i.e. about 5m). 

Building Separation 

2.5 In devising building separation, there would be more variations in design 

options for the Low Zone (i.e. 0-20m) which is usually occupied by 

continuous podium floors having long façade length and 100% SC.  Some 

of the floor space would need to be redistributed from lower to upper floors 

to allow for the prescribed building separations.  For the tower block at the 

assessment zones above, the maximum façade length and the 20% to 33% 

permeability requirements could usually be met without much difficulty 

given that the size of tower block is already capped by the maximum 

permissible SC (i.e. 60% to 65% for non-domestic buildings and 33.33% to 

40% for domestic buildings) under Building (Planning) Regulations (B(P)R). 

2.6 To cater for possible difficulties in meeting the building separation 

requirement in the Low Zone, SBDG has allowed flexibility to waive such 

requirement if less dominating building bulk and adequate setback along 

street frontage are provided.  The maximum SC allowed in this alternative 

design is set at 65%.  The impact on BH for a composite development 

would be equivalent to about two storeys (Attachment D1b).  It should be 

noted that the above reduction in SC and setback could also be counted 

towards the building setback requirement mentioned in paragraphs 2.2 to 2.4 

above.  Hence, the cumulative impact of building setback and building 

separation on BH would be about two storeys1 or about 6m (depending on 

building types and floor-to-floor height (FTFH)). 

Site Coverage of Greenery  

2.7 Since greenery can usually be provided within the building setback area, at 

podium floors or in form of vertical greening etc., the requirement would 

unlikely have any significant implication on BH and building massing. 

3. Assumptions for Assessment of Building Height 

                                                      
1  The estimate is based on the assumption that the maximum domestic GFA will be adopted for a 

composite development.  If non-domestic GFA is to be maximized instead, another additional storey 

may be required pending onsite classification. 
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3.1 To estimate the implications of SBDG on BH, a conservative approach is 

adopted.  It is assumed that the maximum achievable SC for the 

podium/lower floors to meet the building setback requirement is 85%, and 

that for meeting the building separation requirement is 65%.  BH will then 

be derived based on the types of building (domestic, non-domestic or 

composite building), site classification and corresponding permissible plot 

ratio (PR) and SC under B(P)R, possible GFA concessions, podium height 

up to 15m, FTFH, provision of carpark at basement level and refuge floor 

requirement. 

3.2 With assumptions set out in Attachments E2 and E3, where building 

setback and building separation requirements of SBDG are implemented, the 

BH of a typical composite building within “R(A)” and “R(E)” zones (with 

lowest 3 floors for non-residential use and upper portion for residential use) 

will be ranging from 90m-96m and residential building within “R(B)” zone 

will be ranging from 87-90m. 

3.3 However, it should be noted that the assessment is only generic one where 

site-specific constraints, for example, sites with narrow and elongated site 

configuration abutting narrow streets may constrain future redevelopment in 

achieving the building separation requirements under SBDG, notional 

schemes should be drawn up to review the possible building profiles and BH. 
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BASIC BUILDING PROFILE – COMPOSITE BUILDING 

ASSUMPTIONS Basic Building Profile  
SBDG Building Setback 

+ 
Basic Building Profile 

 
SBDG Building Setback cum Separation 

+ 
Basic Building Profile 

    

 

   

 

   
Building Height above Ground (m) 87 87 90 90 90 93 93 93 96 
          
Site Classification A B C A B C A B C 
Plot Ratio - Domestic 8 9 10 8 9 10 8 9 10 
Plot Ratio - Non-Domestic 15 15 15 15 15 15 15 15 15 
          
GFA Concession [a] 20% 20% 20% 20% 20% 20% 20% 20% 20% 
          
Basement – No. of Storeys [b] 0 0 0 0 0 0 0 0 0 
          
Podium –Site Coverage 100% 100% 100% 85% 85% 85% 65% 65% 65% 
Podium – Floor-to-Floor-Height (m) 5 5 5 5 5 5 5 5 5 
Podium – No. of Storeys 3 3 3  3 3 3  3 3 3 
            
Proposed Non-Domestic Plot Ratio 2.50 2.50 2.50  2.13 2.13 2.13  1.63 1.63 1.63 
Proposed Domestic Plot Ratio 6.67 7.50 8.33  6.87 7.73 8.58  7.13 8.03 8.92 
            
Typical Floor – Site Coverage above 15m 33.33% 37.5% 40%  33.33% 37.5% 40%  33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3  3 3 3  3 3 3 
Typical Floor – No. of Storeys 24.0 24.0 25.0  24.7 24.7 25.8  25.7 25.7 26.8 
            
No. of Refuge Floor (Floor to Floor Height – 3m) [c] 0 0 0  0 0 0  0 0 0 
            
Total No. of Storeys above Ground [d] 27 27 28  28 28 29  29 29 30 
            

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is 
not required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[d]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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BASIC BUILDING PROFILE – RESIDENTIAL BUILDING 

ASSUMPTIONS Basic Building Profile 

    
Building Height above Ground (m) 87 87 90 
    
Site Classification A B C 
Plot Ratio - Domestic 8 9 10 
    
GFA Concession [a] 20% 20% 20% 
    
Basement – No. of Storeys [b] 0 0 0 
    
Proposed Domestic Plot Ratio 8 9 10 
    
Typical Floor – Site Coverage [c] 33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3 
Typical Floor – No. of Storeys 28.9 28.8 30 
    
No. of Refuge Floor (Floor to Floor Height – 3m) [d] 0 0 0 
    
Total No. of Storeys above Ground [e] 29 29 30 
    

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to the site coverage (SC) of domestic buildings under B(P)R, the SC of the Basic Building Profile is in line with the maximum achievable SC for the podium/lower floors to meet the building setback requirement (i.e. 85%) 
and building separation requirement (i.e. 65%) under SBDG. 
 
[d]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is 
not required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[e]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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Assessments for Building Height Restriction to be Maintained 

 

 

1. Having considered the principles/concept of the current building height 

restrictions (BHRs) as well as the implications of the Sustainable Building Design 

Guidelines (SBDG), the BHRs for the following areas on the Kennedy Town & 

Mount Davis OZP are recommended to be maintained: 

 

“R(A)” sites of Kwun Lung Lau (Blocks A to F)1 and Sai Wan Estate currently 

subject to BHR of 120mPD (Area 1 of Figure 1) 

 

2. The “R(A)” sites of the two public housing estates are currently subject to a BHR 

of 120mPD.  Taking into account the existing site level of about 44.3mPD for 

Kwun Lung Lau (Blocks A to F) and 37.5mPD for Sai Wan Estate, a minimum 

building height (BH) of 140mPD would be required for the Kwun Lung Lau and 

Sai Wan Estate (Annexes I and II).  However, according to the advice of the 

Hong Kong Housing Society and Housing Department, there is no redevelopment 

proposal for their estates so far.  It is recommended that BH relaxation of these 

sites will only be considered when concrete redevelopment proposals are 

available in due course. 

 

“R(A)” sites bounded by Hill Road/Praya, Kennedy Town/Queen’s Road West; 

Collinson Street/Praya, Kennedy Town/Catchick Street/Belcher’s 

Street/Cadogan Street; and Sai Ning Street/Victoria Street currently subject to 

BHR of 100mPD, and 

“R(E)” site to the south of Sai Ning Street currently subject to BHR of 100mPD 

(Area 2 of Figure 1) 

 

3. The existing site levels of these sites are ranging from 4.3mPD to 5mPD.  With 

the incorporation of SBDG requirements, the redevelopment of these sites may 

require a maximum BH of 101m for composite developments (i.e. 5m + 96m), 

which is only 1m taller than the current BHR (Annex III).  Given the close 

proximity of these sites to the harbourfront and they are the first tier of the stepped 

height profile, BHR of these sites is proposed to be maintained at 100mPD, so as 

to maintain the current stepped height profile of the area and thus, minimise the 

visual impact from the two viewing points, i.e. views from popular hiking trail at 

Harlech Road and major ferry route.  Design approach and/or minimal lowering 

                                                 
1 Phase 1 redevelopment of Kwun Lung Lau (i.e. Blocks 1 and 2), which locate to the immediate west 

of Blocks A to F, was completed in 2008.  The site is zoned “R(A)” with BHR of 160mPD on the OZP.  

No relaxation of the current BHR of the site is required (paragraph 4 below refers). 
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of floor-to-floor height would need to be adopted for the future redevelopment 

without breaching the BHR of 100mPD.  This is to strike a balance between 

development rights and public interest 

 

Other “R(A)”, “R(B)” and their sub-zones and “OU” zone sites currently subject 

to various BHRs 

 

4. Taking into account the estimated BH requirements for typical “R(A)” composite 

buildings (i.e. 90m to 96m) and typical “R(B)” residential buildings (i.e. 87m to 

90m), as well as the existing site levels, no relaxation of the current BHRs for 

these sites (Area 3 of Figure 1) is required 

 

5. For the existing developments covered by “R(A)1”, “R(A)2”, “R(A)3”, “R(B)1” 

and “OU(Commercial, Leisure and Tourism Related Uses)” (Area 4 of Figure 1), 

relaxation of the BHRs is not required as the current BHRs are able to 

accommodate the permissible GFA/PR stipulated on the OZP for future 

redevelopment of the sites and meeting the SBDG requirements. 
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ASSESSMENT OF BUILDING HEIGHT – “RESIDENTIAL (GROUP A)” SITE AT KWUN LUNG LAU (BLOCKS A TO F) 

(BUILDING HEIGHT RESTRICTION TO BE MAINTAINED AT 120mPD) 

 
SCENARIO (1) 

Implementation SBDG Building Setback 
 

SCENARIO (2) 
Implementation SBDG Building Setback cum Separation 

TYPICAL BUILDING HEIGHT ESTIMATION  
(FOR COMPOSITE DEVELOPMENT) 

   

 

   

Building Height Restriction (mPD) 120 120 120 120 120 120 

Achievable No. of Storeys (above ground) 23 23 23 23 23 23 

       

Site Level (mPD) 44.3 44.3 44.3 44.3 44.3 44.3 
Building Height above Ground (m) 90 90 93 93 93 96 
Building Height above Ground (mPD) 134.3 134.3 137.3 137.3 137.3 140.3 
       
Site Classification A B C A B C 
Plot Ratio - Domestic 8 9 10 8 9 10 
Plot Ratio - Non-Domestic 15 15 15 15 15 15 
       
GFA Concession [a] 20% 20% 20% 20% 20% 20% 
       
Basement – No. of Storeys [b] 0 0 0 0 0 0 
       
Podium –Site Coverage 85% 85% 85% 65% 65% 65% 
Podium – Floor-to-Floor-Height (m) 5 5 5 5 5 5 
Podium – No. of Storeys 3 3 3  3 3 3 
        
Proposed Non-Domestic Plot Ratio 2.13 2.13 2.13  1.63 1.63 1.63 
Proposed Domestic Plot Ratio 6.87 7.73 8.58  7.13 8.03 8.92 
        
Typical Floor – Site Coverage above 15m 33.33% 37.5% 40%  33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3  3 3 3 
Typical Floor – No. of Storeys 24.7 24.7 25.8  25.7 25.7 26.8 
        
No. of Refuge Floor (Floor to Floor Height – 3m) [c] 0 0 0  0 0 0 
        
Total No. of Storeys above Ground [d] 28 28 29  29 29 30 
        

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is not 
required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[d]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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ASSESSMENT OF BUILDING HEIGHT – “RESIDENTIAL (GROUP A)” SITE AT SAI WAN ESTATE 

(BUILDING HEIGHT RESTRICTION TO BE MAINTAINED AT 120mPD) 

 
SCENARIO (1) 

Implementation SBDG Building Setback 
 

SCENARIO (2) 
Implementation SBDG Building Setback cum Separation 

TYPICAL BUILDING HEIGHT ESTIMATION  
(FOR COMPOSITE DEVELOPMENT) 

   

 

   

Building Height Restriction (mPD) 120 120 120 120 120 120 

Achievable No. of Storeys (above ground) 25 25 25 25 25 25 

       

Site Level (mPD)  37.5 37.5 37.5 37.5 37.5 37.5 
Building Height above Ground (m) 90 90 93 93 93 96 
Building Height above Ground (mPD) 127.5 127.5 130.5 130.5 130.5 133.5 
       
Site Classification A B C A B C 
Plot Ratio - Domestic 8 9 10 8 9 10 
Plot Ratio - Non-Domestic 15 15 15 15 15 15 
       
GFA Concession [a] 20% 20% 20% 20% 20% 20% 
       
Basement – No. of Storeys [b] 0 0 0 0 0 0 
       
Podium –Site Coverage 85% 85% 85% 65% 65% 65% 
Podium – Floor-to-Floor-Height (m) 5 5 5 5 5 5 
Podium – No. of Storeys 3 3 3  3 3 3 
        
Proposed Non-Domestic Plot Ratio 2.13 2.13 2.13  1.63 1.63 1.63 
Proposed Domestic Plot Ratio 6.87 7.73 8.58  7.13 8.03 8.92 
        
Typical Floor – Site Coverage above 15m 33.33% 37.5% 40%  33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3  3 3 3 
Typical Floor – No. of Storeys 24.7 24.7 25.8  25.7 25.7 26.8 
        
No. of Refuge Floor (Floor to Floor Height – 3m) [c] 0 0 0  0 0 0 
        
Total No. of Storeys above Ground [d] 28 28 29  29 29 30 
        

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is not 
required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[d]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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ASSESSMENT OF BUILDING HEIGHT –  

“RESIDENTIAL (GROUP A)” SITES BOUNDED BY HILL ROAD/PRAYA, KENNEDY TOWN/QUEEN’S ROAD WEST; COLLINSON STREET/PRAYA, KENNEDY 

TOWN/BELCHER’S STREET/CADOGAN STREET; AND SAI NING STREET/VICTORIA STREET; 

and “RESIDENTIAL (GROUP E)” SITES TO THE SOUTH OF SAI NING STREET 

(BUILDING HEIGHT RESTRICTION TO BE MAINTAINED AT 100mPD) 

 
SCENARIO (1) 

Implementation SBDG Building Setback 
 

SCENARIO (2) 
Implementation SBDG Building Setback cum Separation 

TYPICAL BUILDING HEIGHT ESTIMATION 
(FOR COMPOSITE DEVELOPMENT) 

   

 

   

Building Height Restriction (mPD) 100 100 100 100 100 100 

Achievable No. of Storeys (above ground) 29 29 29 29 29 29 

       

Site Level (mPD) [a] 5 5 5 5 5 5 
Building Height above Ground (m) 90 90 93 93 93 96 
Building Height above Ground (mPD) 95 95 98 98 98 101 
       
Site Classification A B C A B C 
Plot Ratio - Domestic 8 9 10 8 9 10 
Plot Ratio - Non-Domestic 15 15 15 15 15 15 
       
GFA Concession [b] 20% 20% 20% 20% 20% 20% 
       
Basement – No. of Storeys [c] 0 0 0 0 0 0 
       
Podium –Site Coverage 85% 85% 85% 65% 65% 65% 
Podium – Floor-to-Floor-Height (m) 5 5 5 5 5 5 
Podium – No. of Storeys 3 3 3  3 3 3 
        
Proposed Non-Domestic Plot Ratio 2.13 2.13 2.13  1.63 1.63 1.63 
Proposed Domestic Plot Ratio 6.87 7.73 8.58  7.13 8.03 8.92 
        
Typical Floor – Site Coverage above 15m 33.33% 37.5% 40%  33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3  3 3 3 
Typical Floor – No. of Storeys 24.7 24.7 25.8  25.7 25.7 26.8 
        
No. of Refuge Floor (Floor to Floor Height – 3m) [d] 0 0 0  0 0 0 
        
Total No. of Storeys above Ground [e] 28 28 29  29 29 30 
        
General Notes: 
[a]  The existing site levels are ranging from 4.3mPD to 5mPD. 
[b]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample Study on GFA Concessions Granted 
to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for green/amenity features and non-mandatory/non-essential plant rooms and 
services under APP-151. 
[c]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
[d]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which contains solely mechanical plants.  
The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is not required to comply with B18.1 and B18.2 if its main roof is designed 
as a refuge floor complying with the design requirements under B18.3 and B18.4. 
[e]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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ASSESSMENT OF BUILDING HEIGHT – “RESIDENTIAL (GROUP A)” SITES AT JUNCTION OF POKFIELD ROAD AND SMITHFIELD 

(BUILDING HEIGHT RESTRICTION TO BE RELAXED FROM 120mPD TO 130mPD) 

 
SCENARIO (1) 

Implementation SBDG Building Setback 
 

SCENARIO (2) 
Implementation SBDG Building Setback cum Separation 

TYPICAL BUILDING HEIGHT ESTIMATION  
(FOR COMPOSITE DEVELOPMENT) 

   

 

   

Building Height Restriction (mPD) 130 130 130 130 130 130 

Achievable No. of Storeys (above ground) 29 29 29 29 29 29 

       

Site Level (mPD) 34.8 34.8 34.8 34.8 34.8 34.8 
Building Height above Ground (m) 90 90 93 93 93 96 
Building Height above Ground (mPD) 124.8 124.8 127.8 127.8 127.8 130.8 
       
Site Classification A B C A B C 
Plot Ratio - Domestic 8 9 10 8 9 10 
Plot Ratio - Non-Domestic 15 15 15 15 15 15 
       
GFA Concession [a] 20% 20% 20% 20% 20% 20% 
       
Basement – No. of Storeys [b] 0 0 0 0 0 0 
       
Podium –Site Coverage 85% 85% 85% 65% 65% 65% 
Podium – Floor-to-Floor-Height (m) 5 5 5 5 5 5 
Podium – No. of Storeys 3 3 3  3 3 3 
        
Proposed Non-Domestic Plot Ratio 2.13 2.13 2.13  1.63 1.63 1.63 
Proposed Domestic Plot Ratio 6.87 7.73 8.58  7.13 8.03 8.92 
        
Typical Floor – Site Coverage above 15m 33.33% 37.5% 40%  33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3  3 3 3 
Typical Floor – No. of Storeys 24.7 24.7 25.8  25.7 25.7 26.8 
        
No. of Refuge Floor (Floor to Floor Height – 3m) [c] 0 0 0  0 0 0 
        
Total No. of Storeys above Ground [d] 28 28 29  29 29 30 
        

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is not 
required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[d]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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ASSESSMENT OF BUILDING HEIGHT – “RESIDENTIAL (GROUP A)” SITE AT ACADEMIC TERRACE 

(BUILDING HEIGHT RESTRICTION TO BE RELAXED FROM 140mPD TO 160mPD) 

 
SCENARIO (1) 

Implementation SBDG Building Setback 
 

SCENARIO (2) 
Implementation SBDG Building Setback cum Separation 

TYPICAL BUILDING HEIGHT ESTIMATION  
(FOR COMPOSITE DEVELOPMENT) 

   

 

   

Building Height Restriction (mPD) 160 160 160 160 160 160 

Achievable No. of Storeys (above ground) 30 30 30 30 30 30 

       

Site Level (mPD) 64 64 64 64 64 64 
Building Height above Ground (m) 90 90 93 93 93 96 
Building Height above Ground (mPD) 154 154 157 157 157 160 
       
Site Classification A B C A B C 
Plot Ratio - Domestic 8 9 10 8 9 10 
Plot Ratio - Non-Domestic 15 15 15 15 15 15 
       
GFA Concession [a] 20% 20% 20% 20% 20% 20% 
       
Basement – No. of Storeys [b] 0 0 0 0 0 0 
       
Podium –Site Coverage 85% 85% 85% 65% 65% 65% 
Podium – Floor-to-Floor-Height (m) 5 5 5 5 5 5 
Podium – No. of Storeys 3 3 3  3 3 3 
        
Proposed Non-Domestic Plot Ratio 2.13 2.13 2.13  1.63 1.63 1.63 
Proposed Domestic Plot Ratio 6.87 7.73 8.58  7.13 8.03 8.92 
        
Typical Floor – Site Coverage above 15m 33.33% 37.5% 40%  33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3  3 3 3 
Typical Floor – No. of Storeys 24.7 24.7 25.8  25.7 25.7 26.8 
        
No. of Refuge Floor (Floor to Floor Height – 3m) [c] 0 0 0  0 0 0 
        
Total No. of Storeys above Ground [d] 28 28 29  29 29 30 
        

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is not 
required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[d]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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ASSESSMENT OF BUILDING HEIGHT – “RESIDENTIAL (GROUP B)” SITE AT HILLVIEW GARDEN 

(BUILDING HEIGHT RESTRICTION TO BE RELAXED FROM 60mPD TO 120mPD) 

 
SCENARIO  

Basic Building Profile 

TYPICAL BUILDING HEIGHT ESTIMATION  
(FOR PURE RESIDENTIAL DEVELOPMENT) 

   

Building Height Restriction (mPD) 120 120 120 
Achievable No. of Storeys (above ground) 30 30 30 
    

Site Level (mPD) 29.8 29.8 29.8 
Building Height above Ground (m) 87 87 90 
Building Height above Ground (mPD) 116.8 116.8 119.8 
    
Site Classification A B C 
Plot Ratio - Domestic 8 9 10 
    
GFA Concession [a] 20% 20% 20% 
    
Basement – No. of Storeys [b] 0 0 0 
    
Proposed Domestic Plot Ratio 8 9 10 
    
Typical Floor – Site Coverage [c] 33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3 
Typical Floor – No. of Storeys 28.9 28.8 30 
    
No. of Refuge Floor (Floor to Floor Height – 3m) [d] 0 0 0 
    
Total No. of Storeys above Ground [e] 29 29 30 
    

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to the site coverage (SC) of domestic buildings under B(P)R, the SC of the Basic Building Profile is in line with the maximum achievable SC for the podium/lower floors to meet the building setback requirement (i.e. 85%) 
and building separation requirement (i.e. 65%) under SBDG. 
 
[d]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is 
not required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[e]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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ASSESSMENT OF BUILDING HEIGHT – “RESIDENTIAL (GROUP B)” SITE AT HKU POKFIELD ROAD RESIDENCES 

(BUILDING HEIGHT RESTRICTION TO BE RELAXED FROM 120mPD TO 150mPD) 

 
SCENARIO 

Basic Building Profile 

TYPICAL BUILDING HEIGHT ESTIMATION  
(FOR PURE RESIDENTIAL DEVELOPMENT) 

   

Building Height Restriction (mPD) 150 150 150 
Achievable No. of Storeys (above ground) 30 30 30 
    

Site Level (mPD) 58.9 58.9 58.9 
Building Height above Ground (m) 87 87 90 
Building Height above Ground (mPD) 145.9 145.9 148.9 
    
Site Classification A B C 
Plot Ratio - Domestic 8 9 10 
    
GFA Concession [a] 20% 20% 20% 
    
Basement – No. of Storeys [b] 0 0 0 
    
Proposed Domestic Plot Ratio 8 9 10 
    
Typical Floor – Site Coverage [c] 33.33% 37.5% 40% 
Typical Floor – Floor-to-Floor-Height (m) 3 3 3 
Typical Floor – No. of Storeys 28.9 28.8 30 
    
No. of Refuge Floor (Floor to Floor Height – 3m) [d] 0 0 0 
    
Total No. of Storeys above Ground [e] 29 29 30 
    

 
General Notes: 
[a]  The assumption takes into account (i) the average “disregarded GFA (e.g. plant rooms, etc. other than carparks)” for domestic/composite buildings in Residential Zones 1, 2 and 3 of 9%, 10% and 11% respectively under the “Sample 
Study on GFA Concessions Granted to buildings” conducted by a Government inter-departmental working group led by the Buildings Department in 2006; and (ii) the overall cap of 10% for the total amount of GFA concession for 
green/amenity features and non-mandatory/non-essential plant rooms and services under APP-151. 
 
[b]  This refers to the no. of basement levels required in addition to underground carpark.  Underground carpark is assumed in all scenarios. 
 
[c]  According to the site coverage (SC) of domestic buildings under B(P)R, the SC of the Basic Building Profile is in line with the maximum achievable SC for the podium/lower floors to meet the building setback requirement (i.e. 85%) 
and building separation requirement (i.e. 65%) under SBDG. 
 
[d]  According to B18.1 and B18.2 of the Code of Fire Safety in Buildings 2011, one refuge floor is required for buildings exceeding 25 storeys in height above the lowest ground storey, but the no. of storeys may exclude storeys which 
contains solely mechanical plants.  The refuge floor should have a clear headroom of 2.3m.  A domestic building or composite building exceeding 25 storeys but not exceeding 40 storeys in height above the lowest ground storey is 
not required to comply with B18.1 and B18.2 if its main roof is designed as a refuge floor complying with the design requirements under B18.3 and B18.4. 
 
[e]  In general, roof-top structures accommodating GFA exempted facilities and occupying not more than 50% of the area of the floor below will not be counted as a storey. 
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PLNQ A1-1/AVA 2018   
For an Instructed Project for Kennedy Town and Mount Davis Planning Area                                      AVA – Expert Evaluation (Final) 

 

 2 December 2020 

 

1 INTRODUCTION AND BACKGROUND 

1.1 An Air Ventilation Assessment (Expert Evaluation) (AVA EE) on the Kennedy Town & Mount 
Davis area was conducted in 2011 (“Term Consultancy (PLNQ 35/2009)” (“AVA EE 2011” 
hereafter)).  The recommendations of the AVA EE 2011 formed an important basis to the 
formulation of the draft Kennedy Town & Mount Davis Outline Zoning Plan (OZP) No. S/H1/18, 
which incorporated building height restrictions (BHRs) and building gaps (BGs).  In 2013, an AVA 
EE on the western part of Kennedy Town was also undertaken in support of the “Land Use 
Review on the Western Part of Kennedy Town” (“Term Consultancy (PLNQ 35/2009)” (“AVA EE 
2013” hereafter)).  Its recommendations including the BHRs and non-building area (NBA) and 
BG requirements are incorporated in the draft OZP No. S/H1/20 (the current OZP) and its 
Explanatory Statement (ES) respectively. 

1.2 In 2012, two judicial review (JR) applications were filed by the Incorporated Owners of 6 & 10 
Mount Davis Road and the Trustees of the Church of England in the Diocese of Victoria, Hong 
Kong (i.e. the owner of 2 Mount Davis Road) against the Town Planning Board (TPB)’s decision 
on 25.11.2011 for not to propose amendment to the OZP No. S/H1/18 to meet the representation 
submitted by the Real Estate Developers Association of Hong Kong (REDA), which generally 
opposed all amendments incorporated in the OZP in respect of the imposition of building height 
(BH) and BG restrictions.  The Incorporated Owners of 6 & 10 Mount Davis Road and the owner 
of 2 Mount Davis Road were also the commenters who submitted comments during the 
publication of representations in respect of the OZP No. S/H1/18 in 2011. Their comments 
supported the REDA’s representation and objected to the rezoning of the two sites on Mount 
Davis Road from “R(B)” to “R(C)2” with imposition of the maximum plot ratio (PR) of 0.75, site 
coverage (SC) of 25% and BH of 3 storeys.   

1.3 On 19.3.2020, the Court quashed the TPB’s decision and directed the TPB to reconsider the 
relevant representation and comments thereon. Pursuant to the Court’s ruling, the Planning 
Department (PlanD) has revisited the REDA’s representation and the comments. A review on 
the development restrictions of the OZP taking into account the requirements of Sustainable 
Building Design Guidelines (SBDG) is therefore conducted. 

1.4 In 2020, AECOM has been commissioned by PlanD to conduct an AVA EE for Kennedy Town 
and Mount Davis Area (“the Project Area” hereafter). The study aims to review the existing wind 
environment of the Project Area and its vicinity and the wind environment under the planned 
scenario of the current OZP No. S/H1/20, including the NBA and BG requirements stipulated on 
both the OZP and its ES (i.e. Baseline Scenario); qualitatively assess the air ventilation 
performance under the Initial Scenario with revised BHRs taking account of the SBDG and the 
Court’s judgment.  The report is prepared according to the “Technical Guide for Air Ventilation 
Assessment for Developments in Hong Kong” (Annex A of HPLB and ETWB TC No. 1/06). 

1.5 The Project Area is about 172 hectares. It is located at the north-western corner of Hong Kong 
Island and bounded by the Belcher Bay and Sulphur Channel to its north and west; Hill Road and 
Pok Fu Lam Road delineate the eastern boundary; whilst Mount Davis Road forms its southern 
boundary. The location of the Project Area is illustrated in Figure 1.1. 
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Project Area Boundary  
Figure 1.1  The Location of Kennedy Town and Mount Davis Area 

 

1.6 The report is divided into following contents: 

⮚ Section 2 – Identification of Wind Availability  

⮚ Section 3 – Existing Site Environment and Air Ventilation Measures on the Current OZP 
and Its ES  

⮚ Section 4 – Review on the Existing Wind Environment and Air Ventilation Measures on 
the Current OZP and Its ES  

⮚ Section 5 – Evaluation of the Initial Scenario 

⮚ Section 6 – Recommendations on Air Ventilation Measures  

⮚ Section 7 – Conclusion 
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Mount Davis Road 
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2 IDENTIFICATION OF WIND AVAILABILITY 

2.1 Identification of the annual and summer prevailing wind is essential in determining the wind 
condition and air ventilation performance at the Project Area.  

2.2 Wind data collected from the weather stations operated by Hong Kong Observatory (HKO) could 
be referenced in determining wind availability at site.  The nearest HKO weather station to the 
Project Area is the Green Island Weather Station, which is located approximately 700m from the 
northwestern Project Area Boundary.  The weather station is located at a height of 88m AMSL.  
The relative location of this weather station and the Project Area are shown in Figure 2.1, while 
annual wind roses of Green Island Weather Station between 2015 and 2019 are presented in 
Figure 2.2. 

 
Figure 2.1 Locations of the HKO Weather Stations 

 
Annual wind rose, 2019 

 
Annual wind rose, 2018 
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Annual wind rose, 2017 
 

Annual wind rose, 2016 

 
Annual wind rose, 2015 

 

Figure 2.2 Annual wind roses of Green Island Weather Station between 2015 and 2019 

 

2.3 Based on the annual wind roses obtained from the recent five years, it can be identified that the 
annual prevailing wind near the Project Area mainly comes from ENE, NNE, S and SSW 
directions. 

2.4 The AVA EE 2013 also adopted wind data of the Green Island Weather Station as reference for 
wind availability determination, in which wind roses based on the wind data collected from 1998 
to 2007 at Green Island Weather Station were considered: The annual wind mainly comes from 
ENE, E and S directions, while E, S and SSW wind contribute the most to the prevailing wind 
during summer months.  These wind roses are shown in Figure 2.3 below. 
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(a) Averaged Annual Wind Rose (1998 - 2007) from Green Island Weather Station 

 
(b) Averaged Wind Roses (1998 - 2007) in summer months (Green Island Weather Station) 

Figure 2.3 Averaged wind roses (1998 - 2007) from HKO Green Island Weather Station 

 

2.5 In addition to the wind data collected by HKO, simulation via meteorology model could also 
provide robust data for the determination of wind availability near the Project Area.  The wind 
data simulated via RAMS model released by PlanD could be served as references for wind 
availability of Hong Kong.  The Project Area covers 10 grids of this model: Grid (069,032), Grid 
(070,032), Grid (069,033), Grid (070,033), Grid (071,033), Grid (069,034), Grid (070,034), Grid 
(071,034), Grid (071,035), Grid (072,035), as illustrated in Figure 2.4.  
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    Project Area Boundary 

Figure 2.4 Illustration of location for wind data extraction at Project Area 

 

2.6 Considering wind roses of the 10 grids, the prevailing wind from NE, ENE and E would generally 
dominate the wind availability over a whole year, while in summer, the prevailing wind mostly 
originate from the southerly quadrant, including S, SSW and SW.  In the northern region of the 
Project Area, easterly wind would induce a greater influence during summer periods.  
Representative wind roses are extracted and illustrated in Figure 2.5.  

 
Annual wind rose 

 
Summer wind rose 

(a) Wind roses at grid (069,033) 
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Annual wind rose 

 
Summer wind rose 

(b) Wind roses at grid (070,033) 

 
Annual wind rose 

 
Summer wind rose 

(c) Wind roses at grid (070,034) 

 
Annual wind rose 

 
Summer wind rose 

(d) Wind roses at grid (071,034) 

 
Annual wind rose 

 
Summer wind rose 

(e) Wind roses at grid (071,035) 
Figure 2.5 Wind roses extracted from PlanD RAMS model (200mPD) 



PLNQ A1-1/AVA 2018   
For an Instructed Project for Kennedy Town and Mount Davis Planning Area                                      AVA – Expert Evaluation (Final) 

 

 9 December 2020 

 

2.7 In addition to the simulation data released from PlanD, the Hong Kong University of Science and 
Technology (HKUST) also obtains a set of wind data simulated via MM5 model.  This set of wind 
data is documented in the AVA EE 2011.  The annual and summer wind roses as simulated by 
MM5 model are presented in Figure 2.6, where the annual wind from E, ENE, and NE directions 
and summer wind from E, S, SE, SSW and SW directions have been identified. 

 
(a) Annual Wind, 120m 

 
(b) Annual Wind, 450m 

 
(c) Summer Wind, 450m 

Figure 2.6 Wind roses based on MM5 simulation  
(Extracted from “Previous EE for Kennedy Town and Mount Davis” (AVA EE 2011))   

2.8 The AVA EE 2013 also adopted MM5 model wind data extracted from 3 locations for reference 
of wind availability.  The locations of wind data extraction are shown in Figure 2.7 while the 
annual and summer wind roses are shown in Figures 2.8, 2.9 and 2.10. 

 

Figure 2.7 Locations of extraction for MM5 wind data (A, B and C)  
(Figure extracted from “AVA EE 2013”) 
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1. Annual wind rose 

 
2. Summer wind rose 

Figure 2.8 Annual and summer wind roses at A at 120m above the ground 
(Figure extracted from “AVA EE 2013”)   

 
(a) Annual wind rose 

 
(b) Summer wind rose 

Figure 2.9 Annual and summer wind roses at B at 120m above the ground 
(Figure extracted from “AVA EE 2013”) 
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Annual wind rose, 120m above ground 

 
Summer wind rose, 120m above ground 

Figure 2.10 Annual and summer wind roses at C at 120m above the ground 
(Figure extracted from “AVA EE 2013”)   

 

2.9 Based on the MM5 wind roses shown in the AVA EE 2013, the annual prevailing wind mainly 
comes from E, ENE and NE directions, while the prevailing wind during the summer season 
mainly comes from E, SE, S, SSW and SW directions. 

2.10 The prevailing winds considered in this current study are summarized in Table 2.1 and illustrated 
in Figure 2.11, which adequately cover the range of prevailing wind predicted by various sources 
(i.e. HKO, PlanD RAMS model and HKUST MM5 model). In short, the annual prevailing wind 
mainly comes from NNE, NE, ENE, E, S and SSW directions.  The summer prevailing wind 
generally originated from the east direction and southerly quadrant including SE, S, SSW and 
SW. 

Table 2.1 Summary of Prevailing Wind Directions 

 Annual Summer 

HKO Green Island Weather Station 
(1998-2007) 

ENE, E, S E, S, SSW 

HKO Green Island Weather Station 
(2015-2019) 

NNE, ENE, S, SSW - 

PlanD RAMS model NE, ENE, E E, S, SSW, SW 

HKUST MM5 data in Previous EE for 
Kennedy Town and Mount Davis 
(AVA EE 2011) 

NE, ENE, E E, SE, S, SSW, SW 

HKUST MM5 data in EE for West 
Kennedy Town (AVA EE 2013) 

NE, ENE, E  E, SE, S, SSW, SW 

Summary NNE, NE, ENE, E, S, SSW E, SE, S, SSW, SW 
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Project Area Boundary 

Annual prevailing wind 

Summer prevailing wind 

Figure 2.11 Illustration of annual and summer prevailing wind at the Project Area 
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3 EXISTING SITE ENVIRONMENT AND AIR VENTILATION MEASURES ON THE CURRENT 

OZP AND ITS ES 

Local Topography 

3.1 The Project Area is on the northwestern part of Hong Kong Island, fronting the Belcher Bay and 
Sulphur Channel to the north and west, as well as the Sandy Bay to the southwest.  The terrain 
features in the Project Area generally rises from the northwest towards southeast.  The region 
near the waterfront adjacent to Belcher Bay / Sulphur Channel has a level in terms of meters 
above principle datum (mPD) of less than 4mPD, while the highest point is the mountain peak of 
Mount Davis with nearly 300mPD in height and it is located at the southern portion of the Project 
Area. 

3.2 Mountainous terrain also exists to the southeast of the Project Area, i.e. the Lung Fu Shan 
Country Park – Mount High West, which has a terrain height of over 300mPD (Pinewood Battery) 
at approximately 500m away from Pok Fu Lam Road, and 400mPD (High West Viewing Point) 
around 800m away from southeast site boundary.  This topographical feature implies that the air 
flow driven under the prevailing winds from the southern and south-eastern directions (i.e. S, SE 
and E) would likely to be moderated by the high-rise hilly terrains of Lung Fu Shan Country Park 
areas before flowing towards the Project Area.  Moreover, the southwestern quadrant winds (i.e. 
SSW, SW) would be weakened by the terrain of Mount Davis before reaching the Kennedy Town 
area. 

3.3 The terrain heights of Mount Davis and Lung Fu Shan / Mount High West form a valley in between.  
The valley is aligning roughly in the south-north direction near Pok Fu Lam Road.  The terrain 
where the valley locates is around 100mPD in height and is sandwiched by the high grounds of 
Mount Davis (300mPD) to its west and Mount High West (400mPD) to its east.  Hence, the 
prevailing winds from the southerly and south westerly directions could potentially be channeled 
into this valley (“valley corridor” from hereafter) and flow towards the urban areas within the 
Project Area located downhill. 

 
   Project Area Boundary 
   Extent of the valley between high grounds (i.e. Valley Corridor)  
   Anticipated downhill air movement 
   Anticipated sea breeze 

Figure 3.1 Digital elevation map for Kennedy Town and Mount Davis 
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3.4 In addition to the influence on the annual / summer prevailing wind, the high-rise terrain of Mount 
Davis and Lung Fu Shan would also induce “katabatic effect” (downhill air movement due to 
thermal mechanics).  The downhill air movement at the northern hillslope of the Mount Davis and 
north-western hillslope of Lung Fu Shan would be more beneficial to the urban areas of Kennedy 
Town, reaching the urban area from S and SE directions respectively. Furthermore, sea breeze 
at the shoreline of Kennedy Town is anticipated, enhancing air movement into the Project Area 
from the north.  A digital terrain elevation map for the Project Area with illustrations of downhill 
air movements and sea breeze, is shown in Figure 3.1.  

Land Uses and Urban Morphology 

3.5 The land uses of the Project Area are shown on the OZP as illustrated in Figure 3.2 below. 

 
  Project Area Boundary 
  Extent of the Valley Corridor 

Figure 3.2 The OZP No. S/H1/20  

3.6 The southwestern portion of the Project Area is known as Mount Davis which mainly zoned 
“Green Belt” (“GB”) with some areas zoned “Residential (Group B)” (“R(B)”), “Residential (Group 
C)” (“R(C)”), “Government, Institute or Community” (“G/IC”), “Open Space” (“O”) and “Other 
Specified Uses” (“OU”) on the OZP.  The northern portion of the Project Area is the urban area 
of Kennedy Town, extending along the shoreline.  Majority of this region is zoned “R(A)” with 
some areas zoned “O”, “G/IC” and “OU”.   A valley corridor is identified at the southeastern portion 
of the Project Area as shown in Figure 3.2, the area comprises sites which zoned “R(A)”, “R(B)”, 
“GB”, “G/IC” and “O”.  

3.7 To sum up, low-rise and low density residential and GIC developments are scattered along the 
eastern, southern and western portion of the Mount Davis foothill.  Higher density residential 
developments are located to the north and northeast of Mount Davis.  The major buildings / 
clusters of developments within the Project Area are shown in Figure 3.3 below, while the BHRs 
under the current OZP is shown in Figure 3.4. 
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1. Kennedy Town Temporary Recreation 

Ground, Serene Court, China Merchants 
Wharf and Godown, Yiuga Factory 
Building and Kennedy Town Bus Terminus 
Sitting-out Area 

2. Bayanihan Kennedy Town Centre, Buddhish 
To Chi Fat She and Ka Wai Man Road public 
housing site (currently vacant) 

3. Kennedy Town Jockey Club Clinic, SKH 
Lui Ming Choi Memorial Primary School, 
Cayman Rise, Sai Wan Estate, Ka Wai 
Man Road Garden and Centenary Mansion 

4. Cadogan Street Temporary Garden, Sai See 
Street Refuse Collection Point and the future 
waterfront park (currently vacant) 
 

5. The Merton, Catchick Street Garden, 
Manhattan Heights, Hau Wo Court, Full 
Harvest Building, Kam Tong Building, 
Kennedy Mansion, Luen Hong / Luen Yau 
/ Luen On / Luen Gay / Luen Hing 
Apartments, Smithfield Court, Concord 
Hotel and On Fat Building  

6. New Fortune House, Wah Po Building, Kelley 
Court, Harbour View Garden, Hang Fai 
Building, La Maison Du Nord, Markfield 
Building, Imperial Kennedy, Man Kwong Court, 
Belcher Hill, Smithfield Municipal Services 
Building, Kennedy Town Community Complex  

7. Forbes Street Temporary Playground, 
MTR Kennedy Town Station and Smithfield 
Sitting-out Area 

8. Kwun Lung Lau, Smithfield Terrace, The HKU 
Jockey Club Student Village 3, Pokfield 
Garden, Our Lady of The Rosary Church St. 
Charles School, Smithfield Garden and 
Kennedy Town Service Reservoir Playground 

9. University Heights, The HKU Jockey Club 
Student Village 2, Flora Ho Sports Centre 
and HKU St. John’s College  

10. Axeford Villa, Hoi Lee Building, Academic 
Terrace, Greenview Court, Ching Lin Terrace 
Residence, Ying Ga Garden, HK (Western) 
Swaton Baptist Church, Hee Wong Terrace and 
Po Wah House 

11. Kennedy Town Centre, Jade Court, Pearl 
Court, Hoi Tao Building and Belcher Street 
Sitting-out Area 

12. Belcher Bay Park and Kennedy Town 
Swimming Pool 
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13. Belcher Court, Yick Fung Garden, Sunglow 
Building and Chester Court 

14. The Belcher’s (The Westwood), The HKU 
Jockey Club Student Village 1, Ricci Hall and 
Pokfulam Station Building  

15. Nam Wah Mansion, Sik On House, SKH 
St. Peter’s Primary School and Hillview 
Garden 

16. Kam Ling Court, Hotel Jen Hong Kong, Pak 
Hoo Mansion, Sun King House and Hon Bong 
Building  

17. Harbour One, Hong Kong Industrial 
Building, Kwun Yick Building, Yip Cheong 
Building, Dragonfair Garden and Mei Sun 
Lau 

18. Mount Davis Village, Four Winds, On Lee, 
Greenery Garden, Mount Davis Garden and 
Greenvale 

19. St. Clare’s Girls’ School, Cape Mansions, 
Villas Sorrento and Felix Villas 

20. The Hong Kong Jockey Club University of 
Chicago Academic Complex 

21. Jockey Club Mt. Davis Youth Hostel, Police 
Radio Station and Mount Davis Playground 

22. Environmental Protection Department 
Environmental Infrastructure Division Island 
West Transfer Station (EPD Transfer Station) 

Figure 3.3 Major developments in the Project Area 

 
Figure 3.4 BHRs under the current OZP No. S/H1/20 

3.8 The BH of existing developments within the Project Area range from around 20mPD to over 
160mPD with the highest buildings being The Belcher’s (The Westwood) (220mPD), followed by 
Manhattan Heights (171mPD), Belcher’s Hill (167mPD) and The Merton (165mPD).   

3.9 Another important feature of the development morphologies within the urban development areas 
of the Project Area is that the buildings are densely packed together, especially in the 
northeastern and central portions, where Kennedy Town is located.  This feature inhibits the flow 
and penetration of the prevailing wind near ground level in the aforementioned region and the 
wind magnitude is anticipated to be relatively lower as compared to those areas located at the 
hillslopes of Mount Davis, near the shoreline and western region of Kennedy Town (i.e. the region 
adjacent to the north hillslope of Mount Davis).  

3.10 Open areas such as parks, sitting-out areas, vacant sites and hillslopes appear near the urban 
morphologies.  These regions include Belcher Bay Park, Belcher Street Sitting-out Area and the 
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vegetated hillslopes to the southwest of The Belcher’s (The Westwood), Hoi Tao Building and 
HK (Western) Swaton Baptist Church), Smithfield Sitting-out Area and adjacent hillslope, Forbes 
Street Temporary Playground, Kai Wai Man Road Garden, Cadogan Street Temporary Garden 
and its adjacent vacant site (i.e. the future waterfront park which zoned “Open Space (1)” on the 
OZP). These open areas would become wind entrance points allowing the prevailing winds to 
infiltrate into the highly dense Kennedy Town, or serve as ventilation “breathing areas” among 
the densely packed buildings, allowing spaces for air flow to reach the pedestrian level after 
flowing over the buildings.   

The Air Ventilation Measures on the Current OZP and Its ES 

3.11 The previous AVA studies of the Kennedy Town (i.e. AVA EE 2011 and AVA EE 2013) have 
proposed several measures in enhancing the air ventilation performance of Kennedy Town. The 
measures have been stipulated on either the OZP or its ES. An overview of the measures 
proposed in previous AVA studies are illustrated in Figure 3.5. 

 
Figure 3.5 Illustration of measures imposed on the OZP and its ES as recommended 

in the previous AVA studies  

3.12 The measures which imposed on the OZP as recommended in the AVA EE 2011: 

⮚ A BG at “R(A)” site, located between Harbour One and HK Industrial Building, linking up 

Queen’s Road West and Connaught Road West; 

⮚ A BG at “R(A)” site, located across Kwun Yick Building near Woo Hop Street;  

⮚ A of BG at “R(A)” site of Smithfield Terrace, fronting Forbes Street Temporary 

Playground; and  

⮚ A BG at “R(A)” site of Smithfield Garden, adjacent to Lung Wah Street and fronting the 

HKU Jockey Club Student Village 3. 
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The measures which designated on the ES as recommended in the AVA EE 2013:  

⮚ A NBA at the “OU” site of the China Merchant Wharf; 

⮚ A NBA at the “R(A)5” site on Ka Wai Man Road for future public housing development; 

and 

⮚ Two BGs in line with Sai Ning Street Garden and Kennedy Town Bus Terminus at the 

“R(A)5” site on Ka Wai Man Road for future public housing development.  

 
3.13 The effectiveness of these mitigation measures will be discussed in Section 4 below. 
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4 REVIEW ON THE EXISTING WIND ENVIRONMENT AND AIR VENTILATION FEATURES ON 

THE CURRENT OZP AND ITS ES 

4.1 Based on the identification of topographical features and the urban morphologies within the 
Project Area, a portion of the annual / summer prevailing wind (i.e. E, SE, S, SSW and SW) would 
be moderated by the hilly terrain of Mount Davis and Lung Fu Shan, while the high-density urban 
morphologies would limit the wind flow at pedestrian level within the built region of Kennedy Town.  
Owing to the high-density nature of the developments in the urban region of the Project Area, the 
discussion based on BH / BHR alone may not be sufficient in understanding the air ventilation 
performance in the urban region as pointed out in the AVA EE 2013.  Thus, the identification of 
the breezeways and air paths at/near ground level is essential to support the analysis of the wind 
environment within the region and detailed discussion with illustrations (Figures 4.1 to 4.6) are 
provided in the sections below. 

Under NNE prevailing wind and sea breeze  

The localized air paths 

4.2 Several streets and roads form localized air paths to carry the air flow driven by the prevailing 
winds and sea breeze into the urban fabric. At the eastern portion of the Project Area, the NNE 
wind may be channeled into Hill Road as well as the eastern BG through the blocks between 
Queen’s Road West and Connaught Road West from the north and flow into Woo Hop Street, 
while Sai Cheung Street, Holland Street and Sands Street would allow the sea breeze coming 
from Public Cargo Working Area and Belcher Bay Park to penetrate the built areas near Yick 
Fung Garden and Pearl Court. 

4.3 The north-south aligned air paths in the middle portion of the Kennedy Town would also facilitate 
sea breeze into the inland urban areas. These local air paths networks are composed by 
Cadogan Street, Davis Street, Smithfield and North Street, and such features enable the air sea 
breeze/NNE prevailing wind to infiltrate the high-rise development clusters in Kennedy Town to 
reach the inland areas. 

4.4 The NNE wind would enter the western portion of Project Area via the vacant site (i.e. the future 
waterfront park) to the north of Cadogan Street Temporary Garden, which would skim over Ka 
Wai Man Road Garden to the south. Meanwhile, NNE wind would also penetrate the NBA 
imposed in the “OU” site of China Merchant Wharf and flow through the eastern BG at the “R(A)5” 
site of the proposed public housing site at Ka Wai Man Road.   Furthermore, a portion of air flow 
driven by NNE prevailing wind would also enter the urban region via Kennedy Town Temporary 
Recreation Ground, from where the wind would travel further towards Victoria Road via Public 
Open Space and Sai Ning Street Garden – western BG of the proposed public housing site at 
Ka Wai Man Road. Major local breezeways and air paths under NNE prevailing wind and sea 
breeze are illustrated in Figure 4.1. 
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Figure 4.1 Major breezeways and air paths under NNE prevailing wind and sea breeze  
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Under NE and ENE prevailing wind 

The major breezeways 

4.5 Owing to the blockage by the high-density buildings to the east of the Project Area (i.e. the Sai 
Ying Pun region to the east of Hill Road), ENE and NE wind would generally approach the Project 
Area from Shing Sai Road and the sea.  These wind would sweep through the relatively open 
area at the northeastern portion of the Project Area (i.e. the Public Cargo Working Area, Belcher 
Bay Park and Shing Sai Road, as well as New Praya Kennedy Town) and reach the area near 
New Fortune House or be channeled into Catchick Street. 

4.6 Another portion of the NE wind would enter the Project Area via the vacant site (the future 
waterfront park) and Cadogan Street Temporary Garden.  This stream of wind would flow across 
Victoria Road and enter Ka Wai Man Road, eventually penetrate the NBA proposed within the 
“R(A)5” site on Ka Wai Man Road, maintaining the air ventilation performance at this future 
residential site. 

4.7 The prevailing wind would also flow over Kennedy Town Temporary Recreation Ground and 
Public Open Space to reach the open area of northwest hillslope of Mount Davis (near the Victoria 
Road) and facilitate the air ventilation performance in vicinity of the road. 

The localized air paths 

4.8 In addition to the major breezeways, several relatively narrower streets / roads and interlinked 
open areas / areas with low-BHR also form air paths to aid in carrying the air flow driven by the 
prevailing wind.  Among the air paths, two are identified to elongate the breezeways to carry the 
air flow deeper into the urban area.  The first one is at Catchick Street, which facilitates the air 
flow from New Praya Kennedy Town to penetrate the built region and reach Cadogan Street 
Temporary Garden.  The second one is Victoria Road at the western portion of Kennedy Town, 
which would carry the wind travelled via Cadogan Street Temporary Garden and flow further 
west into the urban area. 

4.9 Apart from the above two localized air paths, the air flow would also penetrate the building blocks 
via the two BGs recommended in the AVA EE 2011, the eastern BG would elongate the Woo 
Hop Street. The western BG would allow air flow to reach the Belcher’s Street and be carried by 
this street to flow into the urban area of the eastern and central parts of Kennedy Town, as well 
as the hillslope area near Ricci Hall. Furthermore, the wind from the hillslope region near 
University Heights would also flow over the MTR Kennedy Town Station and sweep through 
Forbes Street Temporary Playground to the west, thus facilitates the air ventilation performance 
of the region near the station and the playground. Illustration of the flow of NE and ENE prevailing 
wind can be referred to Figure 4.2. 

 

 

 

 

.
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Figure 4.2 Major paths of air flow under NE, ENE wind 

New Praya 
Kennedy Town 
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Under E prevailing wind and downhill air movement  

The major breezeways 

4.10 Easterly winds would be moderated and limited before entering the Project Area as the regions 
to the east and southeast of the Area are the high-density urban area of Sai Ying Pun and hill 
terrains of Lung Fu Shan respectively.  Such external condition would lead to the fact that the 
wind entering the Project Area be relatively “weak” in terms of efficiency under the easterly 
prevailing wind.  Nevertheless, the presence of a few breezeways would still enable such 
weakened air flows to infiltrate into the pedestrian frequent access areas. 

4.11 Under the easterly wind, the air flow approaching the north of the Project Area would be flowing 
along Connaught Road West and reach the Public Cargo Working Area near the sea. This 
breezeway would be responsible for the air ventilation performance at the northern side of the 
Project Area. 

4.12 Another portion of easterly wind would skim around the northern hillslope of Lung Fu Shan (near 
the south side of HKU Campus) and reach Pok Fu Lam Road, where the wind would enter the 
Project Area via the gap between Pokfulam Station Building and Academic Terrace. This portion 
of wind would skim over the relatively low-profiled building groups (Hee Wong Terrace) and reach 
the region around MTR Kennedy Town Station, eventually enter Forbes Street Temporary 
Playground. Major wind breezeways under E prevailing wind and downhill airflow are illustrated 
in Figure 4.3.
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Figure 4.3 Major paths of air flow under E wind 
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Under SE prevailing wind and downhill air movement  

Major breezeways  

4.13 The south-easterly wind would also reach the area near Pok Fu Lam Road Playground.  A portion 
of these air flows would travel from Emerald Garden towards the area near Tresend Garden and 
Smithfield. Meanwhile, the winds flow across Pok Fu Lam Road Playground would skim the low-
profiled “G/IC” and “OU” sites (with BHRs of around 1-2 stories) to the southwest of the HKU 
Jockey Club Student Village 3 flowing towards Kwun Lung Lau and eventually reaching Forbes 
Street Temporary Playground and Sai Wan Estate to facilitate the air ventilation of the area.  

The localised air paths 

4.14 Several air paths are aligned with and elongate the wind breezeways that would further promote 
the air flow travelling into the urban regions. The westernmost local air paths are those created 
by the BGs to be implemented in the “R(A)5” site at Ka Wai Man Road for proposed public 
housing development. This portion of winds would then flow via the NBA in the “OU” site of China 
Merchants Wharf and Kennedy Town Temporary Recreation Ground. Furthermore, Cadogan 
Street elongates the breezeway near Kwun Lung Lau as mentioned above, allowing the wind 
flow to penetrate the high-rise urban area and reach the shoreline.  Smithfield and Forbes Street 
Temporary Playground also form a local air path, elongating the breezeway of Emerald Garden 
– Tresend Garden and facilitate the wind environment in the vicinity region. 

4.15 Similar to the easterly wind, the SE prevailing wind would be weakened after skimming over Lung 
Fu Shan. The prevailing wind flow along with the downhill wind would approach the Project Area 
via the hillslope across Pok Fu Lam Road.  At the region near the HKU campus, the downhill air 
flow would flow into the stripe of corridor near HK (Western) Swaton Baptist Church and 
channeled into Hollands Street to reach Belcher Bay Park. Meanwhile, the wind flow would also 
approach the region to the south of Academic Terrace, in which the wind would be channeled 
separately by Academic Terrace and be carried towards the shoreline by Sands Street and 
Holland Street, facilitating the air ventilation in the vicinity region. Furthermore, Sai Cheung Street 
would also serve as a local air path, transporting the air flow driven by the SE prevailing wind to 
flow from the hillslope near The Belcher’s (The Westwood) towards the seafront region. The 
above-mentioned air flows are illustrated in Figure 4.4.  
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Figure 4.4  Major paths of air flow under SE wind 
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Under S and SSW prevailing winds and downhill air movement 

Major breezeways 

4.16 Under the SSW and S winds, a portion of the prevailing wind would approach Victoria Road to 
the west of Mount Davis and reach the westernmost region of Kennedy Town (i.e. the area near 
EPD Transfer Station). In addition, downhill wind from Mount Davis would approach the western 
portion of Kennedy Town, and part of this wind would penetrate the Public Open Space and flow 
over Kennedy Town Temporary Recreation Ground, before reaching the sea. 

4.17 Majority of the air flows driven by SSW wind approaching the urban region of the Project Area 
would be channeled into the valley corridor near Greenery Garden.  A portion of these SSW 
winds would flow along Pok Fu Lam Road and reach Ricci Hall and HKU campus.  

4.18 The S prevailing wind would also enter the valley corridor via the western side of Greenery 
Garden and would flow along the hillslope to the southwest of HKU Jockey Club Student Village 
3 and skim towards Kwun Lung Lau and eventually reaching Sai Wan Estate as well as the 
western portion of Forbes Street Temporary Playground. 

The localized air paths 

4.19 Apart from the major breezeways which introduce the prevailing wind and mountain wind into the 
urban region, several streets also facilitate the penetration of the prevailing wind through the 
region. Such air paths include Cadogan Street, which elongates the breezeway near Kwun Lung 
Lau, allowing the air flow from the south to penetrate the high-rise building clusters near the 
shoreline. Another important air path is at Smithfield, which links up the relatively opened area 
near HKU Jockey Club Student Village 3 and directs the air flow to flow across the urban region 
at central portion of Kennedy Town to reach the sea. 

4.20 In addition to the above air paths, Davis Street also facilitates the air flow from Forbes Street 
Temporary Playground to penetrate the urban region of Kennedy Town towards the seaside. It 
is also noticed that the BGs at “R(A)5” site on Ka Wai Man Road would carry the air flow skimming 
down the hillslope of Mount Davis through the planned residential area under the south quadrant 
wind, and flow towards the shoreline via the NBA on the “OU” site of China Merchants Wharf as 
well as Kennedy Town Temporary Recreation Ground.   Figure 4.5 illustrates the flow of S/SSW 
prevailing wind. 
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Figure 4.5 Major paths of air flow under S and SSW wind     
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Under SW prevailing wind and downhill wind 

Major breezeways 

4.21 A portion of the SW prevailing wind would enter the Project Area at Victoria Road to the northwest 
of Mount Davis and reach the westernmost region of Kennedy Town (i.e. the area near EPD 
Transfer Station), which would then reach and skim over the Kennedy Town Temporary 
Recreation Ground and flow towards the area north to the south of the “OU” site of China 
Merchant’s Godown and Wharf.   

4.22 In addition to the southwest wind approaching the northwest side of Mount Davis, a portion of air 
flow would also be channeled into the valley corridor near Greenery Garden similar to that under 
the SSW wind.  This portion of SW wind would flow along Pok Fu Lam Road and eventually 
reaching the HKU campus.  

The localized air paths 

4.23 In addition to the major breezeways identified above, several streets / roads and open spaces 
would also serve as local air paths within the urban area and contribute in sustaining the wind 
environment. The westernmost of these air paths is at Victoria Road to the east of the EPD 
Transfer Station, which directs the air flow entering the urban area from the west to flow towards 
Cadogan Street Temporary Garden to the northeast. This air path would be further elongated by 
Belcher’s Street and Catchick Street, allowing the air flow to reach Belcher Bay Park and the 
region near The Belcher’s (The Westwood), facilitating the wind environment along the route. 

4.24 Furthermore, the air flow driven by SW prevailing wind and downhill wind from Mount Davis would 
also be channeled into the NBA proposed by the AVA EE 2013 in the proposed public housing 
site at Ka Wai Man Road and flow into Ka Wai Man Road to the northeast, eventually joining the 
air path of Victoria Road mentioned above.  In addition, the downhill wind could also be 
channeled into Forbes Street Temporary Playground and flow towards MTR Kennedy Town 
Station and Davis Street, therefore increasing the wind availability at the central region of 
Kennedy Town.  

4.25 The air flow driven by SW wind from the open space east to Kennedy Town MTR Station would 
skim over the low-profiled buildings of Hee Wong Terrace and flow into the open area between 
The Belcher’s (Westwood) and Belcher’s Street. Major breezeways and local air paths and their 
corresponding flows are illustrated in Figure 4.6. 
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Figure 4.6 Major paths of air flow under SW wind  
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5 EVALUATION OF THE INITIAL SCENARIO 

5.1 To follow up on the Court’s rulings, PlanD has undertaken a further review on the development 
restrictions, including BHRs and NBA and BG requirements on the current OZP and its ES taking 
into account the latest requirements of SBDG. The review has come up with the Initial Scenario, 
in which BHRs for some “R(A)” and “R(B)” sites are proposed to be relaxed on the OZP to make 
allowance for future redevelopments to comply with the SBDG; and two sites at Mount Davis 
Road are proposed to be rezoned from “R(C)2” to “R(B)1” with the relaxation of the BH and PR 
restrictions on the OZP. 

5.2 This section evaluates the potential impacts arising from the Initial Scenario, focusing on the 
amendments made to the Baseline Scenario as elaborated in Section 4.  The following principles 
and considerations have been taken into account in assessing the Initial Scenario and 
recommending essential air ventilation measures for incorporation at the OZP level.  

SBDG and Chapter 11 of the Hong Kong Planning Standards and Guidelines (HKPSG) 
relevant to the Project Area  

5.3 The SBDG is an administrative means to promote sustainable building design by granting gross 
floor area (GFA) concessions with a view to contributing to a better built environment.  In air 
ventilation perspective, SBDG aims to enhance building permeability in avoiding screen wall 
effect and to promote air movements amongst developments to enhance better dispersion and 
air mixing.  Building setback is one of the requirements under SBDG which can improve the wind 
environment at pedestrian level.  According to the SBDG, buildings fronting a street of less than 
15m wide should be set back so that no part of the building up to a level of 15m above the street 
level should be within 7.5m from the centerline of the street. The potential improvement on air 
ventilation caused by sites adopting building setback could be quite significant for those streets 
which are currently less than 15m wide.  

5.4 Building separation increases permeability within the urban built environment to mitigate heat 
island effects arising from the undesirable screening effect of long buildings. Incorporating 
building porosity into building design promotes air movements amongst developments and 
enhances the diffusion and mixing of air. Permeability in the low zone is particularly important for 
improving air ventilation at pedestrian level.  

5.5 According to the SBDG, building sites that are (a) 20,000m2 or above, or (b) less than 20,000m2 
and proposed with buildings having a continuous projected façade length (Lp) of 60m or above, 
should comply with the building separation requirements. The maximum permissible Lp for such 
building sites should not exceed five times the mean width of street canyon (U). A minimum 
permeability (P) of 20% is required for each plane in each assessment zone. Figures extracted 
from the SBDG on building permissible are included in Appendix.    

5.6 Several principles for planning have been listed out in the Chapter 11 of the HKPSG and one of 
the most important principles is the alignments of breezeways and / or air paths in prevailing wind 
directions, accompanied by perpendicular insertion of air paths (see Figure 5.1). This would 
promote wind penetration through urbanized areas. Breezeways could be achieved by 
connecting major roads, open spaces, amenity areas, NBAs, building setbacks and low-rise 
building corridors.  
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Figure 5.1 Linkage of roads / open space / low-rise buildings to form paths of air 

flow 

5.7 Orientations of streets (see Figure 5.2) are also important for maximize the infiltration of 
prevailing winds into grid-patterned streets.  The orientation of arrays of main streets/wide main 
avenues should best stay parallel to the prevailing wind directions, or with less than 30 degrees, 
being acceptable. Long street grid facing incoming winds should be avoided in order to minimize 
wind stagnant zones. Widening of streets/ building setbacks are also considered as a merit 
design feature. 

 
Figure 5.2 Illustration of orientation of streets  

5.8 As the Project Area is located adjacent to the seafront, careful consideration should be taken for 
the function of waterfront sites, in which long continuous building groups perpendicular to wind 
directions are not encouraged. Corridors facilitating movement of sea / land breezes and 
prevailing winds flowing over the sea should be retained (see Figure 5.3). 

 
Figure 5.3 Illustration principles for waterfront sites   
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5.9 Further to the ground level permeability related measures, height variation for buildings (see 
Figure 5.4) also has its role in facilitating the wind flows in urban district, especially in the form 
of height decreases towards the direction where prevailing wind originates, as this feature 
instigates the wind flowing in vertical directions throughout the district.  With low-rise buildings 
and open spaces widely disperse around the site, the effect would be intensified. 

 
Figure 5.4 Illustration of wind flow over buildings with good BH profile 

5.10 However, relying solely on SBDG would not be sufficient to ensure good air ventilation at the 
district level as concerned building design measures are drawn up for and confined to 
developments on the basis of each individual site.  Building permeability can be provided at low, 
middle and high zones involving detailed building design matters. These measures, in a 
diversified manner, may not take into account the need of the wider area and benefits would be 
localized only.  Therefore, incorporation of NBAs and BGs at strategic locations at the OZP level 
should still be a mean to maintain or create connected air paths for good wind penetration at 
district level.  An appropriate mix use of strategies with planning measures (e.g. NBAs and BGs) 
at district level as well as design measures (e.g. SBDG’s recommendations) at building/site level 
should be adopted. 

Comparison of the Initial Scenario and Baseline Scenario 

5.11 Under the Initial Scenario, the following amendments to the BH and PR restrictions of some sites 
in the Baseline Scenario are proposed (see Figure 5.5):  

Sites with Proposed Amendments Current 
Zoning 

Proposed 
Zoning 

Current 
Development 
Restrictions 
on the OZP 
(Baseline 
Scenario) 

Proposed 
Development 
Restrictions 
on the OZP 
(Initial 
Scenario) 

A Pokfield Road Site “R(A)” No change BH: 120mPD BH: 130mPD 

B Academic Terrace “R(A)” No change BH: 140mPD BH: 160mPD 

C Hillview Garden “R(B)” No change BH: 60mPD BH: 120mPD 

D HKU Pokfield Road Residences “R(B)” No change BH: 120mPD BH: 150mPD 

E 2 and 6-10 Mount Davis Road “R(C)2” “R(B)1” PR: 0.75 
SC: 25% 
BH: 3 storeys 

PR: 3 
SC: N/A* 
BH: 160mPD 

Note:  The PR and SC of Sites A to D and the SC* of Site E will be determined under the Building (Planning) Regulations of the 

Buildings Ordinance (BO). 
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Figure 5.5 The Initial Scenario  

5.12 It is generally understood that a building with higher profile would likely induce a larger wind 
shadow region to the downstream region.  However, as raised in the AVA EE 2013, it may not 
be sufficient to solely rely on the change of BHR to determine the air ventilation performance due 
to the high-density feature in urban region.  In addition, evaluation of the breezeways and air 
paths being incorporated in the district along with their effectiveness, and other merit features 
such as gaps between buildings and permeable elements near ground level would provide a 
more robust analysis of the air ventilation performance of the planning proposal. 

5.13 Since the detailed building layout for future redevelopment has not been determined at early 
planning stage, the extent of implications of SBDG on the building profile could only be estimated 
in general terms by adopting typical assumptions (i.e. the Initial Scenario).  Thus, the evaluation 
would be conducted in a conservative approach (i.e. assuming all sites will adopt the maximum 
permissible development parameters, which include the maximum PR and SC permitted under 
the BO and the proposed BHRs on the OZP). Detailed evaluation of the potential air ventilation 
impact induced by the amendments stated in Initial Scenario are as follows:      

Site A: Pokfield Road Site  

5.14 Site A is bounded by Smithfield and Pokfield Road from the west, east and south and fronting 
the MTR Kennedy Town Station to the north.  Since the site is fronting Smithfield and Pokfield 
Road, which are narrow streets with a width of less than 7.5m from the centerline, building 
setback requirement under the SBDG is required if the site is to be redeveloped in future (see 
Figure 5.6).  The achievable PR in the Initial Scenario is comparable as the Baseline Scenario 
under the BO with a reduction of non-domestic SC from 100% to 65% and the domestic SC 
remains unchanged at 40%.  To accommodate the permissible development intensity under the 
BO for future redevelopment in complying with the SBDG, the BHR for Site A is proposed to be 
relaxed from 120mPD to 130mPD on the OZP.  
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Figure 5.6  Potential Building Setback requirement under SBDG of Site A 

NE / ENE/ E wind 

5.15 Comparing to the existing BHR of Site A, this change in Initial Scenario would raise the wind 
blockage against Smithfield Terrace under NE / ENE wind. However, since the buildings in Site 
A could potentially have a smaller podium as described in Paragraph 5.14 above, the low-level 
permeability would allow the prevailing wind to penetrate through the site and alleviate the 
potential impact at the pedestrian level.  In addition, the NE / ENE/ E wind can still flow along the 
air path of MTR Kennedy Town Station – Forbes Street Temporary Playground, allowing air flow 
to facilitate the wind environment between Smithfield Terrace and Forbes Street (see Figure 5.7). 
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   Wind Breezeway 

Indication of location of Site A 

Figure 5.7 The potential wind feature near Site A under Initial Scenario (E wind)  

SE/ S / SSW wind 

5.16 The SE/S/SSW prevailing wind mainly travels along the valley corridor and Smithfield. As the 
BHR of Site A will be relaxed, potential impact would be induced at the area near MTR Kennedy 
Town Station. As discussed and seen in Figure 5.8, the adoption of the SBDG would introduce 
building setback along Smithfield which allows more prevailing wind entering Forbes Street 
Temporary Playground and MTR Kennedy Town Station. The potential impact would be 
alleviated.  The amendment of BHR on Site A would increase the BH difference to its surrounding 
sites (i.e. Caritas Mong Cheung Sui Kun Community Centre, etc.), forming a more evident 
variation of BH profiles in the region. Such feature would likely induce a stronger localized vertical 
air movement, bringing more upper level wind to the pedestrian level. 

 
   Local air paths 

   Valley Corridor 
Indication of location of Site A 

Figure 5.8 The potential wind feature near Site A under the Initial Scenario (SE/ S/ 

SSW wind)  
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Site B: Academic Terrace  

5.17 Site B is aligned roughly along NE-SW direction at Pok Fu Lam Road. To comply with the SBDG 
requirements, it is assumed that the SC for non-domestic podium be reduced from 100% to 65% 
while the domestic SC be remained unchanged at 33.33% under the Initial Scenario.  The 
achievable PR in the Initial Scenario is comparable as the Baseline Scenario under the BO.  To 
accommodate the permissible development intensity under the BO for future redevelopment in 
complying with the SBDG requirements, the BHR of Site B is proposed to be relaxed from 
140mPD to 160mPD on the OZP.  

E wind 

5.18 The relaxed BHR for Site B in the Initial Scenario may introduce more localized impact on the 
area near Hoi Lee Building and Sands Street under the easterly wind than the Baseline Scenario. 
However, assuming that the reduction in SC for non-domestic portion upon future redevelopment, 
more permeable elements are expected at the low zone of the future redevelopment.  Thus, the 
potential impact of Site B under the Initial Scenario would not be significant under E wind 
condition. The potential wind feature near the Site B under E Wind can be referred to Figure 5.9.  

 
   Wind breezeway 

Indication of location of Site B  

Figure 5.9 The potential wind feature near Site B under E Wind 

SE wind 

5.19 The alignment of Site B is perpendicular to the SE prevailing wind and would cast wind shadow 
at the area near Hee Wong Terrace. The reduced SC of non-domestic portion under the Initial 
Scenario would help facilitate the SE wind to penetrate through the site at low zone level and 
alleviate the potential impact induced by the increased in BH.  Significant impact arising from the 
Initial Scenario is not anticipated when compared with the Baseline Scenario. Figure 5.10 shows 
the potential wind feature near the Site B in the Initial Scenario under SE wind. 
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   Local air paths 

Indication of location of Site B 
Figure 5.10 The potential wind feature near Site B under Initial Scenario under SE 

wind 

S/SSW/SW wind 

5.20 Under the S and SW wind directions, the prevailing wind near Site B mainly flows along Po Fu 
Lam Road (see Figure 5.11). Potential air ventilation impact would be induced to the region near 
Hee Wong Terrace and To Li Garden under the Initial Scenario with taller BHR when compared 
with Baseline Scenario. As mentioned above, the reduction in SC at the low zone would help 
alleviate the potential impact to the downstream areas. Moreover, the potential impact under 
these wind directions would be less significant than SE wind considering the site alignment.  
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   Wind breezeway 

Indication of location of Site B 
Figure 5.11 The potential wind feature near Site B under Initial Scenario under S / 

SSW and SW wind directions 

Under other prevailing wind directions (NNE/ NE / ENE)  

5.21 Under the NE wind condition, the wind shadow of Site B would mainly cast onto the “GB” zone 
where the access road is situated, no significant impact is therefore anticipated. The potential 
impact would be further alleviated due to the reduction of SC at low zone as aforementioned.  

 

Site C: Hillview Garden  

5.22 Site C is located in the northeast sector of Kennedy Town, fronting the MTR HKU Station to its 
south and abutting Hill Road to its north, which is a narrow street with a width of less than 7.5m 
from the centerline.  Building setback would be required under the SBDG (Figure 5.12).  The 
maximum achievable PR would be increased from about 4.2 to 8, while the SC would be reduced 
from 42% to 33.33% under the BO (i.e. Initial Scenario).  In order to accommodate the permissible 
development intensity for future redevelopment under the BO in complying with the SBDG, Site 
C is proposed to be relaxed from 60mPD to 120mPD on the OZP.   
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Figure 5.12 – Potential setback requirement under SBDG of Site C 

5.23 In addition to the maximum permissible development parameters of Site C, the surrounding 
morphologies would also affect the wind environment near Site C. There are two pieces of open 
spaces (i.e. Hill Road Garden and the area near MTR HKU Station) located adjacent to Site C, 
which provide “ventilation breathing spaces” near the site, thereby enhancing the local wind 
environment. 

 

NNE / NE / ENE / E wind 

5.24 There is no identified air path near the site under North-Easterly and Easterly wind. The 
surrounding buildings are mainly dominated by some high-rise “R(A)” and “R(A)1” zones with 
BHRs of 120mPD and 220mPD respectively. The increase in BH and PR under the Initial 
Scenario would introduce some adverse air ventilation impacts on the S.H.K St. Peter’s Primary 
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School and the open space near MTR HKU Station when compared with the Baseline Scenario. 
However, as the SC of Site C under Initial Scenario would be reduced, it could help alleviate the 
potential air ventilation impact. The aforementioned setback requirement under SBDG could also 
help the Easterly prevailing wind to reach the area near S.K.H. St. Peter’s Primary School.    

 

SE wind  

5.25 Under SE wind condition, a portion of the SE prevailing wind would enter Site C from the HKU 
campus. The increase in BH and PR in the Initial Scenario would induce potential adverse air 
ventilation impact mainly to Hill Road near Site C and the S.K.H. St. Peter’s Primary School. The 
further downstream pedestrian wind environment is already dominated by the buildings between 
Hill Road and South Lane. The setback requirement from Hill Road under SBDG for Site C would 
help avoid the deep canyon created between the site and Jadeview Court/ Nam Cheong Building. 
The lower SC under the Initial Scenario would help the prevailing wind infiltrating to the 
downstream area.  

 

S / SSW / SW wind 

5.26 Under S/SSW/SW wind directions, the prevailing wind would enter Site C from the identified air 
path (Pok Fu Lam Road) and the open space near the MTR HKU Station (Figure 5.13).  Potential 
adverse air ventilation impact would be induced to Hill Road and Hill Road Garden under the 
Initial Scenario when compared with the Baseline Scenario. The building setback from Hill Street 
under SBDG and the lower SC would help alleviate the potential impact. The increase in BHR 
would also help to introduce some downwash wind to the pedestrian level and enhance the 
pedestrian wind environment near the open space at MTR HKU station. The downwash wind 
may then enter the area near Hill Road Garden and S.K.H. St. Peter’s Primary School.   

 
   Wind Breezeway 

Indication of location of Site C 
 

Figure 5.13 The potential wind flow near Site C under Initial Scenario under S / 

SSW/SW wind directions 
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Site D: The HKU Pokfield Residences 

5.27 Site D is located to the immediate east of University Heights and abutting Pokfield Road to its 
north.  Since Pokfield Road is a narrow street with a width of less than 7.5m from the centreline, 
potential building setback would be required under the SBDG (see Figure 5.14).  The maximum 
achievable PR would be increased from about 6.7 to 8, while the SC would be remained at 
33.33% under the BO.  In order to accommodate the permissible development intensity for future 
redevelopment in complying with the SBDG, Site D is proposed to be relaxed from 120mPD to 
150mPD on the OZP.   

 

Figure 5.14  Potential Setback requirement under SBDG of Site D 
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NNE/NE/ENE 

5.28 There is no identified air path near Site D. The alignment of the Site is mainly in NE-SW direction. 
The potential wake zone created by the development at Site D would be mainly at the GIC sites 
at its south-western area.  

5.29 The increase in BH and PR under the Initial Scenario would introduce certain air ventilation 
impact on the downstream “G/IC” zone when compared with the Baseline Scenario. Even though 
the SC of Site D remains unchanged under both Scenarios, the relatively low SC of 33.3% with 
no podium and mild increase in PR would not cause significant impact on the surrounding 
pedestrian wind environment.  

 

SE/E 

5.30 Owing to the alignment and position of Site D, the relaxation of BHR on the OZP and the resultant 
increase in PR would potentially induce blockage against the E and SE winds approaching 
University Heights located to its immediate downstream.  The potential building setback under 
SBDG along Pokfield Road would slightly help the prevailing wind to flow along Pokfield Road 
and slightly alleviate the potential impact generated by the Initial Scenario.  

5.31 In addition, the relaxed BHR for Site D would increase the BH difference between the 
developments in Site D and those in the GIC site where Flora Ho Sports Centre situated to the 
east, thus the vertical air movement in the western portion of Flora Ho Sports Centre would be 
enhanced, and potentially facilitate the local wind environment at the pedestrian level.  

 

S/SSW/SW 

5.32 Under these wind directions, potential adverse impact due to the increase in BH and PR would 
not be significant as the potentially affected area would mainly be the “GB” zone at the 
downstream region.  

 

Sites E: The two Sites at 2 and 6-10 Mount Davis Road 

5.33 Sites E at Mount Davis Road (see Figure 5.15) are located at the southern portion of the Project 
Area and in the valley between Lung Fu Shan Country Park and Mount Davis. It is proposed to 
rezone the two sites from “R(C)2” with maximum PR of 0.75, SC of 25% and BH of 3 storeys to 
“R(B)1” with PR of 3 and BH of 160mPD (i.e. absolute BH of about 60m). The SC of the Initial 
Scenario will be complied with the BO (i.e. 33.33%).      

 

NNE/ENE/NE/E 

5.34 It is noticed that the increase in PR and BH of Sites E would induce some potential impact on the 
immediate downstream area, i.e. the residential developments to the south of Site E across 
Mount Davis Road and the “R(B)1” zone sandwiched between Sites E.   Given that Sites E have 
relatively small site areas, and the surrounding regions are being relatively open, it would allow 
the winds from northeastern quadrant and eastern quadrants to skim around the future 
developments and reach the downstream area.  

 

SE/ S / SSW and SW 

5.35 Sites E are located at the southern end of the “valley corridor”, which is identified as an important 
breezeway under the S/SSW as well as SW prevailing wind.  Given the frontal areas of the two 
sites are relatively small, and the SC of each site is only 33.3%, air flows driven by the southerly 
and southwesterly winds could still be channeled into the “valley corridor” from the region near 
Pok Fu Lam Road. Moreover, the downstream area of the sites under these prevailing wind 
directions are some areas with no pedestrian, thus, no significant air ventilation impact is 
anticipated. 
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   Wind breezeways 

Illustration of “valley corridor” 
Indication of location of Sites E 

Figure 5.15 The potential wind feature near Sites E under S/SSW and SW wind 

directions  

Review on the measures from the previous AVA EEs on OZP  

5.36 As mentioned in Section 3, certain measures for enhancing air ventilation such as NBAs and 
BGs have been imposed for some sites within the Project Area on the OZP and its ES according 
to the previous AVA studies (i.e. AVA EE 2011 and AVA EE 2013).  An overview of the measures 
has been illustrated in Figure 3.5 above. 

5.37 It is acknowledged that the incorporation of NBAs and BGs at strategic locations at the OZP level 
could potentially maintain or create connected air paths for good wind penetration at district level.  
It is worthwhile to review these measures, in order to evaluate their efficiency in promoting air 
ventilation performance on a district level.  Detailed discussions about each of the measures are 
provided in subsequent paragraphs. 

 

      

Sites E 
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   Local air path under S/SSW and SE winds 
   Indication of locations of the BGs on the OZP 

Figure 5.16 Illustration of the two BGs at Smithfield Terrace / Kwun Lung Lau and 

Smithfield Garden 

5.38 Two small pieces of BGs are imposed on the OZP as recommended in the AVA EE 2011 (Figure 
5.16), which attempt to facilitate the air flow along the axis of Smithfield near MTR Kennedy Town 
Station – hillslope between Smithfield Terrace and Kwun Lung Lau – Lung Wah Street – open 
space to the south of Smithfield Garden.  However, the effectiveness of these two small pieces 
of BGs may be localized and much dependent on the building morphologies within the nearby 
“R(A)” site of Kwun Lung Lau and “G/IC” site. Considering the incorporation of SBDG, the section 
of Smithfield near Site A would be slightly widened, which originally is the bottleneck of the 
identified air path under S/SE/SSW. This facilitates the prevailing wind from Lung Fu Shan “valley 
corridor” into Forbes Street Temporary Playground and urban area of Kennedy Town to the north. 
Therefore, it is considered that the two BGs could be removed.   

5.39 Two strips of BGs at the “R(A)” zone between Des Voeux Road West and Queen’s Road West 
are imposed on the OZP as recommended in the AVA EE 2011.  Based on the review of wind 
environment under the existing OZP elaborated in Section 4 above, these BGs form parts of the 
local air paths. It is worth to note that the incorporation of these BGs would “break up” the long 
continues façade of the developments sheltering NE / NNE wind, and directs the air movement 
under NNE / NE wind to be channeled into Belcher Street and Woo Hop Street (see Figure 5.17), 
implying that these two BGs are essential to the effectiveness of the whole air paths. This cannot 
be achieved by solely relying on SDBG should the site be redeveloped in future.  Thus, these 
two BGs should be maintained to facilitate regional wind environment under ENE and NE wind 
directions for the area. 

Kwun 

Lung 

Lau 
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   Breezeways under NE / NNE wind 
   Air paths under NE / ENE wind 
   Indication of locations of the two BGs on the OZP 

Figure 5.17 Illustration of the influence of the two BGs at the “R(A)” zone between 

Des Voeux Road West and Queens Road West 

5.40 Two strips of BGs (Figure 5.18) are designated on the ES of the OZP as recommended in the 
AVA EE 2013 to guide the proposed public housing development at “R(A)5” zone on Ka Wai Man 
Road.  As discussed in Section 4, these two BGs penetrate through the relatively long façade of 
the “R(A)5” site and elongate the air paths in the western part of Kennedy Town under NNE, SE, 
S and SSW prevailing wind. Thus, this measure is considered effective and necessary in 
facilitating the air flow in the region of the urban area of western part of Kennedy Town and should 
be maintained.   

5.41 NBA 1 at the “R(A)5” site on Kai Wan Man Road has also been designated on the ES to guide 
the proposed public housing development (Figure 5.18).  As discussed in Section 4, under 
south-westerly wind, this NBA elongates the air path of Ka Wai Man Road and would result in an 
enhancement of the wind environment of within this “R(A)5” site, the “G/IC” site of Bayanihan 
Kennedy Town Centre and “R(A)” site of Mount Davis 33. While under the NE /ENE                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                 
winds, this NBA would also allow the air flow from Ka Wai Man Road to penetrate the “R(A)5” 
site and maintain the local air ventilation performance. Hence, this NBA is considered effective 
in facilitating regional wind environment and should be maintained.  As it is a public housing site 
and any development would be guided by a Planning Brief which would set out the development 
parameters and special design requirements, the retention of the NBA/BG requirements in the 
ES is in line with the recommendations of the AVA EE 2013. A quantitative AVA will need to be 
conducted for the public housing development at detailed design stage to demonstrate that the 
future proposal would maintain/enhance the air ventilation performance in the surrounding area.  
Retention of the NBA/BG in the ES instead of stipulating on the OZP allows flexibility to further 
optimize the layout design for a better local air ventilation. 

5.42 Another piece of NBA at the “OU” site (NBA 2) is also designated on the ES of the OZP to guide 
the future redevelopment of China Merchant Wharf and Godown. The discussions in Section 4 
have shown that this NBA is part of an air path located in the western part of Kennedy Town, 
allowing NNE wind and sea breeze from the north to infiltrate into the urbanized region near 
Victoria Road and flow into one of the BGs implemented in “R(A)5” site at Ka Wai Man Road.  As 
a result, the air ventilation performance in the local area would be facilitated and this NBA is 
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considered effective and recommended to be retained.  Redevelopment of this “OU” site would 
require planning permission from the TPB.  Hence, the NBA requirement would be safeguarded 
by the planning mechanism.  Retention of the NBA in the ES is to guide the future redevelopment 
of the site.         

 
(a) Under NE / ENE wind 

 
(b) Under NNE, SE, S / SSW and SW wind 

  Wind Breezeways  

  Local air paths 

Figure 5.18 Illustration of measures on the ES in the western part of Kennedy Town  
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5.43 In general, development/redevelopment sites within the Project Area should take the following 
measures adopted in SBDG into design consideration:     

● Maintaining building permeability of at least 20% to 33.3% with reference to PNAP APP-
1521 by provision of building separation 

● Minimize the podium bulk with ground coverage of no more than 65% where feasible  
● Provision of building setback with reference to PNAP APP-152 
● Avoid long continuous facades 
● Incorporate greening measure with a target of not less than 30% for sites larger than 1 

ha, and not less than 20% for sites below 1 ha, preferably through tree planting at grade 
● Refer to the recommendations of design measures in the Hong Kong Planning 

Standards and Guidelines 
 

 
 
 
 
 
 
 
 
  

 
1 https://www.bd.gov.hk/english/documents/pnap/APP/APP152.pdf  

https://www.bd.gov.hk/english/documents/pnap/APP/APP152.pdf
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6 CONCLUSION  

 

6.1 The Project Area is located at the northwest portion of Hong Kong Island, bounded by open sea 
of Belcher Bay / Sulphur Channel, Hill Road, Pok Fu Lam Road and Mount Davis Road. 
According to the measurement data from HKO, simulation result from MM5 and RAMS, the 
annual prevailing winds at the Project Area are constituted by NNE, NE, ENE, E, S, SSW winds, 
while summer prevailing winds are E, SE, S, SSW, SW directions. 

6.2 It is understood that in high-density urban areas, solely relying on BHR may not be sufficient in 
determining the air ventilation performance. NBAs and BGs are some important features from 
district planning point of view.  

6.3 For Sites A and B, with similar PRs under the Baseline Scenario and Initial Scenario as well as 
lower non-domestic SC at the lower zone, potential impact induced by the relaxation of BHRs of 
the sites to the surrounding pedestrian wind environment would not be significant.  Moreover, the 
adoption of SBDG would introduce building setback along Smithfield at Site A which would further 
alleviate the potential impact of the relaxation of BH.  

6.4 For Site C, while the increase in PR and BH under the Initial Scenario would induce some 
potential adverse air ventilation impacts, the reduction in SC with no podium and potential 
building setback from Hill Road under SBDG could help alleviate the potential impact on the 
surrounding pedestrian wind environment.  

6.5 For Site D, while the SC would remain unchanged under the Initial Scenario, the future 
redevelopment of the site with relatively low SC with no podium and mild increase in PR would 
not cause significant impact on the surrounding pedestrian wind environment. Moreover, the 
potential setback along Pokfield Road under SBDG would slightly help alleviate its potential 
impact. 

6.6 For Sites E, considering the relatively small site areas and the surrounding regions being 
relatively open, the rezoning of the sites from “R(C)2” to “R(B)1” with relaxation of PR, SC and 
BH would not induce significant impact on the surrounding pedestrian wind environment.  

6.7 In addition, the planning measures of NBAs and BGs stipulated in the OZP and its ES in 
accordance with the recommendations from the previous AVA studies have been reviewed. 
Among these measures, the two small BGs imposed on the “R(A)” sites at Smithfield Terrace 
and Smithfield Garden could be removed as Smithfield would be slightly widened with the 
incorporation of SBDG upon redevelopment of Site A which could help enhance the local wind 
environment.  

6.8 Others measures as imposed on the OZP and designated on the ES are considered as useful 
features from district planning point of view and should be maintained.   
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1. BACKGROUND 

 

1.1 The development restrictions, including building height restrictions (BHRs) and 

building gaps (BGs) requirements, were first imposed on the draft Kennedy 

Town & Mount Davis Outline Zoning Plan (OZP) No. S/H1/18 in 2011.  

Taking into account the commissioning of the MTR West Island Line in 2014 

and the release of the Ex-Kennedy Town Incinerator, Ex-Abattoir sites, 

Ex-Mount Davis Cottage Area, the Ex-Police Married Officers Quarters and the 

Ex-Temporary School Site for the Hong Kong Academy to meet various 

community needs, the Planning Department (PlanD) undertook a 

comprehensive Land Use Review on the Western Part of Kennedy Town (the 

Land Use Review).  In 2016, upon the completion of the Land Use Review, 

BHRs were also imposed on the OZP No. S/H1/20 for the area covered by the 

Land Use Review, while non-building areas (NBAs) and BGs for some sites 

were stated in the Explanatory Statement (ES) of the OZP. 

 

1.2  The development restrictions imposed on two “Residential (Group C)2”  

(“R(C)2”) sites on the northern side of Mount Davis Road under the draft OZP 

No. S/H1/18 were the subject of the two judicial reviews (JRs).  To follow up 

the Court’s rulings on the JRs, the Town Planning Board is directed to 

reconsider the relevant representation and comments.  A review on the 

development restrictions on the OZP including the two JR sites at Mount Davis 

Road, taking into account of the implications of the Sustainable Building Design 

Guidelines (SBDG), has been conducted.  It is proposed to relax the 

development restrictions on the OZP including the BHRs for some “Residential 

(Group A)” (“R(A)”) and “Residential (Group B)” (“R(B)”) sites, as well as 

rezoning the two JR sites from “R(C)2” to “R(B)1”.  A visual appraisal on the 

impact of the proposed relaxation of BH and PR restrictions for various 

concerned sites is therefore prepared. 

 

 

2. BUILDING HEIGHT CONCEPT ON THE DRAFT KENNEDY TOWN & 

MOUNT DAVIS OZP 

 

2.1 Existing BH profile in the area covered by the OZP (the Area) is rather mixed in 

character (Figures 1 and 2).  Low-rise house developments ranging from 2 to 3 

storeys are mainly found along Mount Davis Road to the southern part of the Area.  

For the existing residential clusters in the northern part of the Area, most of them 

are below 25 storeys in height or within a BH of 90mPD.  However, there are 

high-rise residential developments scattered around the Area including The 

Merton (49 to 57 storeys, 156mPD to 176.3mPD) and Manhattan Heights (54 

storeys, 171.2mPD) near the waterfront, The Belcher’s (58 to 62 storeys, 

208.6mPD to 220.9mPD), Academic Terrace (32 to 33 storeys, 143.3mPD to 

146mPD) and University Heights (41 storeys, 172mPD). 
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Figure 1  

Existing Building Height Profile (mPD)  

in the Kennedy Town & Mount Davis Area 

 
 

 
 

Figure 2  

Existing Building Height Profile (No. of Storeys)  

in the Kennedy Town & Mount Davis Area 
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2.2 The BHRs on the draft Kennedy Town & Mount Davis OZP No. S/H1/18 were 

formulated based on an overall BH concept and other relevant considerations 

including existing BH profile, topography, site formation level, local 

characteristics, waterfront and foothill setting, compatibility with surroundings, 

predominant land uses, development intensity, visual impact, air ventilation and a 

proper balance between public interest and private development right. 

 

2.3 The stepped height concept with lower developments along the waterfront and 

graduation of height profile to echo the natural topographical profile has been 

adopted.  The visual appraisal will focus on preservation of the view to the 

Area and Victoria Harbour from the local vantage points (VPs). 

 

2.4 In general, height bands which commensurate with the planning intention of the 

various land use zones as well as reflecting the majority of the existing 

buildings/committed development, except the excessively tall buildings on 

waterfront, i.e. Manhattan Heights and The Merton, were adopted on the current 

OZP (Figure 3).  The BHRs on the current OZP are described below:    

 

 BHRs of 70mPD and 2 storeys are stipulated for the “Other Specified 

Uses” (“OU”) annotated “Commercial, Leisure and Tourism Related 

Uses” and its pier portion respectively at the waterfront location of the 

western entrance to the Victoria Harbour.  

 

 BHR of 100mPD is stipulated for the “R(A)”, “R(A)3” and “Residential 

(Group E)” (“R(E)”) sites to the north of Queen’s Road West/Belcher’s 

Street/Victoria Road.  BHR of 100mPD is also stipulated for the “R(A)4” 

site, i.e. Manhattan Heights  without the provision for redevelopment to 

the existing BH in order to respect the urban design principle of protecting 

the waterfront to avoid out-of-context and incompatible developments.   

 

 BHR of 120mPD is stipulated for The Merton at the waterfront without 

the provision for redevelopment to the existing BH; and those residential 

sites to the south of Queen’s Road West and Belcher’s Street; along 

Pokfield Road; and Kwun Lung Lau (Blocks A to F).  

 

 BHR of 140mPD is stipulated for residential sites at Pok Fu Lam Road, 

Smithfield, Lung Wah Street, Kai Wai Man Road and Mount Davis Road. 

BHR of 65mPD is stipulated for the western portion of the public housing 

site of Kai Wai Man Road in order to provide a stepped building height 

profile, descending from a maximum BH of 140mPD in the east to 

65mPD in the west. 

 

 BHR of 150mPD and 160mPD are stipulated for The University of Hong 

Kong (HKU) Jockey Club Student Village at Lung Wah Street, 160mPD 

for Kwun Lung Lau (Blocks 1 and 2) and residential sites at Pokfield 

Road and Mount Davis Road.  

 

 BHR of 60mPD, 170mPD and 220mPD for Hillview Garden at Hill Road, 

University Heights at Pokfield Road and The Belcher’s at Pok Fu Lam 

Road to reflect the existing BH respectively.  
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 Mainly to reflect the existing BHs of the developments to the “R(C)” and 

its sub-zones, “G/IC” and other “OU” sites. 

 

 
 

Figure 3  

Building Height Restrictions on  

the Current Draft Kennedy Town & Mount Davis OZP No. S/H1/20 

 

 

3. PROPOSED BUILDING HEIGHT AND PLOT RATIO RESTRICTIONS 

 

3.1 To provide flexibility for future redevelopments in complying with the SBDG, it 

is proposed to relax the BHRs on the OZP for Sites A to D (Figure 4).  

  

3.2 Upon review of the two JR sites at Mount Davis Road, it is also proposed to 

rezone the two subject JR sites (i.e. Sites E1 and E2 zoned “R(C)2”) with BHR 

of 3 storeys, plot ratio (PR) of 0.75 and site coverage of 25% to “R(B)1” zone 

with stipulation of BHR of 160mPD and PR of 3 (Figure 4).   

 

3.3 Furthermore, according to the recommendations of the Air Ventilation Assessment 

(Expert Evaluation) for the Area in 2020, it is proposed to delete the BG 

requirement for Sites F1 and F2 by relaxing their BHRs (Figure 4A).  

 

3.4 The proposed amendments to the OZP are shown on the table and Figures 4 

and 4A below. 
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Figure 4 

Proposed Building Height Restrictions 

 

                     

 

 

 

Figure 4A 

Enlarged portion of Smithfield Area 

Sites with Proposed 

Amendments 

Current 

Zoning 

Proposed 

Zoning  

Current 

Development 

Restrictions on 

OZP 

Proposed 

Development 

Restrictions on 

OZP 

A “R(A)” Site at 

Pokfield Road 

“R(A)” No change BH: 120mPD BH: 130mPD 

B Academic Terrace “R(A)” No change BH: 140mPD BH: 160mPD 

C Hillview Garden “R(B)” No change BH: 60mPD BH: 120mPD 

D HKU Residence “R(B)” No change BH: 120mPD BH: 150mPD 

E1 2 Mount Davis Road “R(C)2” “R(B)1” PR: 0.75 

SC: 25% 

BH: 3 Storeys 

PR: 3 

SC: N/A 

BH: 160mPD 

E2 6-10 Mount Davis 

Road 

“R(C)2” “R(B)1” PR: 0.75 

SC: 25% 

BH: 3 Storeys 

PR: 3  

SC: N/A 

BH: 160mPD 

F1 Western boundary of 

Smithfield Terrace at 

71-77 Smithfield  

“R(A)” No change BH: 29mPD BH: 120mPD 

F2 Western boundary of 

Smithfield Garden at 

50 Smithfield  

“R(A)” No change BH: 60mPD BH: 140mPD 
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3.5 The consolidated BHRs of the draft OZP is attached in Figure 5 for undertaking 

the visual appraisal. 

 

 

 
 

Figure 5 

Consolidated Building Height Restrictions 

 

 

4. SELECTION OF LOCAL VIEWING POINTS 

 

4.1 According to the Urban Design Guidelines of Hong Kong Planning Standards 

and Guidelines, 8 strategic vantage points set out, with the aim of preserving 

views to ridgelines and peaks, when viewing from Kowloon towards the Hong 

Kong Island or the view to harbour from Victoria Peak.  The two nearest 

Viewing Points (VPs) are located at the West Kowloon Cultural District and 

Lion Pavilion of the Peak (Figure 6), however, the Area does not fall within the 

“view fan” of these 2 strategic vantage points.  As such, two local VPs (i.e. 

VPs 1 and 4)1 are selected to assess the overall possible visual impacts of the 

BHR relaxation proposals on the Area, taking into consideration the available 

view, accessibility and popularity to the public (Figure 6).  These VPs were 

also adopted in the visual appraisal and photomontages when imposing the 

BHRs on the draft OZP in 2011. 

 

 

 

 

 

 

                                                      
1 VP 1 is selected since the Area is located at the western end of Hong Kong Island, no land-based local vantage 

point can be identified to provide a front view from the west such as Lantau Island and Macau.  VP 4 provides 

a panoramic view from a highland area over the major residential developments in the northern part of the Area. 
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4.2 VPs 2, 3 and 5 are also selected in order to assess the possible visual impacts on 

the surrounding areas of the sites with proposed BH and PR relaxation proposals 

in accordance with the Town Planning Board Guidelines No. 41 (TPB-PG No. 

41). 

 

VP 1 Major ferry route at the western gateway to Victoria Harbour 

(looking towards south-eastwards) 

 

VP 2 Covered walkway connecting HKU and MTR HKU Station Exit A  

(looking towards north-westwards) 

 

VP 3 MTR Kennedy Town Station Exit C  

(looking towards south-eastwards)  

 

VP 4 Popular hiking trail at Harlech Road  

(looking towards north-westwards) 

 

VP 5 Pok Fu Lam Road to the west of Queen Mary Hospital 

(looking towards north-eastwards) 

 

         

 

           

 
 

Figure 6  

Viewing Points 
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5. BUILDING HEIGHT PROFILE 

 

5.1 In the long term, the BH profile of the Area will mainly follow the BHRs on the 

OZP, except for those existing and committed developments (such as approved 

building plans) already exceeded the respective BHRs2.  Taking into account 

that developments having fewer storeys and therefore smaller number of units 

would more likely undergo ownership assembly and that older buildings would 

have a greater opportunity for redevelopments (especially for sites that have not 

been fully developed to the maximum development potential), developments with 

a building age of 30 years or over and with a BH of 15 storeys or below are 

assumed to have high redevelopment propensity (Figure 7)3. 

 

5.2 Committed developments, including public housing and sites with planning 

permission, approved building plans, are also included in the photomontages 

(Figure 7).  

 

5.3 The BH profile under the current BHRs in Section 2 above and the proposed BH 

and PR restrictions in Section 3 above are demonstrated in the photomontages 

(Figures 8 to 12). The photomontages also show the sites which have higher 

redevelopment propensity as assumed to be redeveloped up to the proposed 

BHRs. 

 

 
 

Figure 7 

Sites with High Redevelopment Propensity and Committed Developments 

                                                      
2 The existing buildings exclude the “R(A)2” and “R(A)4” sites for The Merton and Manhattan Heights 

respectively at the waterfront location.  No modification to/redevelopment of the “R(A)2” and “R(A)4” sites 

shall result in excess of the maximum BH of 120mPD and 100mPD respectively according to the Notes of the 

OZP. 
3 Although Sai Wan Estate has a building age over 30 years and with a BH of 15 storeys or below, it has not 

been included in the photomontages as the Housing Authority has no redevelopment programme for the site so 

far. 
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6. VISUAL APPRAISAL 

 

6.1 VP 1 – The Major Ferry Route at the Western Gateway to Victoria 

Harbour (Figure 8)   

 

6.1.1 VP 1 is a major ferry route and captures a panoramic view of Kennedy 

Town from the western gateway to Victoria Harbour.  Sensitivity of 

public viewers at this VP is medium. 

 

6.1.2 Key visual elements and resources – The mountain backdrop of Lung 

Fu Shan and Mount Davis would be the key visual elements and 

resources.  However, some existing high-rise buildings in the Area 

have already breached the ridgeline.  

 

Visual Changes 

 

6.1.3 Visual composition – Since the high-rise developments in the Kennedy 

Town residential cluster almost screened off the developments subject 

to relaxation of BHR, the relaxed BHRs are not incompatible with the 

existing visual context and will not lead to substantial change in visual 

composition. 

 

6.1.4 Visual obstruction and effect on visual resources – The relaxed BHR 

of the developments would result in slightly reduction of the visual 

permeability in comparing with the scheme under the current BHRs.  

Overall, the potential sites for redevelopments together with the relaxed 

BHRs within the Area would not breach the mountain backdrop and are 

compatible with the existing built form and a stepped BH profile is 

maintained.  Important visual access to the mountain backdrop of 

Lung Fu Shan and Mount Davis could still be preserved. 

 

6.1.5 Effect on the public viewers – The visual permeability of the VP is not 

affected after the relaxation of BHRs.  The potential sites for 

redevelopments together with the relaxed BHRs do not appear out of 

place from visual context.  As such, the effect on public viewers is 

considered insignificant. 
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Figure 8 

VP 1 – Major Ferry Route at the Western Gateway to Victoria Harbour 
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6.2 VP 2 – Covered walkway connecting HKU and MTR HKU Station Exit A 

(Figure 9) 

 

6.2.1 VP 2 serves as a main passageway for students connecting HKU 

campus and MTR HKU Station on an elevated level.  It captures a 

farther distance of an inland area in which Site C (i.e. Hillview Garden) 

with BHR relaxation proposal located.  Sensitivity of the public 

viewers at this VP is medium.    

 

6.2.2 Key visual elements and resources – The existing view comprises 

some vegetation on both side of Pok Fu Lam Road and a low-rise GIC 

building (i.e. Yam Pat Building) in the foreground, as well as some 

high-rise residential buildings in the middle ground with an open 

skyline in the background.  

 

Visual Changes 
 

6.2.3 Visual composition – Since the backdrop of this VP is mostly occupied 

by existing high-rise developments of Kennedy Town residential 

cluster such as The Belcher, Hotel Jen and Hong Kong Plaza, the 

relaxed BHR for Site C as well as the potential sites for 

redevelopments are not incompatible with the existing visual context.  

The low-rise MTR building next to Yam Pak Building has also 

screened off part of the development site. BH relaxation proposal 

respects the character of the residential neighbourhood and is 

compatible with the setting of the area where the adjacent buildings 

with BHR of 120mPD (buildings between Queen’s Road West and Hill 

Road with the Kennedy Town & Mount Davis OZP) and 140mPD 

(buildings between Po Tuck Street and Hill Road within the Sai Ying 

Pun & Sheung Wan OZP).  The redevelopment will not significantly 

reduce the visual openness of the viewers.   

 

6.2.4 Visual obstruction and effect on visual resources – The proposed 

relaxation of BHR will slightly block the open sky view, however, the 

development would blend in with the existing buildings which are 

120mPD in height.   

 

6.2.5 Effect on the public viewers – The visual permeability of the VP would 

be reduced although the majority view of open skyline would still be 

generally maintained.  The magnitude of change to this viewpoint is 

considered intermediate and the effect on public viewers is considered 

moderate. 
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Figure 9 

VP 2 – Covered walkway connecting HKU and MTR HKU Station 
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6.3 VP 3 – MTR Kennedy Town Station Exit C (Figure 10)   

 

6.3.1 VP 3 is located adjacent to the MTR Kennedy Town Station Exit C and 

Forbes Street Temporary Playground.  It is a popular area used by the 

local and is a short range VP to assess the visual impacts of the three 

proposed amendment sites (i.e. Site A: “R(A)” site at Pokfield Road, 

Site B: Academic Terrace and Site D: HKU Residence) from a short 

distance public viewer.  Sensitivity of the public viewers at this VP is 

high.  

 

6.3.2 Key visual elements and resources – The existing view comprises the 

open air Kennedy Town Station Public Light Bus Terminus and 

low-rise developments (i.e. MTR Kennedy Town Station Exit A and 

Smithfield Municipal Services Building) with some vegetation in the 

foreground, a medium-rise industrial building in the middle ground and 

some high-rise residential buildings with an open skyline in the 

background.  

 

Visual Changes 

 

6.3.3 Visual composition – BH relaxation proposals for Site A (from BHR of 

120mPD to 130mPD), Site B (from BHR of 140mPD to 160mPD) and 

Site D (from 120mPD to 150mPD) respect the backdrop of this VP, 

which is mostly occupied by some existing high-rise developments.  

The proposals are compatible with the BH profile of the area where the 

surrounding sites are restricted to BH of 120mPD (Smithfield Terrace), 

140mPD (Po Tak Mansion) and 170mPD (University Heights) on the 

current OZP.  The BH relaxation proposals for Sites A, B and D will 

not significantly reduce the visual openness of the viewers in 

comparison with the current BHRs of the sites within the 

neighbourhood on the OZP.   

 

6.3.4 Visual obstruction and effect on visual resources – The proposed 

relaxation of BHRs for Sites A, B and D will slightly block the open 

sky view in comparing with the scheme under the current BHRs.  

However, the future redevelopments would blend in with the existing 

buildings which are ranging from 120mPD to 170mPD in height.   

 

6.3.5 Effect on the public viewers – The proposed relaxation of BHRs would 

somewhat affect the view of open skyline. The magnitude of change to 

this viewpoint is considered slight and the effect on public viewers is 

considered slight. 
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Figure 10 

VP 3 – MTR Kennedy Town Station Exit C 
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6.4 VP 4 – Popular hiking trail at Harlech Road (Figure 11) 

 

6.4.1 VP 4 is a popular hiking trail which provides a panoramic view from a 

highland area over the major residential developments in the northern 

part of the Area.  Sensitivity of the public viewers at this VP is high.  

 

6.4.2 Key visual elements and resources – The key visual elements and 

resources would be the harbour view, further view of the coastal area 

and city’s skyline of Kowloon.  

 

Visual Changes 
 

6.4.3 Visual composition – The relaxed BHRs for Sites A, B and D as well 

as the potential sites for redevelopment are mainly in the inland of the 

Area and are not incompatible in scale with the surroundings, which 

are mainly high-rise developments in nature.  Proposed changes of 

BHRs are considered compatible with the surrounding urbanised 

context. 

 

6.4.4 Visual obstruction and effect on visual resources – The increase in BH 

upon redevelopments and relaxed BHR of the developments would 

slightly reduce the visual permeability but would not significantly 

result in visual obstruction to the harbour view in comparing with the 

scheme under the current BHRs.  Key visual resources including open 

sky view and vegetated slopes remain unchanged.  With important 

visual resources are largely maintained, the magnitude of change in 

visual context and visual amenity in the view is minimal.   

 

6.4.5 Effect on the public viewers – Although the visual permeability of the 

VP is slightly reduced, the relaxed BHR of the developments together 

with the potential sites for redevelopments do not appear to be out of 

context.  The effect on public viewers is considered insignificant. 
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Figure 11 

VP 4 – Popular hiking trail at Harlech Road 
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6.5 VP 5 – Pok Fu Lam Road to the west of Queen Mary Hospital (Figure 12) 

 

6.5.1 VP 5 is located at the junction of Pok Fu Lam Road and Bisney Road.  

It captures a panoramic view of Mount Davis and Chiu Yuen Cemetery.  

Since Pok Fu Lam Road is a primary distributor and VP 5 is located at 

the northern lane of Pok Fu Lam Road opposite to Queen Mary 

Hospital, sensitivity of the public viewers at this VP is medium. 

 

6.5.2 Key visual elements and resources – The mountain backdrop of Mount 

Davis would be the key visual element and resource. 

 

Visual Changes 
 

6.5.3 Visual composition – The future medium-rise redevelopments (with 

relaxed BH and PR restrictions) at the two JR sites (i.e. Sites E1 and E2) 

along the northern side of Mount Davis Road would not be 

incompatible in scale with the adjacent medium-rise residential 

development (i.e. Greenery Garden) with existing BHR of 160mPD.  

 

6.5.4 Visual obstruction and effect on visual resources – The proposed 

increase in BH and PR restrictions for Site E1 would result in visual 

obstruction to part of the ridgeline and sky view which would slightly 

reduce the visual permeability. However, the magnitude of adverse 

change to this viewpoint is considered small. 

 

6.5.5 Effect on the public viewers – Although the visual permeability of the 

VP is reduced, the developments with the proposed relaxed BH and PR 

do not appear to be out of context.  While the view to the skyline 

between Lung Fu Shan and Mount Davis at this VP would be slightly 

affected, the visual impact is insignificant as the VP is partly obstructed 

by some existing developments (i.e. HKU Jockey Club Student Village) 

in the background.  
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Figure 12 

VP 5 – Pok Fu Lam Road to the west of Queen Mary Hospital 
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7. CONCLUSION 

 

7.1 As demonstrated in the visual appraisal, while the proposed amendments would 

admittedly reduce the visual openness and permeability from some VPs, in 

particularly VP 2, the resultant BH profile would not affect the mountain 

backdrops of Lung Fu Shan and Mount Davis by looking towards southwards; 

and would not obstructed the harbour view from highland area by looking 

towards northwards as illustrated in Figures 8 and 11.  Though the building 

bulk of the future redevelopments on Sites E1 and E2 with relaxed BH and PR 

restrictions would be greater and would slightly block part of the view to the 

skyline from Pok Fu Lam Road near Queen Mary Hospital.  It is still 

considered not incompatible in scale with the adjacent existing medium-rise 

development, i.e. Greenery Garden as illustrated in Figure 12. 

 

7.2 Moreover, the BHRs relaxation is to allow design flexibility for future 

redevelopments in meeting the SBDG which will improve the overall building 

permeability and the visual amenity of the pedestrian environment.  The 

proposed BHRs would be a matter of trade-off amongst different urban design 

considerations in the dense urban core of the inland area in Kennedy Town.  

Variation in lot size and development scale as well as differences in design 

styles and consideration would also contribute to varieties in BH and outlook 

over the area.  In overall terms, the proposed relaxation of BH and PR would 

not result in unacceptable visual impact. 

 

7.3 Based on the visual assessment, it is considered that the proposed BH profile is 

sympathetic and compatible with the topography, the local character and as-built 

environment in the Area.  Due respect has been given to preserve the 

waterfront setting and the mountain backdrop of Lung Fu Shan and Mount 

Davis.  The overall BH profile is generally in harmony with the existing 

environment and no significant adverse visual impact would be envisaged.  
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Summary of Representation (R2) and Comments (C1 to C12) and the Planning Department (PlanD)’s Responses 

in respect of draft Kennedy Town & Mount Davis Outline Zoning Plan (OZP) No. S/H1/18 

 

 

Part I : The grounds and proposals of the representer (TPB/R/S/H1/18-2) as well as responses are summarised below: 

 

Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

2 

(Real Estate Developers 

Association of Hong 

Kong (REDA)) 

Oppose Amendment Items A, B1 to B5, C1, D1, E1, G1 to 

G4, J and L shown on the Plan and Item (a) of Amendments 

to the Notes of the OZP No. S/H/18 in respect of imposition 

of building height (BH) and building gap (BG) restrictions. 

 

Grounds of Representation 

 

BH Concept  

 

(a) REDA did not oppose to the imposition of building 

height restrictions (BHRs) in principle but of the view 

that no consideration has been given to the effects of 

BHRs on building economics as well as implications 

for the redevelopment of the Kennedy Town & Mount 

Davis Planning Scheme Area (the Area) by private 

sector as well as the form of new buildings.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(i) In formulating the BHRs, relevant considerations 

including Urban Design Appraisal, Urban Design 

Guidelines, stepped BH concept, existing BH 

profile, topography, site formation level, local 

characteristics, waterfront and foothill setting, 

compatibility with surrounding areas, predominant 

land uses and development potential, air ventilation, 

visual impact and a proper balance between public 

interest and private development right have been 

taken into account.   In particular, a stepped BH 

concept with lower developments along the 

waterfront and gradually increases to the uphill 

areas. 
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

Sustainable Building Design Guidelines (SBDG) 

 

(b) BHRs are set too low that the SBDG cannot be 

reasonably implemented and the green features e.g. sky 

garden under the Joint Practice Notes (JPN) are 

discouraged.   

 

(c) The BHRs should be reviewed and relaxed so that a 

holistic consideration of the regulations and Practice 

Notes issued by relevant Government departments are 

taken into account.   

 

(d) The desirable SBD features should be encouraged and 

accommodated within the BHRs without the need to 

submit s.16 application for minor relaxation.   

 

 

 

 

 

 

 

 

 

(e) The Town Planning Board (the Board) had not 

provided the assumptions in formulating/supporting 

the BHRs imposed on the OZP.  

 

 

 

 

 

(ii) To facilitate the Board’s reconsideration on R2, a 

review on the BHRs taking into account the 

implications of the SBDG has been conducted.  It is 

proposed to relax the BHRs for four residential sites 

(i.e. (i) “R(A)” sites at the junction of Pokfield Road 

and Smithfield; (ii) “R(A)” site at Academic 

Terrace; (iii) “R(B)” site at Hillview Garden and 

(iv) “R(B)” site at HKU Pokfield Road Residences) 

to make allowance for future redevelopment to 

comply with the SBDG.   The review reveals that 

taking into account of the SBDG requirement, no 

relaxation of the current BHRs for other sites is 

required either because of (i) the current BHRs are 

sufficient to accommodate the required BHs; or (ii) 

design approach such as minimal lowering of floor-

to-floor height (FTFH) could be adopted to 

overcome the maximum 1m difference between the 

BHR and the required BH; or (iii) the permissible 

gross floor area (GFA)/plot ratio (PR) as stipulated 

on the OZP can be accommodated within the 

current BHRs. 

 

(iii) In general, the proposed BHRs have taken into 

account site level, maximum site coverage (SC) and 

PR under the Buildings Ordinance (BO) as well as 

made some reasonable assumptions on 

redevelopment scheme including the type of 

redevelopment (e.g. pure residential and composite 
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

commercial/residential development), provision of 

carpark and loading/unloading facilities and plant 

rooms at basement level, FTFH and GFA 

concession under the BO.  The permissible 

development intensity with a FTFH of 3m (typical 

floor)/5m (podium) for composite buildings in 

“R(A)” zone and a FTFH of 3m (typical floor) for 

pure residential buildings in “R(B)” zone.  The 

proposed BHRs have allowed a reasonable FTFH 

for redevelopment and do not preclude the 

incorporation of innovative architectural features as 

well as provision of quality buildings. 

 

 Design Flexibility 

 

(f) BHRs set too low would restrain design flexibility for 

innovative and unnecessarily constrain the provision of 

good quality development.   

 

(g) It will discourage the creation of space around 

buildings which results in bulkier building design with 

greater SC at lower levels, thus resulting in less 

permeability of urban environment and lowering 

property values. 

 

 

(iv) Whether a building is considered bulky or massive 

depends on many factors rather than BH alone.  

Given the tendency to maximise the best view in 

certain direction (particular sea view) and to 

captialise on land values on the lower floors, a 

development with no BH control may be even 

bulkier as there is a tendency to maximise the 

FTFH. The provision of better design buildings is 

not guaranteed by relaxing the BHRs.  Besides, as 

the permissible SC for domestic building over 61m 

remains the same under the Building (Planning) 

Regulations, the arguments that the BHRs would 

force the buildings to become lower and bulkier is 

not substantiated.  



   - 4 - 

Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

 Control of ‘Out-of-Context Buildings 

 

(h) The public concern on ‘out-of-context tall buildings’ 

appears to be basically about development in the order 

of 60 storeys or taller in prominent locations.  High-rise 

developments in the order of 40 storeys have been in 

place in various parts of Hong Kong for years and they 

are acceptable to the public.  The OZP generally allows 

for absolute heights of only about 95m to 110m for 

many of the residential sites, equivalent to about 30-35 

storeys. 

 

 

 

 

 

 

(i) No consideration has been given on the adverse impact 

on private urban renewal initiatives, e.g. The Merton, 

which was a URA project with planning merits.  With 

the imposition of BHR of 120mPD, it is impossible to 

redevelop the site with the provision of open space, 

which was a planning merit.  

 

 

(v) Whether a development is ‘out-of-context’ is not 

considered solely on the absolute BH or the number 

of storeys, but also with reference to the local 

character and site context, i.e. the characteristics of 

the neighbourhood.  It should be determined by 

considering how the development relates to the 

height and massing of the adjacent developments 

and natural setting.  Kennedy Town is an old 

residential district predominately occupied by 

medium-rise buildings along narrow streets.  The 

BHRs should be sympathetic and compatible in 

scale and proportion with the local character, as 

well as relating to the scale of the streets to avoid 

canyon effect.  

 

(vi) As a general principle, existing/committed 

development with a height exceeding the relevant 

BHR would not be affected in the stipulation of 

BHRs.  For the two excessively tall developments 

at waterfront area (i.e. The Merton and Manhattan 

Heights), provision for redevelopment to the 

existing BH was not allowed given they were out-

of-context and incompatible with the surrounding 

developments at the waterfront setting.  
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

Urban Design Consideration 

 

(j) The Area is located outside the view fan of the vantage 

points identified in the Urban Design Guidelines.  

Photomontages for the proposed BHRs has been 

prepared using two local vantage points instead.  It 

revealed that the Area is not a visually sensitive area 

and the BHRs have been set lower than what is 

necessary to address the public concern.   

 

 

 

 

 

 

(vii) It should be noted that while the view from the 

recognised strategic vantage points is of regional 

significance, it does not necessarily mean that areas 

falling outside their view fans are not visually 

sensitive.  The views from the two identified local 

vantage points (Plan 15 of the TPB Paper), i.e. on 

the major ferry route through the western gateway 

to the Victoria Harbour and a hiking trail of Harlech 

Road within the Lung Fu Shan Country Park, as 

well as the local character and waterfront setting 

should all be taken into account.  

 

 Air Ventilation Consideration and BG Requirements  

 

(k) The imposition of low BHRs would force 

developments down into a solid mass of building, 

hence reducing air ventilation at street level. 

 

(l) There was no particular air ventilation issue in the Area 

according to the air ventilation assessment (AVA) 

report.  No detailed information to justify a specific 

restriction such as the BGs.  

 

(m) The BGs are imposed on private properties for the 

public purpose of ‘air path’ without any compensation.  

SBDG has provided a much more advanced and 

flexible approach for the provision of space around and 

through buildings than the OZP. 

 

 

(viii) The proposed BHRs have allowed flexibility for 

incorporation of various design elements including 

SBDG, which would in general better improve air 

ventilation.  

 

(ix) As the areas designated for BGs are relatively small 

in relation to the area of the sites, the BG 

requirements on the OZP should not adversely 

affect development intensity of the concerned sites 

and the development potential of the site would not 

be affected.  SBDG and OZP are two different 

regimes.  The former is mainly concerned with 

detailed building design, while OZP is to illustrate 

broad land use zonings and planning principles to 
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

 

 

guide development and redevelopments.  OZP is 

more concerned with the general building 

bulk/mass, public space and major air path in a 

wider district context. It is noted that relying solely 

on SBDG would not be sufficient to ensure good air 

ventilation at district level, therefore it is necessary 

to incorporate air ventilation measures, such as BGs 

at strategic locations on the OZP to maintain major 

air paths or create inter-connected air paths of 

district importance.  

 

(x) The updated AVA EE 2020 has confirmed the key 

role of BGs in creating air paths to facilitate air 

penetration.  The following BGs are still considered 

essential in benefiting the wind environment of the 

Area in a wider context and recommended to be 

retained: 

 

 the two BGs situated between Des Voeux Road 

West and Queen’s Road West on the OZP;  

 

(xi) The AVA EE 2020 has also recommended that the 

two BGs at 50 Smithfield and 71-77 Smithfield be 

deleted as the effectiveness of the BGs for wind 

penetration is rather localised and limited and may 

not be able to serve as a district path for the locality. 
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

 (n) The designation of BGs in a number of sites violates 

the board principles of planning indicated in paragraph 

3.2 of Explanatory Statement (ES) that the OZP is to 

illustrate the broad principles of development.  This 

approach is not appropriate for the scale and generality 

of what are intended to be broad brush plans 

determining types of buildings and permitted uses.  It 

is inconsistent with the Town Planning Ordinance 

(TPO) in relation to the content and application of 

statutory plans and may subject to legal challenge.  

 

(xii) Sections 3 and 4 of the TPO are intended to give the 

Board comprehensive powers to control 

development in any part of Hong Kong.  From the 

planning perspective, designation of building gaps 

can serve a positive planning purpose and may have 

other positive planning benefits.  Provided that the 

Board has the necessary and sufficient planning 

justification, such designation can be part of the 

planning control within the Board’s powers. 

 Public Consultation  

 

(o) Prior to the exhibition of the amendments to the OZP, 

there was no consultation with the affected owners and 

the development industry.  The public have not been 

informed of the justifications for the BHRs and other 

development restrictions.  No visual impact analysis is 

made available to the public to indicate the vision for 

the long term planning of the Area.   

 

 

(p) The owners, stakeholders and the public should be 

consulted with visual impact assessment and the 

rationale of the BHR before the restrictions become 

statutory. 

 

 

(xiii) It is an established practice that proposed 

amendments involving BHRs should not be 

released to public prior to gazetting.  The reason is 

that premature release of such information before 

exhibition of the amendments might prompt an 

acceleration of submission of building plans by 

developers to establish ‘fait accompli’, hence 

defeating the purpose of imposing the BHRs.  

 

(xiv) Amendments to the OZP were exhibited for public 

consideration for a period of 2 months in 

accordance with the provisions of the TPO.  The 

exhibition process itself is a public consultation to 

seek representation and comments on the draft 

OZP.  During the exhibition period in 2010, PlanD 

also provided briefings on the OZP amendments to 

Central and Western District Council, Hong Kong 
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

Task Force of Habourfront Commission and local 

residents in 3 local consultation forums.  The 2-

month statutory exhibition period was considered 

adequate for the public to express their views, while 

maintaining the efficiency of the process.  For the 

proposed amendments to the OZP No. S/H1/21, we 

will consult relevant stakeholders in accordance 

with the prevailing mechanism. 

 

 Others 

 

(q) No justification has been provided by the Board for 

imposing different PR and BH restrictions on sites 

along Mount Davis Road in relation to Amendments 

Items B3 to B5 (i.e. rezoning of 6-10 Mount Davis 

Road from “R(B)” to “R(C)2” and rezoning of 2A, 4 

and 52-62 Mount Davis Road from “R(B)” to 

“R(B)1”).  The Board should adopt a broad and 

consistent planning approach in setting the 

development restrictions.  

 

(r) Objected to the following site specific Amendment 

Items without specifying any grounds:            

 

B1: Amendment to BHR of the “R(C)” zone  

 

B2: Rezoning of 2 Mount Davis Road from 

“R(B)” to “R(C)2” and stipulation of PR, 

SC and BH restrictions 

 

  

 

(xv) A review on the development restrictions of the 2 

and 6-10 Mount Davis Road on the OZP has been 

conducted.  It is recommended that the concerned 

sites be rezoned from “R(C)2” to “R(B)1” with 

imposition of maximum PR of 3 and BH of 

160mPD.  The proposed PR and BH restrictions are 

the same as the development restrictions of the 

“R(B)1” zone for 2A, 4 and 52-62 Mount Davis 

Road. 

 

(xvi) For Amendment Item B1, the “R(C)” zone (i.e. 64-

68 Mount Davis Road) was already subject to a 

BHR of 10 storeys over 1 level of podium and 2 

levels of car park, maximum PR and SC of 1.2 and 

20% respectively on the OZP Plan No. S/H1/17 to 

avoid overloading local road network and to 

preserve the landscape value of the area.   Due to 

the government policy to encourage provision of 

carparks in basement, the BHR of the “R(C)” was 
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

C1: Rezoning of a landward portion of a 

residential site on Victoria Road from 

“R(B)” to “R(C)3” and stipulation of PR, 

SC and BH restrictions 

 

D1: Rezoning of a landward portion of a 

residential site to the southwest of Chee 

Sing Kok Social Centre of the Humanity 

Love from “R(B)” to “R(C)3” and 

stipulation of PR, SC and BH restrictions 

 

 

 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             

considered appropriate to be amended to 13 storeys 

including carport.  

 

(xvii) For Amendment Item B2, response (xv) above is 

relevant. 

 

(xviii) For Amendment Item C1, given the landscape 

significant and prominent location of the concerned 

site (i.e. 168 Victoria Road), it was rezoned to 

“R(C)3” to minimise adverse landscape impact 

upon redevelopment while the remaining area of the 

site with dense vegetation was rezoned to “Green 

Belt”.  The site has already been rehabilitated to The 

Hong Kong Jockey Club University of Chicago 

Academic Complex.  

 

(xix) For Amendment Item D1, the site was subsequently 

rezoned from “R(C)3” to “Other Specified Uses” 

annotated “Public Mortuary” in 2016 to facilitate 

the reprovisioning of Victoria Public Mortuary.  

  

 Representer’s Proposal 

 

(s) The BHRs should be reviewed and relaxed to make use 

of the air space to accommodate floor space, free up the 

lower level space for better air ventilation and street 

environment and take into account other practice notes 

issued by other Government departments.  The 

desirable features under the SBDG and JPN should be 

 

 

(xx) Responses (ii) and (iii) above are relevant.   
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Representation No. 

(TPB/R/S/H1/18-) 

 

Subject of Representation Response to Representation 

able to be accommodated within the BHRs without the 

need to apply for minor relaxation of the restrictions. 

 

(t) A general relaxation of the BHRs by 20m in many of 

the development zones and more relaxed height limits 

for sites at or near future transport nodes to free up 

more ground level space for pedestrians should be 

considered. 

 

 

(u) Remove all BG requirements from the OZP.  Should 

the BGs be required to implemented, the land should 

be zoned “Open Space” (“O”) or ‘Road’ and the 

concerned owners should be suitably compensated.  

 

 

 

(v) Planning study for the area should be undertaken.  

Owners, skateholders and the public should be 

consulted before imposing the restrictions. 

 

 

 

 

(xxi) A general increase of 20m in BH would significant 

increase the overall BH profile, create canyon effect, 

reduce the visible areas of the mountain backdrop and 

the waterbody of the harbour from the local vantage 

points, and would affect the local character and 

cityscape. 
 

(xxii) Responses (x) and (xi) above are relevant.    The BG 

requirements will only be implemented upon 

redevelopment.  Should these areas be rezoned to 

“O” or area shown as ‘Road’ as suggested, land 

resumption would be involved and the development 

potential of the concerned sites would be affected. 

 

(xxiii) Responses (xiii) and (xiv) above are relevant.   
 

 

 



   - 11 - 

Part II : The grounds of the commenters (TPB/R/H1/18-C1 to C121) and PlanD’s responses are summarised below: 

 

Comment No. 

(TPB/R/S/H1/18-) 

Related 

Representation 

Gist of Comments Response to Comment 

C1 

(Jade Duty Ltd.) 

 

C2 

(United Profit 

Development Ltd.) 

 

C3 

(Welgett Tree Ltd.) 

 

C4 

(Johnathan S. 

Hancok) 

 

C5 

(Kong Annette 

(Director of the 

Comfort Art Ltd.) 

 

C6 

(Jeference Ltd.) 

 

C7 

(David Norman) 

 

C8 

(Willow  Oak Ltd.) 

R2 Grounds of Comments  

 

Support R2’s view that the BHRs set too low would 

unnecessarily constrain the provision of good quality 

development. 

 

Redevelopment Potential & Urban Design 

Consideration  

 

(a) Support R2’s opposition to Amendments Items 

B2 to B4 in relation to the rezoning of sites at 2, 

2A, 4 and 6-10 Mount Davis Road with 

introduction of PR and BH restrictions.  

 

(b) The northern uphill side of Mount Davis Road 

is not a predominately low-rise neighbourhood.  

There are medium-rise residential towers along 

the Road (C10).  

 

(c) It is illogical and inequitable to have different 

PR and BH restrictions for 2 and 6-10 Mount 

Davis Road (the concerned sites) and the 

neighbouring sites at 2A and 4 Mount Davis 

 

 

(i) Responses (ii) and (iii) to R2 above is 

relevant. 

 

 

 

 

 

 

(ii) To facilitate the Board’s reconsideration on 

C1 to C12, a review on the development 

restrictions of the two concerned sites on the 

OZP has been conducted.  It is recommended 

that the concerned sites be rezoned from 

“R(C)2” to “R(B)1” with imposition of 

maximum PR of 3 and BH of 160mPD.   

 

(iii) It is considered that allowing medium-rise 

developments on the concerned sites would 

not be incompatible with the surrounding 

developments including Four Winds and 

Greenery Garden at 4 and 2A Mount Davis 

 

 

 

                                                
1 TPB/R/H1/18-C1 to C9 are standard comments (Type A). TPB/R/H1/18-C11 and C12 are standard comments (Type B). 
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Comment No. 

(TPB/R/S/H1/18-) 

Related 

Representation 

Gist of Comments Response to Comment 

C9 

(Susan Edwards) 

 

C10 

(Alexander 

Schrantz & Jayne 

Kim Schrantz) 

 

C11 

(The Incorporated 

Owners of 6 and 10 

Mount Davis Road) 

 

C12 

(Trustees of the 

Church of England 

in the Diocese 

Victoria, Hong 

Kong)  

(i.e. the owner of 2 

Mount Davis Road)  

Road given the similar locations and 

characteristics.   

 

(d) The previous approach of having all the uphill 

sites on Mount Davis Road zoned “R(B)”, with 

the same development rights and restrictions for 

medium density development, was appropriate. 

The low-rise character of the downhill sites 

could be maintained through the existing 

“R(C)” zones on the Pok Fu Lam (PFL) OZP 

(C11 and C12).   

 

(e) The proposed BHR of 160mPD for the 2A and 

4 Mount Davis Road would result in a further 

increase of BHs of the two developments by 

11m and 15m respectively.  This was against the 

planning intention put forth by PlanD for the 

neighbourhood (C3 and C11). 

 

(f) The sites are private land and developed for 

residential purpose.  Disagree with high 

landscape value and predominantly low-rise 

neighbourhood should be one of the reasons for 

retaining the existing BH profile (C10 to C12);  

 

(g) Rezoning of the sites had place an unreasonable 

level of control on private lots without any 

Road which are medium-rise developments of 

13 to 18 storeys, and the northern uphill side 

of the western end of Mount Davis Road are 

also medium-rise in nature with residential 

developments up to 21 storeys (i.e. Vista 

Mount Davis and Cape Mansions).  

 

(iv) Apart from the two concerned sites, the 

developments on the northern uphill side of 

Mount Davis Road are predominately 

medium-rise, whereas the developments 

along southern downhill side of Road are low-

rise in nature.   The photomontage (Plan 16e 

of TPB Paper) demonstrates that although the 

building bulk of future redevelopments with 

the proposed PR of 3 and BH of 160mPD 

would be greater and slightly block part of the 

view to the skyline from PFL Road near 

Queen Mary Hospital, it is considered not 

incompatible in scale with the adjacent 

“R(B)1” zone with BHR of 160mPD on the 

OZP and the setting of the northern uphill side 

of Mount Davis Road. 

   
(v) The proposed development restrictions for the 

two concerned sites are in line with the 

Residential Density Zone III in the Hong 
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Comment No. 

(TPB/R/S/H1/18-) 

Related 

Representation 

Gist of Comments Response to Comment 

justifiable public benefit (C11 and C12).  It 

would discourage redevelopment of the existing 

old buildings and result in the loss of potential 

development rights without any form of 

compensation. 

 

Kong Planning Standards and Guidelines (i.e. 

PR of 3 for developments of 17 storeys or 

over).  Even though the concerned sites fall 

within the “Landscape Protection 

Area”/“Development Areas with High 

Landscape Value” under the Metro 

Landscape Strategy, it is noted that while 

redevelopment of the two concerned sites 

with relaxed PR/BH would further block the 

green backdrop of Mount Davis, the 

relaxation of BHRs would not breach the 

ridgeline of Mount Davis when viewing from 

Pok Fu Lam Road near Queen Mary Hospital.  

Hence, it is considered not unacceptable. 

 

  Lease and Pok Fu Lam Moratorium (PFLM)  

 

(h) It is inappropriate to impose BHRs to reflect the 

existing development intensity at the concerned 

sites and under the lease conditions or on the 

basis of PFLM which is a temporary 

administrative measure and not a planning 

consideration.   

 

 

 

(vi) While it is recommended that the concerned 

sites be rezoned from “R(C)2” to “R(B)1” 

with imposition of maximum PR of 3 and BH 

of 160mPD, partial uplifting of the PFLM is 

still necessary if lease modification for the 

sites are required for redevelopment.  This 

would be dealt with separately at the lease 

modification stage by the Lands Department 

and relevant policy bureau. 
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Comment No. 

(TPB/R/S/H1/18-) 

Related 

Representation 

Gist of Comments Response to Comment 

  No Traffic Study  

 

(i) The West Island Line and South Island Line 

would improve the traffic conditions in the 

areas.  The amendments were premature as no 

traffic assessment was provided by the Board to 

justify the down zoning of the concerned sites 

(C3, C11 and C12) nor to indicate that PFLM is 

still necessary upon the completion of railway 

(C11 and C12).   

 

(j) Transport Department (TD) advised that a 

higher density of developments on the 

concerned sites would have adverse traffic 

impact on the busy junction of Pok Fu Lam 

Road.  However, the junction had been 

upgraded and the concerned sites had been 

zoned “R(B)” under previous OZP (C3, C11 

and C12).  

 

 

 

(vii) TD has no comment on the proposed rezoning 

of the concerned sites to “R(B)1” with PR of 

3.   

 

(viii) Response (vi) to C1 to C12 above is relevant.   

 

  

  Spot Zoning Approach  

 

(k) The BHRs constitute a form of spot zoning is 

inconsistent with the TPO.  It violates the broad 

principle of planning indicated in paragraphs 

3.1 and 3.2 of the ES that the object of the OZP 

is to indicate only the broad principle of 

 

 

(ix) Response (xv) to R2 above is relevant.  

Besides, according to sections 3 and 4 of the 

TPO, the Board has comprehensive powers to 

control development in any part of Hong Kong.  

On that basis, it would be reasonable to find that 
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Comment No. 

(TPB/R/S/H1/18-) 

Related 

Representation 

Gist of Comments Response to Comment 

developments (C11 and C12). 

 

the Board has the power to impose BHRs on 

individual sites or for such area within the 

boundaries of the OZP if there are necessary 

and sufficient planning justifications.  Provided 

that the imposition of BHRs are justified on 

planning grounds, the Board’s decision should 

not be considered as inconsistent with the TPO.  

From the planning perspective, the imposition 

of BHRs is considered justified as it could 

provide better planning control on the BH of 

development/redevelopment and avoid out-of-

context development. 

 

  Public Consultation 

 

(l) Oppose to the rezoning without prior 

consultation.  

 

(m) C10 opposes to the Board’s refusal to recognise 

the prior representation from the owners of 6 

Mount Davis Road (i.e. Mount Davis Village) 

on the basis that it was received two days late.  

 

 

 

(x) Responses (xiii) and (xiv) to R2 above are 

relevant. 

 

(xi)  It is the Board’s established practice that 

representations submitted after the expiration of 

the specified public inspection period shall be 

treated as not having been made under the TPO. 

 



   - 16 - 

Comment No. 

(TPB/R/S/H1/18-) 

Related 

Representation 

Gist of Comments Response to Comment 

  Commenters’ Proposals 

 

(n) Suggest to rezone the “R(C)2” sites at 2 and 6-

10 Mount Davis Road to “R(B)1” with a 

maximum PR of 3 and a maximum BH of 

160mPD. 

 

 

 

(xii) Response (ii) to C1 to C12 above is relevant. 
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