


 

SCHEDULE OF AMENDMENTS TO THE  

APPROVED SHEK KIP MEI OUTLINE ZONING PLAN NO. S/K4/27 

MADE BY THE TOWN PLANNING BOARD 

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131) 

 

 

I. Amendments to Matters shown on the Plan 

 

 Item A – Amending the building height restriction for the site to the southwest of the 

Pak Tin Street/Woh Chai Street junction from 30mPD to 55mPD. 

 

 Item B – Amending the building height restriction for the site to the northwest of the 

Pak Tin Street/Woh Chai Street junction from 30mPD to 60mPD. 

 

 Item C – Rezoning of a site to the north of Yin Ping Road from “Green Belt” to 

“Residential (Group C)13”. 

 

 

II. Amendment to the Notes of the Plan 

 

 Amendment of the Remarks in the Notes for the “R(C)” zone to stipulate the gross floor 

area and building height restrictions for the “R(C)13” zone. 
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城 市 規 劃 委 員 會 根 據 城 市 規 劃 條 例 ( 第 1 3 1 章 )  

對 石 硤 尾 分 區 計 劃 大 綱 核 准 圖 編 號 S / K 4 / 2 7  

                所 作 修 訂 項 目 附 表                  

I .  就 圖 則 所 顯 示 的 事 項 作 出 的 修 訂 項 目  

A 項  － 把 位 於 白 田 街 與 窩 仔 街 交 界 處 西 南 面 的 用 地 的 建 築

物 高 度 限 制 ， 由 主水平基準上30米修改為主水平基準上55米。  

B 項  － 把 位 於 白 田 街 與 窩 仔 街 交 界 處 西 北 面 的 用 地 的 建 築

物 高 度 限 制 ， 由 主水平基準上30米修改為主水平基準上60米。  

C 項  － 把 延 坪 道 北 面 的 一 塊 用 地 由 「 綠 化 地 帶 」 改 劃 為 「 住

宅 ( 丙 類 ) 1 3 」 地 帶 。  

I I .  就 圖 則 《 註 釋 》 作 出 的 修 訂 項 目  

修 訂 「 住 宅 ( 丙 類 ) 」 地 帶 《 註 釋 》 的 「 備 註 」， 以 指 明 「 住

宅 ( 丙 類 ) 1 3 」 地 帶 的 總 樓 面 面 積 及 建 築 物 高 度 限 制 。  

 

2 0 1 4 年 7 月 1 8 日  城 市 規 劃 委 員 會  

 

 







































































































































































































































































































































































































































































































































































































































































































 

Provision of Open Space and Major Community Facilities in Shek Kip Mei 
 

Type of Facilities 

Hong Kong 
Planning 

Standards and 
Guidelines 

(HKPSG) 

HKPSG 
Requirement 

(based on 
planned 

population) 

Provision 
Surplus/ 
Shortfall 
(against 
planning 

provision) 

Existing 
Provision 

Planning 
Provision 

District Open Space 10 ha per 100,000 
persons 

9.87ha 20.02ha 23.96ha 14.09ha 

Local Open Space 10 ha per 100,000 
persons 

9.87ha 13.71ha 14.91ha 5.04ha 

Secondary School 1 whole-day 
school for 40 
persons aged 
12-17 

118 
Classrooms 

370 
Classrooms 

370 
Classrooms 

252 
Classrooms 

Primary School 1 whole-day 
school for 25.5 
persons aged 
6-11 

199 
Classrooms 

180 
Classrooms 

180 
Classrooms 

-19 
Classrooms 

Kindergarten/Nursery 26 classrooms for 
1,000 children 
aged 3 to 6 

58 
Classrooms 

95 
Classrooms 

95 
Classrooms 

42 
Classrooms 

District Police Station 1 per 200,000 to 
500,000 persons 

0 0 0 0 

Divisional Police 
Station 

1 per 100,000 to 
200,000 persons 

1 1 1 0 

Hospital 5.5 beds per 
1,000 persons 

570 beds 0 bed 0 bed -570 beds 

Specialist 
Clinic/Polyclinic 

1 specialist 
clinic/polyclinic 
whenever a 
regional or 
district hospital is 
built 

0 0 0 0 

Clinic/Health Centre 1 per 1,000 
persons 

1 2 2 1 

Magistracy (with 8 
courtrooms) 

1 per 660,000 
persons 

0 0 0 0 

Integrated Children 
and Youth Services 
Centre 

1 for 12,000 
persons aged 
6-24 

1 2 3 2 

Integrated Family 
Services Centre 

1 for 100,000 to 
150,000 persons 

1 1 1 0 

Library 1 district library 
for every 200,000 
persons 

1 1 1 0 

Sports Centre 1 per 50,000 to 
65,000 persons 

1 2 2 1 

Sports Ground/Sport 
Complex 

1 per 200,000 to 
250,000 persons 

0 0 0 0 

Swimming Pool 
Complex - Standard 

1 complex per 
287,000 persons 

0 0 0 0 

Annex VIII 
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Provision of Open Space and Major Community Facilities in Sham Shui Po District 
 

Type of Facilities 

Hong Kong 
Planning 

Standards and 
Guidelines 

(HKPSG) 

HKPSG 
Requirement 

(based on 
planned 

population) 

Provision 
Surplus/ 
Shortfall 
(against 
planning 

provision) 

Existing 
Provision 

Planning 
Provision 

District Open Space 10 ha per 100,000 
persons 

50.42ha 52.13ha 61.92ha 11.50ha 

Local Open Space 10 ha per 100,000 
persons 

50.42ha 50.64ha 59.16ha 8.74ha 

Secondary School 1 whole-day 
school for 40 
persons aged 
12-17 

709 
Classrooms 

814 
Classrooms 

844 
Classrooms 

135 
Classrooms 

Primary School 1 whole-day 
school for 25.5 
persons aged 
6-11 

1074 
Classrooms 

820 
Classrooms 

988 
Classrooms 

-86 
Classrooms 

Kindergarten/Nursery 26 classrooms for 
1,000 children 
aged 3 to 6 

284 
Classrooms 

291 
Classrooms 

317 
Classrooms 

33 
Classrooms 

District Police Station 1 per 200,000 to 
500,000 persons 

1 1 1 0 

Divisional Police 
Station 

1 per 100,000 to 
200,000 persons 

3 3 3 0 

Hospital 5.5 beds per 
1,000 persons 

2914 beds 1199 beds 1459 beds -1455 beds 

Specialist 
Clinic/Polyclinic 

1 specialist 
clinic/polyclinic 
whenever a 
regional or 
district hospital is 
built 

2 2 2 0 

Clinic/Health Centre 1 per 1,000 
persons 

5 4 5 0 

Magistracy (with 8 
courtrooms) 

1 per 660,000 
persons 

1 0 1 0 

Integrated Children 
and Youth Services 
Centre 

1 for 12,000 
persons aged 
6-24 

7 7 9 2 

Integrated Family 
Services Centre 

1 for 100,000 to 
150,000 persons 

3 5 5 2 

Library 1 district library 
for every 200,000 
persons 

2 4 5 3 

Sports Centre 1 per 50,000 to 
65,000 persons 

7 6 7 0 

Sports Ground/Sport 
Complex 

1 per 200,000 to 
250,000 persons 

2 1 2 0 

Swimming Pool 
Complex - Standard 

1 complex per 
287,000 persons 

1 3 3 2 

 

 



 

Major Representation /Comment Points and Responses in respect of  

the Draft Shek Kip Mei OZP No. S/K4/28 (Amendment Item C)  

 

(1) Major Representation Points and Responses  

 

Major Representation Points 

 

Responses 

 

Adverse Representations on Item C 

 

A. Green Belt Policy 

 

 

A1 The rezoning is not in line with criteria of 

the review of “Green Belt” sites (“GB” 

review). For Stage 1 review, it is not 

'devegetated, deserted or formed green belts'. 

For Stage 2 review, the site is not adequately 

supported by existing infrastructures and 

facilities and is of high buffering and 

conservation value. The site is still vegetated 

and performs green belt functions. 

 

 

Planning is an on-going process and the 

Government will continue to review zonings of 

different sites from time to time so as to provide 

land to meet the economic and development needs 

of Hong Kong. The Site was a former squatter area 

which was cleared by 1987. The existing 

vegetation on-site is not of high value. It is a 

disturbed area and situated  in the context of 

surrounding “GB” area and the Lion Rock Country 

Park. It is accessible and well served by 

infrastructure and near existing residential 

development. 

 

A2 The site is close to the Lion Rock Country 

Park and Eagle Nest‟s Nature Trail. It 

constitutes an integral part of the belt of 

green areas along the hill slopes of north 

Kowloon and acts as a buffer between the 

urban area and the country park. The 

rezoning is not in line with planning 

intention of “GB” which is primarily for 

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 outlet for passive 

recreational activities, with presumption 

against development. Rezoning of the site 

for housing development also contravenes 

The Site only occupied 4.4% and 2.4% of the 

“GB” zone north of Lung Cheung Road/Tai Po 

Road in the previous version of OZP (before 

rezoning) and the SSP District respectively. It is 

about 70m to the south of the Lion Rock Country 

Park from the nearest point and not connected to 

any walking trails. The amendment would not 

cause insurmountable impacts on ecological and 

other aspects. 

 

The Agriculture, Fisheries and Conservation 

Department (AFCD) advises that the Convention 

on Biological Diversity (the Convention) Article 8 

(e) on In-situ Conservation is that "Each 

Contracting Party shall, as far as possible and as 

appropriate, promote environmentally sound and 

Annex IX of 
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Major Representation Points 

 

Responses 

 

the Convention on Biological Diversity 

which stipulates „promote environmentally 

sound and sustainable development in areas 

adjacent to protected areas with a view to 

further protection of these areas‟. 

 

 

sustainable development in areas adjacent to 

protected areas with a view to furthering protection 

of these areas". The Convention is an overarching 

international treaty which provides a 

comprehensive approach to the conservation of 

biological diversity, and sets overall goals and 

general obligations. The Convention has been 

extended to Hong Kong since 9.5.2011. Hong 

Kong's existing nature conservation policy and 

measures are generally in line with the objectives 

of the Convention.  

 

Existing nature conservation measures include 

designation of country parks, special areas, marine 

parks, marine reserves and conservation zonings, 

and implementation of conservation plans for 

important habitats and species etc. If the zoning 

amendment has duly taken into account the 

protection of important habitats and species of 

conservation importance, it is deemed to be in line 

with the objectives of the Convention in general. 

Given that the developer of the rezoning site would 

be required to carry out appropriate mitigation 

measures, including preservation or transplanting 

of existing trees with conservation value, or 

compensatory planting in accordance with the 

existing guidelines and tree preservation 

mechanism, the development proposal which 

comply with the relevant requirements would not 

be considered as contravening the objectives of the 

Convention. Significant adverse impacts on 

biodiversity are not anticipated. 

 

A3 The Town Planning Board (TPB) has been 

cautious in considering rezoning 

applications of “GB” sites for residential 

development. The current rezoning sets an 

undesirable precedent for rezoning 

Planning is an on-going process and the 

Government has been reviewing zonings of 

different sites from time to time so as to provide 

land to meet the economic and development needs 

of Hong Kong.  
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Major Representation Points 

 

Responses 

 

applications of “GB” sites for residential 

development and encourages major 

developers and private landowners to follow 

suit. 

 

 

 

 

Land suitable for development in Hong Kong is 

scarce and there is a pressing need for increasing 

housing supply. Rezoning of “GB” sites is one of 

the measures of the multi-pronged  approach to 

meet housing and other development needs. As the 

Site is adjacent to developed area at urban fringe 

and considered suitable and technically feasible for 

housing development, it is considered appropriate 

to rezone the Site for residential use to meet the 

housing needs of the community. 

 

The Site is adjacent to developed area at urban 

fringe. According to the tree survey conducted by 

LandsD, trees found in these sites are of common 

species. The Government would minimize the 

impacts on the environment by requiring the 

developer to carry out appropriate mitigation 

measures or compensatory planting in accordance 

with the existing guidelines and tree preservation 

mechanism. 

 

In view of the above, the subject rezoning would 

not set an undesirable precedent for rezoning 

applications of “GB” sites for residential 

development and encourage major developers and 

private landowners to follow suit since each 

planning application will be considered on its 

individual merits. Moreover, the applicants also 

have to demonstrate that their “GB” sites are 

suitable and technically feasible for rezoning to 

residential use.  

 

A4 The development with a plot ratio of 2.88 is 

excessive. It is not in line with TPB's 

Guidelines on application for development 

within "GB" zone, which stipulates that „an 

application for new development in a “GB” 

The Site is rezoned for residential development 

with appropriate intensity, taking into account 

various planning, environmental and technical 

considerations. The development intensity of the 

site i.e. a maximum GFA of 58,750m
2
 (equivalent 
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Major Representation Points 

 

Responses 

 

zone will only be considered in exceptional 

circumstances and must be justified with 

very strong planning grounds… a plot ratio 

of up to 0.4 for residential development may 

be permitted‟. The development is 

incompatible with the existing low-density, 

low-rise residential developments nearby. 

 

 

to a plot ratio of 2.88) and maximum BH of 

210mPD has been formulated having regard to the 

need for optimizing limited land resource, local 

characteristics various possible impacts of the 

proposed development on the surrounding areas, 

and departmental comments on the technical 

feasibility (i.e. no insurmountable problems on 

traffic, ecological, environmental, sewerage, 

drainage, and water supply aspects). In formulation 

of the rezoning proposal, the site area and 

maximum GFA were subsequently reduced from 

2.84 ha to 2.04 ha and 81,792m
2
 to 58,750m

2
 

respectively so as to address the concerns of the 

local residents. 

 

In view of the above and the fact that the site has 

been rezoned from “GB” to “R(C)13”, it is 

inappropriate to apply the TPB's Guidelines on 

application for development within "GB" zone to 

assess the development intensity of the site.   

 

A5 Most land in Hong Kong in the past had 

been squatter areas due to a lack of proper 

housing programme. Being once a squatter 

area does not automatically mean that the 

subject green belt site can be rezoned. 

 

 

The site was identified and considered suitable for 

rezoning for residential development during the 

second stage of “GB” review which considered 

those vegetated “GB” sites with a relatively lower 

buffer or conservation value and adjacent to 

existing transport and infrastructure facilities.  

 

A6 

 

The Government has extensively rezoned 

"GB" sites all over Hong Kong, which is an 

important directional change in Hong Kong's 

town planning policy. Nonetheless, no 

in-depth comprehensive consultation has 

been conducted. At present, the issue is dealt 

with on a piecemeal basis at District Council 

(DC) level, which is contrary to procedural 

justice. The pros and cons of developing 

“GB” zones should be reconsidered. Land 

In processing the subject zoning amendment, 

Planning Department (PlanD) has followed the 

established procedures including departmental 

consultation, District Council (DC) consultation, 

TPB submission, and gazetting under the Town 

Planning Ordinance (TPO). Prior to the submission 

to MPC of the Board, the Sham Shui Po District 

Council (SSPDC) was consulted on the subject 

rezoning proposal on 4.3.2014, 29.4.2014 and 

19.5.2014. The views collected were incorporated 
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Major Representation Points 

 

Responses 

 

use planning and public consultation should 

be carried out. 

 

 

into the MPC paper to facilitate MPC‟s 

consideration of the rezoning proposal on 

27.6.2014. The draft OZP incorporating the 

amendment was published for exhibition on 

18.7.2014 for two months until 18.9.2014. After 

gazetting, the SSPDC was further consulted at its 

meeting held on 2.9.2014 on the gazetted 

amendment. 

 

The public have been consulted on the rezoning 

proposal in accordance with the provisions of the 

TPO. The exhibition of OZP for public inspection 

and the provisions for submission of 

representations and comments on representations 

form part of the statutory public consultation 

process under the TPO. The public and 

stakeholders have been given the opportunity to 

provide their views and counter-proposals to the 

zoning amendment. Besides, all representers/ 

commenter have been invited to the hearing to 

present their views under section 6B(3) of the 

TPO. The statutory and administrative procedures 

in consulting the public on the zoning amendment 

have been duly followed. 

 

B. Ecological 

 

  

B1 The site is well covered with vegetation 

regenerated through over 20 years of natural 

succession after squatter clearance in 1980s. 

The development would result in loss of one 

of the few green belt areas that are 

well-vegetated in Sham Shui Po (SSP) and a 

natural habitat for birds (e.g. black kites) and 

mammals (e.g. monkeys and wild boars). 

The existing mechanism for tree removal 

and transplantation could not re-create an 

equivalent ecological value of a habitat. 

The site is adjacent to developed area at urban 

fringe. The Site is a disturbed area and the trees 

found there are largely of common species which 

have regenerated from the former squatter cleared 

in the 1980s. According to the tree survey 

conducted by Lands Department, there are about 

680 trees on site mainly of species commonly 

found in Hong Kong such as Macaranga tanarius 

( 血 桐 ), Mallotus paniculatus ( 白 楸 ), Cetlis 

sinensis ( 朴 樹 ), Ficus variegata ( 青 果 榕 ), 

Sterculia lanceolata ( 假 蘋 婆 ) and Microcos 
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Major Representation Points 

 

Responses 

 

Moreover, the affected wild animals may 

move closer to the existing nearby housing 

estates and disturb or threaten the health of 

the residents and general public including 

hikers in the area. 

 

 

nervosa (布渣葉 ), etc. No rare specimens or 

Registered Old and Valuable Tree and no trees of 

particular value for preservation were recorded.  

In this regard, it is unlikely that the rezoning would 

result in significant ecological issues.  

 

The Government would strive to minimize the 

impacts on the environment by requiring the 

developer to carry out appropriate mitigation 

measures, including preservation or transplantation 

of existing trees with conservation value, or 

compensatory planting in accordance with the 

existing guidelines and tree preservation 

mechanism. 

 

B2 The site is connected to the surrounding 

areas (which are close to the Lion Rock 

Country Park) as corridor and ecological 

network to allow terrestrial species to move 

across different parts of the area for food or 

refuge. The proposed development would 

disrupt or block movement of the wildlife in 

the area. 

 

 

The Site is a disturbed area and situated in the 

context of surrounding “GB” area and the Lion 

Rock Country Park. As AFCD advises that the site 

is close to existing residential development and 

adjoins Yin Ping Road, the surrounding woodland 

areas and streams within “GB” zone and the nearby 

Lion Rock Country Park could still serve as 

suitable habitats for wildlife, the proposed 

residential development would unlikely disrupt or 

block movement of the wildlife in the area. 

 

B3 The site and its vicinity are of important 

ecological value which has been 

underestimated. The rezoning has not 

considered other ecological attributes (i.e. 

natural streams, aquatic fauna, avifauna, 

mammals, and insects) aside from trees. A 

comprehensive ecological survey/assessment 

for the wildlife components and natural 

habitats within the site and its surroundings 

should be conducted. 

 

 

In formulation of the rezoning proposal, the site 

area was subsequently reduced from 2.84 ha to 

2.04 ha so as to address the concerns of the local 

residents on the potential impacts on the natural 

streams and the artificial slopes north of Dynasty 

Heights nearby. The natural streams have been 

excluded from the Site, thereby minimizing the 

disturbance to natural habitat. The „seasonal 

stream‟ as reported by some representers is in fact 

a small ephemeral water course, and no water 

course was observed during the dry season. There 

is no evidence that the „seasonal stream‟ is an 
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Major Representation Points 

 

Responses 

 

important habitat. There is no evidence that the 

„seasonal stream‟ is an important habitat. As such, 

a comprehensive ecological survey/assessment for 

the wildlife components and natural habitats would 

not be essential. 

 

B4 There is a „seasonal stream‟ across the site 

and a pool nearby with rare species 

(including Lesser Spiny Frog and 

Big-headed Frog, and Mountain Crab) as 

well as a wide variety of other species 

(including butterfly and dragonfly) found. 

The „seasonal stream‟ is the breeding ground 

of many aquatic organisms. The proposed 

development would cause irreversible 

ecological loss of this natural habitat. 

 

 

The „seasonal stream‟ as reported by some 

representers is in fact a small ephemeral water 

course, and no water course was observed during 

the dry season. There is no evidence that the 

„seasonal stream‟ is an important habitat. There is 

no evidence that the „seasonal stream‟ reported by 

some representers is an important habitat. 

 

AFCD advises that the reported Lesser Spiny Frog 

is listed as “Vulnerable” under the International 

Union for Conservation of Nature (IUCN) Red 

List; while the Big-headed Frog and Mountain 

Crab are listed as “Least Concern”.  The two frog 

species, which are commonly found in several 

protected areas, are recorded in the said „seasonal 

stream‟ on site. Verification of the presence of 

species of conservation interest within the Site and 

translocation of such species (if identified) under 

the supervision of AFCD will be arranged before 

the commencement of the site formation works. 

Furthermore, the Site is close to existing residential 

development and adjoins Yin Ping Road, the 

surrounding woodland areas within “GB” zone and 

the nearby Lion Rock Country Park could still 

serve as suitable habitats for wildlife.  The 

rezoning of the Site would unlikely result in 

significant ecological impacts. 
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Major Representation Points 

 

Responses 

 

C. Environment 

 

  

C1 Green belt can act as 'green lung', improve 

air and landscape quality and mitigate urban 

heat island effect. The proposed 

development resulting in a loss of green belt 

would bring negative impacts on living 

environment, quality of life and health of 

local residents and population in SSP where 

the air quality has already been poor. 

Instead, the Government should provide 

more green belt sites and improve air 

quality. 

 

 

The Site occupied 4.4% of the “GB” zones north of 

Lung Cheung Road on the OZP before rezoning. 

LandsD has conducted a  tree survey to ascertain 

the number of trees and those required to be 

preserved. The Government will require the 

developer to preserve, transplant or replant trees 

according to established greening guidelines and 

tree preservation mechanisms to minimize the 

impact to the natural environment. If tree 

preservation cannot be fully possible, the developer 

will be required to adopt proper greening measures 

such as theme planting, vertical planting, rooftop 

planting, etc. to compensate for the original 

greening effect.   

 

C2 As the site comprises steep slopes, 

additional areas outside the site will be 

affected for site formation and slope 

stabilization works. There will be further 

loss of trees and reduced distance of the 

proposed development from the nearby 

country park, resulting in greater 

environmental impacts. 

 

 

It is not necessary for the slope/site formation 

works involved in the proposed development to be 

extended outside the Site and encroaching upon the 

surrounding areas. Based on a revised development 

scheme worked out by the PlanD in consultation 

with relevant departments, the associated slope / 

site formation works can be contained within the 

Site as far as practicable and the proposed 

residential development would not cause further 

loss of trees (Plan H-8). Tree preservation and 

landscaping provisions will be stipulated in the 

land sale conditions to mitigate impacts. 

 

C3 Broken pieces of asbestos shingles were 

found within the site and its surroundings. 

There is concern that these asbestos 

materials and any contaminated materials 

would be haphazardly disposed or untreated 

and this may significantly affect both the site 

and its surroundings. 

 

In response to the potential land contamination 

issues raised by some SSPDC Members and a 

representer, the Environmental Protection 

Department (EPD) advises that  contamination 

assessment is required to be carried out later to 

ascertain any land contamination issues and any 

required decontamination works shall be 

completed before commencement of any building 



9 
 

Major Representation Points 

 

Responses 

 

 works.  As for the handling and removal of 

asbestos containing materials, they are subject to 

control under the Air Pollution Control Ordinance. 

 

C4 There will be adverse environmental impacts 

and nuisances (noise, dirt, surface runoff, 

ecological, pest etc.) to the surrounding 

areas during the construction period. 

 

 

EPD advises that the short-term environmental 

impacts such as dust, construction noise and 

construction site runoff, etc. arising during the 

construction period of the development are subject 

to control under various pollution control 

ordinances including the Air Pollution Control 

Ordinance, Noise Control Ordinance and Water 

Pollution Control Ordinance, etc.  The future 

developer shall ensure that proper pollution control 

measures are implemented to control the 

construction phase environmental impacts of the 

development within the established standards and 

criteria. 

 

Food and Environmental Hygiene Department 

(FEHD) advises that the future developer is 

required to take mitigating measures to 

control/minimize any potential adverse 

environmental impacts and nuisances in coping 

with relevant legislations during the construction 

period. During the construction period, FEHD will 

take appropriate actions on environmental hygiene 

as necessary according to relevant legislations 

 

D. Traffic 

 

  

D1 The existing traffic capacity of the road 

network in Tai Wo Ping particularly at the 

two critical junctions of Nam Cheong 

Street/Cornwall Street and Yin Ping 

Road/Lung Ping Road are close to 

saturation. The local residents have already 

been suffering from traffic congestions. The 

proposed development with substantial 

Transport Department (TD) advises that the 

proposed development will not cause 

insurmountable traffic impacts to the existing road 

network. The traffic capacities at the two major 

junctions in vicinity of the site (i.e. junction at Yin 

Ping Road and Lung Ping Road and junction at 

Nam Cheong Street and Cornwall Street have not 

been saturated at present. Assessment has been 
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Major Representation Points 

 

Responses 

 

increase in flat number and population will 

further aggravate the traffic conditions and is 

thus unacceptable. It would also have traffic 

impacts on other roads / junctions such as 

Lung Ping Road exiting Lung Cheung Road 

and junction at Cornwall Street/Tat Chee 

Avenue. 

 

 

carried out and the result indicates that the junction 

at Yin Ping Road and Lung Ping Road is adequate 

to meet the traffic demand up to 2029. For the 

junction at Nam Cheong Street and Cornwall 

Street, a junction improvement work is being 

designed and the junction will be able to meet the 

traffic demand up to 2029 after the implementation 

of the junction improvement works prior to the 

completion of the Pak Tin Estate Redevelopment. 

Based on an assumed flat number of 980, about 

115 parking spaces are required in accordance with 

the Hong Kong Planning Standards and Guidelines 

(HKPSG). The additional traffic flow of the 

proposed development will be about 98 passenger 

car units/hour (pcu/h) in 2-way at peak hours. The 

trip generation and attraction would have 

insignificant impact on the existing road network, 

even taking into account the concurrent 

developments in the area such as the two housing 

sites north of Lung Cheung Road and Pak Tin 

Estate Redevelopment. Road improvement works/ 

traffic arrangement specifically to cater for the 

proposed development would not be necessary.  

 

D2 The proposed development and concurrent 

housing developments in the surrounding 

areas (including two housing sites north of 

Lung Cheung Road and Pak Tin Estate 

Redevelopment) would have cumulative 

adverse traffic impacts. 

 

 

The proposed development and concurrent housing 

developments (including two housing sites north of 

Lung Cheung Road and Pak Tin Estate 

Redevelopment) have been taken into account in 

the assessment and the result indicates that the 

additional traffic flow would not cause 

insurmountable traffic impact to the road network 

in the vicinity. 
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Major Representation Points 

 

Responses 

 

D3 The proposed development will increase 

traffic flows along Lung Ping Road exiting 

to Lung Cheung Road. This defeats the 

purpose of providing infrastructure works 

for the two housing sites north of Lung 

Cheung Road to avoid additional traffic 

passing through the Beacon Heights 

neighbourhood and thus implies a waste of 

public money.  

 

 

TD advises that the traffic flow will be along Yin 

Ping Road which is the most direct and convenient 

route to Lung Cheung Road for the proposed 

residential development. 

 

Civil Engineering and Development Department 

(CEDD) advises that as documented in the 

approved Public Works Subcommittee paper 

(PWSC(2012-13)50) „Infrastructure Works for 

Housing Sites adjacent to Lung Ping Road at Tai 

Wo Ping, Shek Kip Mei‟, the proposed road 

scheme will provide direct and convenient access 

to Lung Cheung Road for the two housing sites  

north of Lung Cheung Road, thereby saving 

travelling time in addition to minimizing the traffic 

and environmental impacts on the nearby 

residential areas (including Beacon Heights). 

 

D4 The traffic data provided by the Government 

(e.g. reserved capacity and design flow 

capacity) are misleading and incomplete. 

The assumptions and methodology adopted 

in the assessment by the Government are 

unrealistic (e.g. parking space provision, 

traffic demand) or incomprehensive (e.g. no 

assessment based on level of service). 

 

 

TD considers that traffic assessment carried out for 

the concerned junctions is adequate in reflecting 

the actual and future traffic situation in the 

concerned area. 

E. Slope Safety 

 

  

E1 There are many boulders on the slopes of 

Tai Wo Ping and there were previous 

incidents of collapses at the slope behind 

Dynasty Heights. Slope instability and 

proximity of the site to housing estates 

nearby pose possible risks to life and 

property of the existing residents there and 

technical difficulties in construction. 

Geotechnical Engineering Office (GEO), CEDD 

advises that since the site does not adjoin the 

artificial slopes behind Dynasty Heights, and its 

slope works can be contained within the site, the 

proposed residential development would not affect 

Dynasty Heights or its artificial slopes maintained 

by them. Moreover, In view of the existing 

engineering technology, GEO, CEDD advises that 
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Major Representation Points 

 

Responses 

 

Extensive slope works of at the site would 

also affect the slopes behind Dynasty 

Heights the additional maintenance cost of 

which will be borne by the Dynasty Heights 

residents. 

 

 

the possible landslide mitigation measures and site 

formation works involved in the proposed 

development are technically feasible. 

 

The Buildings Ordinance and related legislation 

stipulate that, before works commencement, the 

developer is required to submit the natural terrain 

hazard mitigation measures and the design of site 

formation works associated with the proposed 

development for the approval of the Building 

Authority and comply with all statutory 

requirements, safety and other relevant standards, 

so that adjoining slopes and structures will not be 

adversely affected. 

 

E2 Safety of the resident is at stake by relying 

on the future developer instead of the 

Government to provide mitigation measures 

and address the technical problems on the 

slope safety issue. 

 

 

Please refer to Response to E1 above. 

 

Building Department advises that under Practice 

Note for Authorised Persons, Registered Structural 

Engineers and Registered Geotechnical Engineers 

APP-128, geotechnical assessment should be 

conducted at an early stage to identify any 

fundamental geotechnical constraints and to 

adequately assess the geotechnical feasibility of the 

project. 

 

F. Loss of Landscape and Recreation Outlet 

 

 

F1 The proposed development would affect 

many trees and involve loss of greenery. 

This is contrary to the Government‟s policy 

to promote greening in Hong Kong. 

 

 

Please refer to Response to C1 above. 

F2 The proposed development would result in a 

loss of a recreational outlet for local 

residents and a hiking place for the public. 

However, it would not bring any benefits to 

As the site is without footpath or hiking trail, and 

natural streams have been excluded from the site as 

far as possible, the proposed residential 

development would not result in a loss of a 
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Responses 

 

the residents nearby.  

 

 

recreational outlet for local residents or a hiking 

place for the public. 

 

G. Housing Demand & Supply 

 

  

G1 The shortage of housing supply may not be a 

long-term phenomenon. There is no urgent 

need to rezone the green belt site for 

increasing housing supply. 

 

 

As announced in the Long Term Housing Strategy 

December 2014 and 2015 Policy Address, based on 

the latest projections, the Government has adopted 

a total housing supply target of 480,000 units for 

the ten-year period from 2015-16 to 2024-25, with 

a 60:40 public-private split in new housing 

production. To achieve this, the Government will 

continue to adopt a multi-prolonged approach to 

increase land supply in the short, medium and long 

term, through the continued and systematic 

implementation of a series of measures, including 

the optimal use of developed land as far as 

practicable and identification of new land for 

development. 

 

G2 The proposed residential development will 

entail high development costs and is likely 

for luxurious housing instead of affordable 

housing and hence unable to ease the 

pressure on housing supply for the general 

public. 

 

 

In the 60:40 public-private split in new housing 

production, private residential sites with different 

density zones should be identified to meet the 

various demands. The Site with a maximum GFA 

of 58,750m
2
 can help meet the demand for low 

density private residential housing by providing 

about 980 flats.    

G3 The Government should use other means to 

increase housing land supply, e.g. better 

utilization of developed sites and brownfield 

sites, redevelopment of industrial buildings, 

rezoning of abandoned farmland, urban 

renewal, utilization of vacant public housing 

units, limited reclamation, etc., as well as 

search for other housing sites in other 

districts. Alternative housing sites in SSP 

such as Tai Hang Sai Estate, Chak On 

In order to achieve the housing target, the 

Government will continue to adopt a 

multi-prolonged approach to increase land supply 

in the short, medium and long term, through the 

continued and systematic implementation of a 

series of measures, including the optimal use of 

developed land as far as practicable and 

identification of new land for development. 

 

The alternative housing sites suggested by the 
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Responses 

 

Estate, Shek Kip Mei Estate, the vacant Sam 

Shui Natives Association Tong Yun Kai 

School and St. Francis of Assisi‟s Caritas 

School sites, the Cheung Sha Wan 

Temporary Wholesale Poultry Market, etc. 

should be considered. 

 

 

representers are either existing/planned housing 

developments/redevelopments or sites with 

planned uses (e.g. Cheung Sha Wan Temporary 

Wholesale Poultry Market is planned for open 

space and school use after relocation). The 

Education Bureau (EDB) advises that the ex-Sam 

Shui Natives Association Tong Yun Kai School 

premises and ex-St. Francis of Assissi‟s Caritas 

School premises have already been planned for 

other uses, therefore these two sites are not 

available for residential housing development. 

 

H. Development and Infrastructure Capacity 

 

  

H1 The SSP district is overcrowded and its 

population will further increase substantially 

with the completion of various housing 

developments in the district (e.g. North West 

Kowloon Reclamation Sites 2 and 6, 

development above Nam Cheong Station, 

urban renewal projects) in future. The 

district has approached its development 

limit, with inadequate facilities and 

infrastructure capacity. The Government 

should avoid further deprive SSP of scarce 

green space. 

 

 

The proposed residential development would not 

result in any adverse impacts on infrastructural 

capacity and provision of open space and 

Government, institution and community (GIC) 

facilities in the area. Concerned departments 

including TD, Water Supplies Department (WSD) 

and CEDD have no adverse comments on the 

proposed development. The Drainage Services 

Department (DSD) advises that the requirement of 

a drainage impact assessment could be 

incorporated in the relevant land/lease conditions 

for the Site. 

 

For the provision of public open space, a total of 

about 19.74 ha of open space is required in Shek 

Kip Mei in accordance with HKPSG. Total 

planned open space provision in the area is about 

38.87 ha. There is thus sufficient existing and 

planned open space provision in the area to meet 

the requirements as stipulated in the HKPSG. 

 

Regarding GIC facilities, except 19 primary school 

classrooms and 570 hospital beds, there is no other 

deficit in major community facilities in the area. 
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As provision of hospital beds is on a regional basis, 

there is no need to provide these GIC facilities at 

the Site. The shortfall in primary school classrooms 

is minor and the EDB has no comment on the 

amendment. 

 

H2 There is inadequate infrastructure to support 

the proposed housing development. 

 

 

Please refer to Response to H1 above.  

 

I. Insufficient Information / Assessment 

 

  

 The information released on various 

technical assessments (traffic, ecological, 

environmental, geotechnical, air ventilation, 

landscape, etc.) was incomprehensive and 

incomplete. Many important considerations 

(e.g. living organisms within the site and 

traffic flow/data, etc.) have not been 

mentioned. Reliance on the future developer 

to conduct detailed technical assessments 

and recommend mitigation measures is not 

proper. The Government should submit 

detailed impact assessments, including 

ecological, environmental and traffic aspects 

as well as tree preservation proposal to the 

TPB. 

 

 

The relevant Government departments, including 

AFCD, TD, EPD, WSD, CEDD, DSD, etc. have 

examined and evaluated the possible impacts of the 

proposed residential development at the Site and 

conclude that no significant and insurmountable 

impacts will be resulted. A summary of their 

evaluation on the impacts of the rezoning of the 

Site is attached at Annex X. 

 

J. Public Consultation Procedure 

 

  

J1 Public consultation has not been conducted 

under normal procedures. The Government 

put the subject site into Land Sale List 

2014/15 without any public consultation. 

Subsequent consultations were carried out in 

haste without providing adequate 

In processing the subject zoning amendment, 

PlanD has followed the established procedures 

including departmental consultation, DC 

consultation, TPB submission, and gazetting under 

the TPO. Prior to the submission to MPC of the 

Board, the SSPDC was consulted on 4.3.2014, 
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Responses 

 

information. The practice of rezoning the 

site first without actual assessments and then 

proposing the measures required to mitigate 

the impacts of the rezoning is taking the 

branch for the root and sets a bad precedent. 

 

 

29.4.2014 and 19.5.2014. The views collected have 

been incorporated into the MPC paper to facilitate 

MPC‟s consideration of the rezoning proposal on 

27.6.2014. The zoning amendment was published 

for exhibition on 18.7.2014 for two months until 

18.9.2014. After gazetting, SSPDC was further 

consulted at its meeting held on 2.9.2014 on the 

gazetted amendment. 

 

The public have been consulted on the rezoning 

proposal in accordance with the provisions of the 

TPO. The exhibition of OZP for public inspection 

and the provisions for submission of 

representations and comments on representations 

form part of the statutory public consultation 

process under the TPO. The public and 

stakeholders have been given the opportunity to 

provide their views and counter-proposals to the 

zoning amendment. Besides, all representers/ 

commenter have been invited to the meeting to 

present their views under section 6B(3) of the 

TPO. The statutory and administrative procedures 

in consulting the public on the zoning amendment 

have been duly followed. 

 

J2 In taking forward the rezoning as an 

amendment to the OZP, the Government has 

not respected the opinion of the SSP District 

Council (SSPDC) that the Government 

cannot submit the rezoning proposal for 

TPB's consideration without sufficient 

information provided and the SSPDC's 

motions of opposing the rezoning. 

 

 

 

Please refer to Responses to I and J1 above. 
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Representers’ Proposals 

P1 Preserve the former “GB” zone and provide 

enhancement such as developing it into a 

large park and improving it and the 

adjoining stream as a place for hiking / 

recreation for the public 

 

 

Rezoning of the site for residential use is 

considered suitable in view of the pressing need for 

increasing housing supply, relatively less buffering 

effect and lower conservation value and proximity 

to existing urbanized development and 

infrastructure of the site, no insurmountable 

adverse impacts of the housing development, etc. 

as stated in the responses to the representations 

above. 

 

As there is surplus existing and planned open space 

provision in Shek Kip Mei (14.09 ha district open 

space (DO) and 5.04 ha local open space (LO) 

respectively) and SSP ( 11.5 ha DO and 8.74 ha 

LO respectively), replacement of the proposed 

residential development by a large park is not 

justified.  

 

P2 Rezone to “Country Park” 

 

 

Designation of Country Park is under the 

jurisdiction of the Country and Marine Parks 

authority governed by the Country Parks 

Ordinance (Cap. 208) which is outside the purview 

of the Board.  AFCD advises that there is no plan 

to designate the site as Country Park. 
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Commenter’s Grounds  

Major Comment Points Responses 

Q1 Opposes to Amendment Item C and proposes 

to preserve the “GB” zone.  

 

Please refer to response to P1 above  

 

Q2 The large amount of representations objecting 

to Item C indicates that people do not agree to 

rezone “GB” for housing development. 

 

In processing the zoning amendment, the 

Government has followed the established 

procedures including departmental consultation, 

DC consultation, TPB submission, and gazetting 

under the TPO. Upon gazetting of the OZP, the 

public have been consulted on rezoning proposal 

in accordance with the provisions of the TPO and 

all representers/ commenter have been invited to 

the meeting to present their views under section 

6B(3) of the TPO. 

 

Please refer to responses to J1 above. 

 

Q3 SSPDC has expressed concern on the 

inadequacy of information and passed motions 

objecting the rezoning. 

 

Please refer to responses to J1and J2 above. 

Q4 The grounds submitted by the different 

representers are sufficient, covering aspects on 

environmental (tree preservation and buffer for 

country park), planning consistency, public 

living space, use of alternative land for housing 

supply. 

 

Please refer to responses to representations 

objecting to Amendment Item C above. 

Q5 The TPB should reject the amendment item to 

force the Government to reflect on the planning 

policy. 

 

Rejecting the amendment item is not supported in 

view of the pressing need for increasing housing 

supply, relatively less buffering effect and lower 

conservation value and proximity to existing 

urbanized development and infrastructure of the 

site, no insurmountable adverse impacts of the 

housing development, etc. as stated in the 

responses to the representations above.  
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(2) Grounds, Proposals and Responses of Respective Representations and Comment 

 

Adverse Representations (R2 to R405 and R407 to R5110) 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R2         A2,A6 

R3         C1,F1 

R4         B1,C1,D1,E1,F1,F2 

R5         C1,D1,E1,G2,G3 

R6 - R10         B1,B2,B4,I 

R11     B2,B4,D1 

R12  B1,B2,C1,G1 

R13     B1,B2 

R14 - R15    B1,B2,B4 

R16     B1,B4 

R17     B1,B2,C1,G1 

R18     C1,D1 

R19     D1,D2,I 

R20     A2,A4,B2 

R21     I,J1,J2 

R22     I,J1,J2 

R23     A1,B2,B4,G2,I 

R24     A3,B4 

R25     B1,B2,B4,I 

R26     A1,A6,B1,B2,C1,G2,I 

R27     B1,B2,B4,I 

R28     C1,C4,F2 

R29     C1,D1,E1,E2,J1 

R30     F2,J1 

R31     A2,C1,J1 

R32     A3,C1,F1 

R33     F1,G2 

R34     C1,D1,E1,E2,J1 

R35     F2,J1 

R36     D1 

R37     B2 

R38     C1,D1 

R39     C1,D1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R40     F2 

R41       * 

R42     B1,F1 

R43     C1 

R44     C1 

R45     B1,C1 

R46     B1,C4,D1 

R47     B1,F1 

R48     D1 

R49     B1,C4 

R50     B1,D1 

R51     F2 

R52     A4 

R53     D1 

R54     B1,F2 

R55     C1,C4,G2 

R56 - R59      * 

R60     G2 

R61     B1 

R62     B1,E1 

R63     B1,B4 

R64     D1,H1 

R65     B1,B4 

R66     B1,B2 

R67     B1,B4 

R68     D1,H1 

R69     B1,B2 

R70     B2,B4,C1,F1,I,J1,J2 

R71     B1,C1,D1 

R72     B1,C1,D1 

R73     B1,B2 

R74     C1 

R75     E1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R76     B1 

R77     B2,C1 

R78     D1 

R79     B1,C1,C4,D1,E1,F2 

R80     B2,C1 

R81     B2 

R82     B2,C1 

R83     D1 

R84     B1 

R85     B1 

R86     D1,H1 

R87       * 

R88     B1 

R89     B1,C1,D1 

R90       * 

R91     C1 

R92     A2,F2 

R93     D3 

R94     D1 

R95     F2 

R96       * 

R97     A5 

R98     F2 

R99     B1 

R100               D1,F1 

R101               C1,J1 

R102               C1 

R103               G3 

R104               C1 

R105               D1,G2 

R106               B2 

R107               B1 

R108               D1 
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Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R109               B1,B2 

R110               B2,C2,E1 

R111               A1,G2 

R112               A5,B1,F1 

R113                 * 

R114               B2,C2,D1 

R115               B1,G2 

R116               D1 

R117               D1 

R118               B1,C1 

R119               D1,F1 

R120               D1 

R121               D1 

R122               B1 

R123               D1,F2 

R124               B2,C2,D1 

R125                 * 

R126               D1 

R127               D1 

R128               A2,B2,I,J1 

R129               B2 

R130               A2,B1 

R131               B1 

R132               A2,C1 

R133               C1,D1,F1 

R134               D1,F1 

R135               C1,D1,F1 

R136               D1 

R137               C1,D1 

R138               A2 

R139               F1,F2 

R140               C1 

R141               J2 

R142               C1 

R143               B1,C1 

R144               G2 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R145               D1 

R146               D1,D2 

R147               B1,C1,D1 

R148               B1,C1,D1 

R149               B1,C1 

R150               B1,D1 

R151                 * 

R152               A2 

R153               D1 

R154               A2,C1 

R155               A2 

R156               A2,B1,B2 

R157               B1 

R158               A2,C1 

R159               J1 

R160               F1 

R161               A2,B1,F2,J1 

R162               B1,C1 

R163               C4,D1,G3 

R164               C4,D1,F2 

R165               B1,C4,D1,E1 

R166               D1 

R167               D1 

R168               D1,E1,F2 

R169               C1,D1 

R170               B1,C1,D1 

R171               B1,C1,D1 

R172               C1,D1 

R173               B1,C2,D1 

R174               F2,J1 

R175               B1,C1,D1,F2 

R176               B1,C1,D1 

R177               C1 

R178               A2 

R179               A2 

R180               B1,D1,D2 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R181               A2,B1,D1 

R182               B1,I 

R183               D1 

R184               B1,C1 

R185               B4,C4 

R186               B1,C4,F2 

R187               B1 

R188               C2 

R189               H1 

R190               A2,B1 

R191               A2,C1,D1 

R192               D1 

R193               D1 

R194               D1,G2,J1 

R195               D2 

R196               H1,H2 

R197               G2 

R198               B1 

R199               D1 

R200               B1,C1,J1 

R201               A2,D1,H1 

R202               C1 

R203               C1 

R204               C1 

R205               C4,D1 

R206               A2 

R207               A4,H1 

R208               A2 

R209               A2 

R210               D1 

R211               B1 

R212               A3,I,J1 

R213 D1 

R214               F1 

R215               B1 

R216               F1,I,J1 
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Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R217               C1,F2,H1 

R218               A1 

R219               A2,A4 

R220               F2,J1 

R221               D1 

R222               A2,C1,F2 

R223               D1,D2 

R224               B1 

R225               A2,C1 

R226               B1 

R227               A2 

R228               A6,B1,G2 

R229               B1,F2 

R230               B1,C1,I 

R231               B1,C1,D1,I 

R232               B1,C1,J1 

R233               A2 

R234               E1,I 

R235               A3,C1 

R236               C2 

R237               D1 

R238               A2,B1 

R239               A2 

R240               B4,C4 

R241               E1 

R242               D1 

R243               A2,B1 

R244               D1,G3,J1 

R245               J2 

R246               A2,C4 

R247               A2 

R248               A2 

R249               C1 

R250               C4 

R251               B1 

R252               D1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R253               C1 

R254               B1 

R255               C1,G1 

R256               C1,I,J1 

R257               A2,B1,C4 

R258               D1 

R259               B1,C1,F1 

R260               B1 

R261               B1 

R262               D1 

R263               B1,C1 

R264               A2,A3,B1 

R265               D2 

R266               C1 

R267               D1 

R268               A2,B1,C1 

R269               D1 

R270               A2,C1,F2 

R271               B1,J1 

R272               C1,D1 

R273               B1,G2 

R274               B1,B2 

R275               B1,C1 

R276               C1 

R277               D1 

R278               B1,D1,F1 

R279               E1,F2 

R280               C1 

R281               G2,I 

R282               B1 

R283               D1 

R284                

R285               C1 

R286               C1 

R287               B1,C4 

R288               D1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R289               B1 

R290               E1 

R291               A2 

R292               B2,F2 

R293               A2,B1,C1 

R294               D1,J1 

R295               B1,E1,E2 

R296               B3,I 

R297               B1,F2 

R298               C1,D1,E2 

R299               D1 

R300               I 

R301               C4 

R302               F1 

R303                 * 

R304               B1 

R305               B1,G2 

R306               C1,D1 

R307               A2,P1 

R308               B1,D1,P1 

R309               G2,G3,H1,P1 

R310               D1,P1 

R311               C2,P1 

R312               D1,I 

R313               D1,H2 

R314               A2,A3,A5,A6,B1,C1,F1,F2,

H1,I,J1,J2 

R315               B1,C1,D1,F1,P1 

R316               C4,D1,F1,H1 

R317               C1,G2,P1 

R318               A1,A2,A3,A5,A6,B1,B2,B3

,B4,C1,C2,C4,D1,D2,E1,E2

,F2,G3,H2,I,J1,J2,P1 

R319               A1,A2,B1,B2,B3,B4 

R320               A1,A2,A6,B4,C1,F1,G2 

R321               A1,A2,A6,B4,F1 
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Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R322 - 

R323             

A1,A2,A6,B4,C1,F1,G2 

R324               C1,P1 

R325               A3,I,J1,P1 

R326               D1,P1 

R327               A1,A2,B1,B2,B3,B4,C3,C4,

I 

R328               B1,B4,C1,F2,G2,G3,I,J1,J2 

R329               A1,A6,B1,C1,E1,I,J1,J2 

R330               D1,P1 

R331 - 

R335               

A1,A2,A6,B4,C1,F1,G2 

R336               A1,A2,A6,F1,I,J2 

R337 - 

R339              

A1,A2,A6,B4,C1,F1,G2 

R340               B1,B2,B3,B4,C1,F2,G2,G3 

R341 - 

R350               

A1,A2,A6,B4,C1,F1,G2 

R351               A2,B1,B2,B3,B4,C4,P1 

R352               I,J1,P1 

R353               A1,A2,A6,B3,B4 

R354               A2,A6,B2,B3,B4,I,P1 

R355 - 

R357              

A1,A2,A6,B4,C1,F1,G2 

R358               A2,B4,F1,G2 

R359               B1,D1,I 

R360               C1,D1 

R361               B1,C4,D1 

R362               A1,A2 

R363               B1,C1,E1,F1,H1,J2 

R364               G3,J1 

R365               G2,G3,H1 

R366               B1,C4,D1,P1 

R367               A3,B2,C1,D1,F2,G2,J2 

R368               A3,B1,C4,D1,P1 

R369               A2,F2,P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R370               C1 

R371               A3,C1,G3,P1 

R372               A3,B2,C1,D1,F2,G2,J2 

R373               A3,B2,C1,D1,F2,G2,J2 

R374               A2,B3,B4,F2,P1 

R375               A2,B1,B3,B4,F2,P1 

R376               A2,B1,B2,B4,C1,I,J1,P1 

R377               A2,B1,P1 

R378 - 

R379               

A4,B1,C1,D1,F2,I 

R380               C1,F2,G3,P1 

R381               B1,C4,D1,P1 

R382               B1,C1,P1 

R383               C1,F2,P1 

R384               A3,B2,C1,D1,F2,G2,J2 

R385               B1,D1,E1,P1 

R386               C1,P1 

R387               D1,P1 

R388               D1,P1 

R389               D1,J1,P1 

R390               C1,P1 

R391               C1,P1 

R392               A2,B1,C1,F1,P1 

R393               A2,A3,B1,C1,G2,I,J1,P1 

R394               B1,F2,G2,G3,J1,P1 

R395               B1,C1,F1,F2,G2,G3,J1 

R396               B1,F1,I,J1,P1 

R397               B1,C1,I 

R398               B1,C1,P1 

R399               D1,P1 

R400               C1,P1 

R401               C4,F1,P1 

R402               B1,B2,F2,P1 

R403               A2,B1,P1 

R404               A2,F1,P1 

R405               A2,B1,P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R407               F1,P1 

R408               B1,F2 

R409               A2,F2 

R410               B1,B2,D1 

R411               C1,F2,P1 

R412               D1,P1 

R413               B1,C1,F1,F2,P1 

R414               D1,P1 

R415               A2,B1 

R416               E1,P1 

R417               C1 

R418               D1 

R419               D1 

R420               B1,P1 

R421               F1 

R422               G2,P1 

R423               G2,G3 

R424               A2,B1,P1 

R425               C1 

R426               F1,G3,P1 

R427               B1,C1,P1 

R428 - 

R435               

D2,P1 

R436               D1,D2,P1 

R437 - 

R440               

D2,P1 

R441 - 

R452               

B1,P1 

R453 - 

R478               

D1,P1 

R479 - 

R487               

B1,P1 

R488 - 

R498               

A2,F2,P1 

R499               A2,D1,F2,P1 

R500 - A2,F2,P1 
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Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R502              

R503 - 

R518               

C2,P1 

R519 - 

R529              

D1,P1 

R530 - 

R543              

C1,P1 

R544 - 

R562              

A2,C4,P1 

R563 - 

R581               

C4,P1 

R582               C4,D1,P1 

R583 - 

R594               

B1,P1 

R584               B1,P1 

R585               B1,P1 

R586               B1,P1 

R587               B1,P1 

R588               B1,P1 

R589               B1,P1 

R590               B1,P1 

R591               B1,P1 

R592               B1,P1 

R593               B1,P1 

R594               B1,P1 

R595 - 

R611               

D1,D2,P1 

R612               D1,P1 

R613 - 

R614               

D1,D2,P1 

R614               D1,D2,P1 

R615 - 

R624               

D1,P1 

R625 - 

R633               

B1,P1 

R634               A2,G3,P1 

R635               B4,P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R636               F2,P1 

R637               C2,P1 

R638               D1,P1 

R639               B1,C1,P1 

R640               A2,C1,P1 

R641               A2,P1 

R642               A2,B1,P1 

R643               J1,P1 

R644               A2,P1 

R645               D1,P1 

R646               B1,P1 

R647               C1,P1 

R648               A2,P1 

R649               A2,F1,P1 

R650               C1,H1,P1 

R651               D1,P1 

R652               E1,P1 

R653               C1,P1 

R654               A2,F1,P1 

R655               A2,P1 

R656               F1,P1 

R657 - 

R659               

D1,P1 

R660               C1,P1 

R661               B1,P1 

R662               D3,G2,P1 

R663               C1,P1 

R664               G3 

R665               B1,P1 

R666               B1,E1,P1 

R667               A2,P1 

R668               A2,C1,P1 

R669               A2,C1,P1 

R670               B1,F1,F2,P1 

R671               F1,G3 

R672               B1,F1,P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R673               A2,F1,P1 

R674               B1,C1,H1,P1 

R675               B1,P1 

R676               D1,P1 

R677               B1,P1 

R678               A2,P1 

R679               B1,C1,P1 

R680               D2,P1 

R681               A2,F1,P1 

R682               A2,P1 

R683               A3,F2,P1 

R684               A2,G2,P1 

R685               C1,P1 

R686               A2,P1 

R687               B1,B4,E1,P1 

R688               B1,E1,P1 

R689               B4,P1 

R690               P1 

R691               J1,J2,P1 

R692               A2,B1,F1,P1 

R693               A3,G2,J1,P1 

R694               G2,P1 

R695               D1,P1 

R696               J1,J2,P1 

R697               A2,B1,P1 

R698               A2,B1,P1 

R699               B1,P1 

R700               A2,B1,P1 

R701               D1,P1 

R702               F2,P1 

R703 - 

R1721             

A2,A3,A5,A6,B1,C1,F1,F2,

H1,I,J1,J2 

R1722 - 

R1784           

A3,B2,C1,D1,F2,G2,J2 

R1785 - 

R1787           

A2,B1,C4,P1 
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Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R1786             A2,B1,C4,P1 

R1787            A2,B1,C4,P1 

R1788 - 

R1835          

A3,I,J1,P1 

R1836 - 

R1843          

C1,P1 

R1844 - 

R1859           

A2,F2,P1 

R1860 - 

R1866           

D1,P1 

R1867 - 

R4197           

A2,A3,A5,A6,B1,C1,F1,F2,

H1,I,J1,J2 

R4198             A3,I,J1,P1 

R4199 - 

R4221       

A2,A3,A5,A6,B1,C1,F1,F2,

H1,I,J1,J2 

R4222 - 

R4249         

A3,B2,C1,D1,F2,G2,J2 

R4250             A2,A3,A5,A6,B1,C1,F1,F2,

H1,I,J1,J2 

R4251 - 

R4296          

A1,A2,A6,B4,C1,F1,G2 

R4297             A3,D1,I,J1,P1 

R4298 - 

R4302         

A2,A3,A5,A6,B1,C1,F1,F2,

H1,I,J1,J2 

R4303             A1,A2,A3,B1,B4,C1,D2,G2

,G3,H1,J1,P1 

R4304             A1,B1,B4,C1,G2,P1 

R4305             A1,B1,F1,G2,G3,P1 

R4306             B1,P1 

R4307 - 

R4309          

A1,A2,A3,B1,C1,C4,D1,F2,

G2,G3,H1,I,J1,J2 

R4310             A1,A2,A6,B4,C1,F1,G2 

R4311             B1,C1,C4,D1,F1,F2,G2,G3,

P1 

R4312             A2,A3,B1,C1,G3,H1,J1 

R4313             A2,B1,B4,C1,C4,D1,D2,E1,

P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R4314             C1,F2,G3,J2 

R4315             B1,G3,P1 

R4316             B1,C1,D1,P1 

R4317             B1,C1 

R4318             A2,B1,C1,E1,F1,G2,H1,I,J1

,J2,P1 

R4319             A2,C1,G3,P1 

R4320             A2,B1,P1 

R4321             B1,P1 

R4322             B1,D1,G3,P1 

R4323             G3,I,P1 

R4324             G2,G3 

R4325 - 

R4349           

G2,H1,P1 

R4350             B1,B4,D1,G2,G3,P1 

R4351 - 

R4368            

B1,G3,P1 

R4369 - 

R4370           

C1,G3,P1 

R4370             C1,G3,P1 

R4371             B1,G3,P1 

R4372             B1,C1,F2,G3,P1 

R4373             C1,F2,P1 

R4374             A2,B1,P1 

R4375             B1,F1,G3,P1 

R4376             G3,P1 

R4377             B1,C1,P1 

R4378             B1,F1,P1 

R4379             B1,C1,F1,P1 

R4380             A2,B1,P1 

R4381             A2,B1,P1 

R4382             B1,B4,C1,D1,D2,D3,G2,G3

,H2,J2,P1 

R4383             G3,I,P1 

R4384             A2,F1,P1 

R4385             C1,F1,P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R4386             A2,G3,P1 

R4387             B1,C1,P1 

R4388             C1,F1,P1 

R4389             A2,P1 

R4390             A2,G3,P1 

R4391             B1,F1,G3,P1 

R4392             I,P1 

R4393             B1,C1 

R4394             B1,E1,P1 

R4395             B1,F1,G3,P1 

R4396             B1,C1,F1,P1 

R4397             B1,B4,C1,P1 

R4398             C1,P1 

R4399             B1,F1,G3,P1 

R4400 - 

R4829           

A1,A2,A3,B1,C1,C4,D1,F2,

G2,G3,H1,I,J1,J2 

R4830 - 

R4833           

A2,A3,F2,I,J1,P1 

R4834 - 

R4838           

A2,B1,C1,H1 

R4839 - 

R4841          

D1,I,J1,J2,P1 

R4842             G1,G2,G3,P1 

R4843 - 

R4846           

D1,I,J1,J2,P1 

R4847 - 

R4850           

G1,G2,G3,P1 

R4851 - 

R4861         

A1,A2,A6,F1,I,J2 

R4862 - 

R4885          

I,J1,J2,P1 

R4886 - 

R4914           

F1 

R4915 - 

R4926           

A1,A2,A3,B1,C1,C4,D1,F2,

G2,G3,H1,I,J1,J2 

R4927 - 

R4928           

A1,A2,A6,F1,I,J2 
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Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R4929             B1,C1,C4,D1,F1,F2,G3,H1,

P1 

R4930             B1,C2,C4,D1,G2,G3,P1 

R4931 - 

R4933          

A1,A2,A3,B1,C1,C4,D1,F2,

G2,G3,H1,I,J1,J2 

R4934             A3,I,J1,P1 

R4935             A2,F2,P1 

R4936             A3,I,J1,P1 

R4937             C1,F1,G3,J2,P1 

R4938             G2,G3,P1 

R4939             A2,B1,B3,C1,F2 

R4940             B1,D1,F1,G3,I 

R4941 - 

R4942         

C1,D1,G3,I 

R4942         C1,D1,G3,I 

R4943             B1,G3 

R4944             B1,G3,H2 

R4945             A2,G3,P1 

R4946             A2,B1,G3 

R4947             G2,G3 

R4948             C1,D1,E1,F1,G2,G3 

R4949             B1,G3 

R4950             B1,G2,P1 

R4951             B1,G3 

R4952             G2,G3,P1 

R4953             G2,P1 

R4954             A2,P1 

R4955             A2,C4,F1,F2,H1,P1 

R4956             C1,H1,P1 

R4957             D2,P1 

R4958             F2,G3 

R4959             G3,P1 

R4960             C1,G3,P1 

R4961             F2,P1 

R4962             C1 

R4963             D3,P1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R4964 - 

R4969           

A3,J1,P1 

R4970 - 

R4983         

A2,P1 

R4984 - 

R4997        

I,J1,P1 

R4998 - 

R5005          

D2,P1 

R5006           B1,P1 

R5007             D2,P1 

R5008 - 

R5011        

B1,P1 

R5012             C1,P1 

R5013 - 

R5014           

B1,P1 

R5015 - 

R5028           

C1,P1 

R5029 - 

R5034           

A2,P1 

R5035 - 

R5041           

D3,P1 

R5042 - 

R5058           

D1,P1 

R5059 - 

R5073           

E1,P1 

R5074 - 

R5082          

A3,J1,P1 

R5083             I,J1,P1 

R5084             C1 

R5085               * 

R5086             F1 

R5087             F1,F2,G3 

R5088             C1,G3 

R5089             B1,F1,G3 

R5090             D1,P2 

R5091             A2,A3,C1,G2,G3 

R5092             C1 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R5093             F1,G3 

R5094             B1,D1,G3 

R5095             C1 

R5096             G3,H1 

R5097             A2,C1,F1 

R5098             D1,G3,I 

R5099             C1,G3 

R5100             B1,P1 

R5101             G3 

R5102             C1,F2,P1 

R5103 - 

R5104          

A1,A2,A3,B1,C1,C4,D1,F2,

G2,G3,H1,I,J1,J2 

R5105             D1,D2,P1 

R5106             C1,P1 

R5107             A3,D1,J1,P1 

R5108             B1,P1 

R5109             C1,P1 

R5110        C1,H1 

 

Representation Without Indication to 

Support or Oppose Item C 

Representation No. 

(TPB/R/K4/28-) 

Representation Grounds and 

Proposals, and Responses 

R5112 * 

 

Adverse Comment (C1) 

Comment No. 

(TPB/R/K4/28-) 

Comment on the 

Representations and 

Responses 

C1 Q1, Q2, Q3, Q4, Q5 

 

Note:  Entries with „*” denote that no 

reasons or proposals are provided in 

the submissions. 
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(3) Corresponding Rejection Grounds for Major Representations Points/Proposals and Major Comment 

Points 

 

Major Representation Points/Proposals and Major 

Comment Points 

 

Corresponding Rejection Grounds 

 

A1, A3, A4, G1, G3, Q4 

 

(a) 

A3, A4, A5, B1, G2, P1, Q1, Q4, Q5 

 

(b) 

A1, A2, A4, B1, B2, B4, C2, C3, C4, D1, D2, D3, 

D4, E1, E2, H1, H2, I, J2, Q3, Q4 

 

(c) 

A2, A3, B1, B2, B3, F2, P1, Q1, Q4, Q5 

 

(d) 

B3, B4, C2, E1, E2, Q4 

 

(e) 

A1, A2, A3, B1, C1, C2, F1, Q4 

 

(f) 

F2, H1, H2, P1, Q1, Q4 

 

(g) 

A6, J1, J2, Q2, Q3, Q4 

 

(h) 

P2, Q4 

 

(i) 

 

 

 



 

 

Summary Report of Government Departments’ Evaluation on Impacts  

Of the Rezoning of Site North of Yin Ping Road  

from “Green Belt” to “Residential (Group 13)” Under Amendment Item C 

 

 
Background 

 

To meet the pressing need for housing, a green belt site north of Yin Ping Road in Tai Wo Ping (the 

Site) with an area of about 2.04 ha. is identified as suitable to be rezoned for housing development. 

The rezoning of the site from “Green Belt” (“GB”) to “Residential (Group 13)”with a GFA and 

building height restrictions of 58,750m
2
 (equivalent to a plot ratio (PR) of 2.88) and 210mPD 

respectively has been incorporated as Amendment Item C into the draft Shek Kip Mei Outline 

Zoning Plan (OZP) No. S/K4/28 gazetted  on 18.7.2014. 

 

Relevant Government departments have examined and evaluated the potential impacts arising from 

the proposed residential development at the Site.  It is concluded that the proposed residential 

development would not cause insurmountable problems on traffic, ecological, environmental, 

sewerage, drainage, water supply, visual and air ventilation aspects. The findings are summarized 

below. 

 

 

Traffic Impact 

 

According to Transport Department (TD), the proposed development will not have insurmountable 

traffic problems. Currently there are two major junctions in the vicinity of the site, one at Yin Ping 

Road and Lung Ping Road and the other at Nam Cheong Street and Cornwall Street. The traffic 

capacities at both junctions have not yet been saturated at present (Table 1). For the junction of Yin 

Ping Road and Lung Ping Road, the existing traffic flows are about 26% (am) and 11% (pm) of the 

design flows. For the junction at Nam Cheong Street and Cornwall Street, the reserved capacities are 

11% (am) and 28% (pm). By 2029, the junction of Yin Ping Road and Lung Ping Road will still be 

capable to meet the traffic demand. Similarly, the traffic capacity of junction of Nam Cheong Street 

and Cornwall Street will be able to meet the traffic demand up to 2029 with the improvement works 

at this junction which is tentatively planned to be implemented  before the completion of the Pak Tin 

Estate Redevelopment.  

 

Based on an assumed flat number of 980, about 115 parking spaces are required in accordance with 

the Hong Kong Planning Standards and Guidelines (HKPSG). The additional traffic flow of the 

proposed development will be about 98 passenger car units/hour (pcu/h) in 2-way at peak hours. The 

trip generation and attraction would have insignificant impact on the existing road network, even 

taking into account the concurrent developments in the area such as the two housing sites north of 

Lung Cheung Road and redevelopment of Pak Tin Estate (Table 2). Road improvement works/ 

traffic arrangement specifically to cater for the proposed development would not be necessary. 

 

The traffic flow from the proposed development to Lung Cheung Road will be along Yin Ping Road 

which is the most direct and convenient route. At present, starting from the junction of Yin Ping 

Road and Lung Ping Road, use of the Lung Ping Road eastbound section by heavy vehicles of 15 

tonnes or above are prohibited.  The restriction will continuously be in force and hence this type of 

vehicles will not use this section of Lung Ping Road for access to the Site. The traffic impact caused 

by the proposed development upon the existing residential development of Beacon Heights near 

Lung Ping Road will not be significant . 
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With a stop located at the northern end of Yin Ping Road, the existing green mini-bus service Route 

No. 32M provides public transport connecting the Dynasty Heights area  to the MTR Shek Kip Mei 

Station. As an established practice, TD, together with the public transport operators, will suitably 

adjust the level of public transport services to cope with the possible additional passenger demand 

generated by the proposed residential development to ensure adequate provision of public transport 

services. 

 

 

Ecological and Landscape Impacts 

 

The Site is adjacent to developed area at urban fringe. It is a disturbed area and the trees found there 

are largely of common species which have regenerated from the former squatter cleared in the 1980s. 

According to the tree survey conducted by Lands Department, there are about 680 trees on site. They 

are mainly common species (such as Macaranga tanarius (血桐), Mallotus paniculatus (白楸), 

Celtis sinensis (朴樹), Ficus variegata (青果榕), Sterculia lanceolata (假蘋婆) and Microcos 

nervosa (布渣葉), etc). No rare specimens or Registered Old and Valuable Tree and no trees of 

particular value for preservation were recorded.   

 

The boundary of the Site has been delineated to avoid encroaching on natural streams as far as 

possible. Only a small segment of the lower course of the stream to its east (which is not natural) 

near the northern end of Yin Ping Road is included in the Site for ingress/egress of the residential 

development. For the „seasonal stream‟ on site reported by some representers, it is in fact a small 

ephemeral water course, and no water course was observed during the dry season. There is no 

evidence that the „seasonal stream‟ is an important habitat. The Agriculture, Fisheries and 

Conservation Department (AFCD) advises that the reported Lesser Spiny Frog is listed as 

“Vulnerable” under the International Union for Conservation of Nature (IUCN) Red List; while the 

Big-headed Frog and Mountain Crab are listed as “Least Concern”.  The two frog species, which are 

commonly found in several protected areas, are found in the reported „seasonal stream‟ on site. 

Verification of the presence of species of conservation interest within the Site and translocation of 

such species (if identified) under the supervision of AFCD will be arranged before the 

commencement of the site formation works.  Furthermore, the Site is close to existing residential 

development and adjoins Yin Ping Road, the surrounding woodland areas and streams within “GB” 

zone and the nearby Lion Rock Country Park could still serve as suitable habitats for wildlife. The 

rezoning of the Site would unlikely result in significant ecological impacts.  

 

(Note:  Details of the Lion Rock Country Park are available on the following AFCD‟s webpage:   

http://www.afcd.gov.hk/english/country/cou_vis/cou_vis_cou/cou_vis_cou_lr/cou_vis_cou_lr.html) 

 

Given the nature of the rezoning, there would be loss of greenery at the Site. From tree preservation 

point of view, many trees would be affected by the proposal which needs to be addressed. The 

Government would mimimize the impact by requiring the developer to carry out appropriate 

mitigation measures, including preservation or transplanting of existing trees with conservation 

value, or compensatory planting in accordance with the existing guidelines and tree preservation 

mechanismIf tree preservation cannot be fully possible, the developer will be required to adopt 

proper greening measures to compensate for the original greening effect.  In general, the landscape 

quality of the Site may not be low. However, considering the urban fringe context in the 

surroundings and if tree removal could be regulated and adequately compensated at later stage, the 

Planning Department has no strong view on the proposed rezoning from the landscape planning 

perspective.  

 

 

http://www.afcd.gov.hk/english/country/cou_vis/cou_vis_cou/cou_vis_cou_lr/cou_vis_cou_lr.html
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Environmental Impact 

 

According to the Environmental Protection Department (EPD), vehicular emissions impact from 

nearby road such as Yin Ping Road would not be a concern for the feasibility of residential 

development given the distance in-between. The Site is away from major roads and should be 

acceptable with suitable noise mitigation measures. Provided adequate buffer distance as 

recommended in the HKPSG would be followed, adverse air quality impact is unlikely. The 

proposed development would not have significant impacts (including air, noise and sewage) to the 

surrounding areas. A sewerage impact assessment is required to assess any potential impacts on the 

local/nearby system during the detailed design stage. 

 

 

EPD advises that the short-term environmental impacts such as dust, construction noise and 

construction site runoff, etc. arising during the construction period of the development are subject to 

control under various pollution control ordinances including the Air Pollution Control Ordinance, 

Noise Control Ordinance and Water Pollution Control Ordinance, etc.  The future developer shall 

ensure that proper pollution control measures are implemented to control the construction phase 

environmental impacts of the development within the established standards and criteria. 

 

FEHD advises that the future developer is required to take mitigating measures to control/minimize 

any potential adverse environmental impacts and nuisances in coping with relevant legislations 

during the construction period. During the construction period, FEHD will take appropriate actions 

on environmental hygiene as necessary according to relevant legislations. 

 

In response to the potential land contamination issues raised by some SSPDC Members and a 

representer, EPD advises that contamination assessment is required to be carried out later to ascertain 

any land contamination issues and any required decontamination works shall be completed before 

commencement of any building works.  As for the handling and removal of asbestos containing 

materials, they are subject to control under the Air Pollution Control Ordinance 

 

EPD advises that the northern and western portions of the Site are within 500m from the boundary of 

the Beacon Hill Site of Special Scientific Interest (SSSI). Any dredging operation (to remove mud, 

stones, etc. from the bottom of a river, canal, etc.) within these areas will constitute a Designated 

Project (DP) and require an Environmental Permit (EP) under the Environmental Impact Assessment 

Ordinance (EIAO).  A small section of the reported „seasonal stream‟ is found less than 500m from 

the SSSI boundary. Any future dredging works for the housing development shall not disturb the 

small section of the reported 'seasonal stream' within 500m from the said SSSI (Plan 1), unless an EP 

is obtained . 

 

 

Infrastructural Impact 

 

The proposed residential development would not result in any adverse impacts on infrastructural 

capacity in the area. Concerned departments including TD, Water Supplies Department and Civil 

Engineering and Development Department (CEDD) have no adverse comments on the proposed 

developments. The Drainage Services Department advises that a drainage impact assessment could 

be incorporated in the relevant land/lease conditions for the Site. 
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Slope Safety 

 

The Site comprises slope and is surrounded by steep slopes. There are also artificial slopes located 

north of Dynasty Heights. The Buildings Ordinance and related legislation stipulate that, before 

works commencement, the developer is required to submit the natural terrain hazard mitigation 

measures and the design of site formation works associated with the proposed development for the 

approval of the Building Authority and comply with all statutory requirements, safety and other 

relevant standards, so that adjoining slopes and structures will not be adversely affected. In view of 

the existing engineering technology, the Geotechnical Engineering Office (GEO), CEDD advises that 

the possible landslide mitigation measures and site formation works involved in the proposed 

development are technically feasible. After the meetings with local residents‟ organizations / 

residents on 15.4.2014, the boundary of the Site has also been revised and is thus no longer adjoining 

the artificial slopes north of Dynasty Heights .  

 

 

Visual and Air Ventilation Considerations 

 

Based on the preliminary layout, the indicative BHs of the proposed development will range from 

about 203mPD (in the south) to 210mPD (in the north) (with assumed site formation levels of about 

130mPD to 180mPD) to achieve the proposed maximum GFA. The BH profile would be compatible 

with the nearby Dynasty Heights (zoned “R(C) 5”), which is subject to BHR of up to 194mPD. Its 

location at the hillside of Tai Wo Ping with Eagle‟s Nest and Beacon Hill (at 305mPD and 436mPD 

respectively) as backdrop and the possible adoption of a low site coverage for the development may 

also help to reduce its potential visual impact upon the surrounding areas. Both Urban Design and 

Landscaping Section, Planning Department and Architectural Services Department consider that the 

proposed maximum BH of 210mPD would not be incompatible with the surroundings. Two 

photomontages prepared under the visual assessment conducted by Planning Department illustrate 

the potential visual impact of the proposed development at the Site (Plan H-5a and H-5b). 

 

Although with a site area of over 2 ha, the PR of the proposed development does not exceed 5. An  

air ventilation assessment for the Site is not required. However, with reference to the Expert 

Evaluation on Air Ventilation Assessment for Shek Kip Mei Area (2010), the annual prevailing 

winds in the area come from the east and northeast, while the summer prevailing winds are from east 

and south (Plan 2). The summer prevailing winds are very important for urban thermal comfort and 

air ventilation. Moreover, the Site does not lie within the main ventilation corridors in the area. In 

view of the location of the Site at northwestern corner of Shek Kip Mei area, it is unlikely that the 

development will obstruct the prevailing annual and summer winds and hence create any adverse air 

ventilation impacts on nearby developments.  It is also envisaged that with proper design and 

building layout, there would not be insurmountable problem on air ventilation within the Site. 
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政府部門就延坪道以北的一塊用地  

由「綠化地帶」改劃為「住宅 (丙類 ) 1 3」地帶的影響所作評估摘要  

 

 

背景 

 

為了滿足對住房的迫切需要，石硤尾延坪道以北的一塊約2.04公頃「綠化地帶」被選定為適

合被改劃作房屋發展之用，並由「綠化地帶」改劃為「住宅(丙類)13」地帶。其最大總樓面

面積為58 750平方米及最高建築物高度為主水平基準上210米。收納有關修訂的石硤尾分區計

劃大綱草圖(編號S/ K4/28)已於二零一四年七月十八日展示。 

 

相關政府部門已審視和評估有關地點擬議住宅發展可能造成的影響，包括交通，生態，環

保，排污，排水，供水，視覺和通風方面，並總結該發展不會造成重大或不可克服的影響。

結果歸納如下。 

 

 

交通影響 

 

運輸署表示，擬議發展不會造成無法克服的交通問題。目前，有關地點附近兩個主要路口(即

延坪道及龍坪道交界，以及南昌街及歌和老街交界的交通容量尚未飽和(表1)。就延坪道及龍

坪道交界而言，現時的行車流量大概是設計行車流量的26%(上午)及11%(下午)；至於南昌街

及歌和老街交界，預留容量則是11%(上午)及28%(下午)。直至二零二九年，延坪道及龍坪道

交界仍能應付有關交通需求。同樣地，由於相關的道路改善工程初步計劃於白田邨重建完成

前落實，南昌街及歌和老街交界的交通容量亦能應付直至二零二九年的交通需求。 

 

根據《香港規劃標準與準則》，倘單位數目為980個，便須提供約115個泊車位。在繁忙時

間，擬議發展的新增行車流量(雙程)大約為每小時98架次。即使計及區內同期進行的發展(例

如龍翔道以北的兩塊房屋用地和白田邨重建計劃(表2))，相關的行車架次產生量及引入量對現

有道路網絡的影響，亦屬輕微。因此，無需特別為擬議私人發展進行道路改善工程／作出交

通安排。 

 

運輸署表示，擬議住宅發展通往龍翔道的車流會集中在延坪道，因為該道路是最為直接及方

便的行車路線。此外，目前由延坪道及龍坪道交界的路口開始，龍坪道有標示限制15噸或以

上的重型車輛使用，所以這類車輛不可使用畢架山花園旁的龍坪道。15噸或以上的重型車輛

只可由南昌街及延坪道進出工地，故對龍坪道近畢架山花園一帶的交通影響不大。 

 

現有的專線小巴服務路線32M提供公共交通連接帝景峰地區位於延坪路北端站口與石硤尾港

鐵站。作為慣例，運輸署與公共交通運營商將適當調整公共交通服務水平，保證足夠的公共

交通服務，以應對由擬議的住宅發展產生的需求。 
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生態與景觀的影響 

 

該幅土地為一幅荒廢及毗鄰發展用地的坡地，曾是大窩坪寮屋區一部份，於1987年與現為帝

景峰所在地的寮屋一起清拆，後來日漸被草木披蓋。根據地政總署所進行的樹木調查，申述

地點約有680棵樹，均屬香港常見的品種，例如血桐 (Macaranga tanarius)、白楸(Mallotus 

paniculatus)、朴樹(Celtis sinensis)、青果榕(Ficus variegata)、假蘋婆(Sterculia lanceolata)及布

渣葉(Microcos nervosa)等。申述地點並未錄得任何稀有品種，或《古樹名木冊》上所列樹

木，又或具有特別保育價值的樹木。 

 

經修訂後縮減範圍的土地已盡量避免覆蓋溪澗，不過該溪澗主流近延坪道尾的一小段下游部

份仍屬發展範圍，以作未來住宅發展的進出口，但該段下游部份現為人工化水道。至於一些

申述人所報告的「季節性溪流」，其實是細小而間歇性的流水，在旱季時更沒有流水，並無

證據顯示該季節性溪流屬於繁殖地。漁農自然護理署(漁護署)表示，申述人所報稱的小棘蛙

在世界自然保護聯盟的紅色名錄等級中被列為「易危」，而大頭蛙及山蟹則被列為「無

危」。於申述地點據報的「季節性溪流」錄有該兩種常見於幾個受保護區的青蛙品種。在地

盤平整工程開始前，將安排確認地盤內現時有保育價值的物種，並把這些物種(如確認)在漁

護署的監督下遷至別處。申述地點接近現有住宅發展及毗連延坪道。位於深水埗龍翔道／大

埔道以北劃為「綠化地帶」的附近地區(佔地82公頃)，以及鄰近的獅子山郊野公園，均能作

為野生動物的棲息地，因此，擬議住宅發展不會干擾或阻礙野生動物在區內活動。(按:有關獅

子 山 郊 野 公 園 的 資 料 載 於 以 下 漁 護 署 的 網 頁 : 

http://www.afcd.gov.hk/tc_chi/country/cou_vis/cou_vis_cou/cou_vis_cou_lr/cou_vis_cou_lr.html )  

 

鑑於此次改劃的性質，擬議發展會令綠化地帶減少，從保護樹木來說，許多樹木會受到影

響，因而須要解決。政府會要求發展商遵照現行指引及樹木保護機制，採取合適的緩解措

施，包括保護或移植具保育價值的現有樹木，或進行補償植樹，以盡量減低其影響。倘不可

能完全保護樹木，發展商須採取適當的綠化措施，來補償原來的綠化效果。 一般來說，有關

地點的景觀價值未必是低，不過由於考慮到該地點附近處於市區邊緣，以及若移走樹木能受

到管制及日後得到充分補償，規劃署從景觀規劃角度來說對改劃並無強烈意見。 

 

環境影響 

 

環境保護署(環保署)表示，由於相隔距離關係，附近道路如延坪道產生的車輛廢氣排放不會

影響該住宅發展的可行性；有關地點遠離主要道路，配合適當的噪音緩解措施，發展應可被

接受；只要按香港規劃標準與準則的建議提供足夠的緩衝距離，空氣質素不會有負面影響。

擬議發展亦不會對附近的環境方面（包括空氣質素、噪音及污水排放）產生重大影響。在發

展的詳細設計階段時，需進行污水收集系統影響評估，以確定對本地/附近污水渠系統的潛在

影響。 

 

環保署表示，在發展項目施工期間造成的短期環境影響(例如塵埃、建築噪音及建築地盤徑流

等)，須受多條污染管制條例規管，包括《空氣污染管制條例》、《噪音管制條例》及《水污

染管制條例》等。日後的發展商須確保適當的污染管制措施得以落實，以便在既定的標準及

準則下，管制有關發展在施工期間所造成的環境影響。 

 

http://zh.wikipedia.org/wiki/%E6%98%93%E5%8D%B1%E7%89%A9%E7%A8%AE
http://www.afcd.gov.hk/tc_chi/country/cou_vis/cou_vis_cou/cou_vis_cou_lr/cou_vis_cou_lr.html
javascript:void(0);
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食物環境衞生署表示，日後發展商須在施工期間採納緩解措施，以限制／盡量減少工程可能

對環境造成的影響和滋擾，從而符合相關法例的規定。該署亦會根據相關法例，在施工期間

就環境衞生採取適當行動。 

 

為回應一些深水埗區議員及一個申述人提出的潛在土地污染問題，環保署表示，當局要求日

後須進行污染評估，以確認是否存在土地污染問題，並於建築工程展開前完成所需的除污工

程。至於在處理及移走含石棉物料方面，則由《空氣污染管制條例》規管。 

 

環保署表示，申述地點的西及北部位於具特殊科學價值的畢架山用地的500米範圍內。在該等

範圍內進行任何挖泥工程(包括移除河牀及渠底等地方的泥石)，均屬「指定工程項目」，須

根據《環境影響評估條例》申請環境許可證。據報的「季節性河流」有一段位於具特殊科學

價值地點的500米範圍內。有關房屋發展日後的建築工程(包括挖泥)，不應涉及據報「季節性

河流」，而又距離具特殊科學價值地點500米以內的段落，取得環境許可証則例外。 

 

 

基礎設施的影響 

 

擬議住宅發展不會對區內的基建容量造成負面影響。相關政府部門，包括運輸署、水務署及

土木工程拓展署對擬議發展沒有負面意見。渠務署表示，可在有關地點的土地／租契條款內

納入進行渠務影響評估的規定。 

 

 

斜坡安全 

 

該地點包括斜坡，並為陡峭的山坡包圍。此外，還有位於帝景峰北部的人造斜坡。《建築物

條例》及相關法規規定，發展商須要在動工前向建築事務監督提交天然山坡災害緩減措施及

擬議發展的地盤平整工程設計並得到批准，並須符合所有法定要求，安全和其他相關的標

準，從而使毗鄰的斜坡和結構不會受到不利的影響。此外，基於現有的工程技術，土木工程

拓展署土力工程處認為擬議發展所涉的減低山泥傾瀉風險措施及地盤平整工程，在技術上是

可行的。在2014年4月15日與當地居民會面後，該地點邊界已被修改，因此不再毗鄰北帝景峰

的人工斜坡。 

 

 

視覺和空氣流通 

 

根據初步佈局設計，擬議發展示意的建築物高度為主水平基準上203米（南）至210米（北）

（假定地盤平整水平約為主水平基準上130米到180米），以提供擬議的最大總樓面面積。其

高度輪廓會與鄰近的帝景峰(「住宅(丙類)5」)發展的建築物高度(高度限制為主水平基準上

194米)協調。此外，該幅土地位於大窩坪山腰地區，背倚北面的尖山及畢架山(分別約為主水

平基準上305米及436米)，因此有關發展不會對當區的視覺方面產生重大影響。無論在城市設

計和視覺影響，規劃署及建築署認為主水平基準上210米的可建最高建築物高度不會與周圍的

環境格格不入。規劃署為視覺評估準備了兩份合成照片以顯示擬議發展的潛在視覺影響(圖H-

5a及H-5b)。 
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雖然該幅土地面積大於兩公頃，但總地積比率不超過5倍，所以毋需進行空氣流通評估。不

過，根據2010年石硤尾區的空氣流通專家評估，該區全年的盛行風是東風和東北風，而夏季

的盛行風以東風和南風為主(圖2)，而夏季風對改善市區的熱舒適度和通風情況非常重要，同

時，該幅土地並不處於區內的主要通風廊。基於有關土地位於石硤尾區的西北角，預計擬議

發展不會阻擋該區的全年及夏季的盛行風，從而對附近發展造成負面的空氣流通影響。同

時，透過適當的設計及建築物佈局，有關地點內的通風也不會有不可克服的問題。 

 

 



 

 

 

延坪道北面地盤及同期住宅發展初步估算的單位數目、  

所需車位數目及增加的車流量架次數據  

Preliminary Estimates on Flat  Number,  Number of Car Park ing Space Required and 

Increase in Vehicular Flow at  the Site North of Yin Ping Road and Concurrent 

Residential  Developments 

 

地盤位置  

Site Location  

估算  

單位  

數目  

Estimated 

Flat 

Number  

 

估算  

所需車位  

數目  

Estimated 

Number of  Car 

Parking Space 

Required  

 

於繁忙時段附近道路  

所增加的平均車流量  

(架次 /小時) 

Increase in Average 

Vehicular Flow at Peak 

Hours in Nearby Roads  
(vechicles/hour)  

延坪道北面地盤  

Site North of Yin Ping 

Road  

980  約  about  

115  
 

73  

龍翔道北“R(C)11”地盤  

“R(C)11”Site North of 

Lung Cheung Road  
 

120  約about  

37  
 

23  

龍翔道北“R(C)12”地盤  

“R(C)12”Site North of 

Lung Cheung Road  
 

354  約  about  

106  
 

 

67  

白田邨重建第 7 、 8 、  10 、

11及13期  

Park Tin Estate 

Redevelopment Phases 7, 8,  

10, 11 and 13  
 

5,900  約  about  

288  
 

183  

表一 

Table 1 



 

延坪道北面項目附近道路 /路口初步估算的交通數據  

Preliminary Traff ic Estimates 

For Roads /Junctions in the Vicinity of  the Site North of  Yin Ping Road  

 

道路  

Road  

設計流量  

(架次 /小時) 

Design Flow 

Capacity  

 

現時於繁忙時段的車流量  

(架次 /小時) 

Peak-hour Vehicular Flow  
At Present  

(vehicles/hour)  

 
(  EB= East  Bound;  

    WB= West Bound)  

同期發展  

所增加的車流量  

(架次 /小時) 

Increase in Vehicular 

Flow Due to Concurrent  

Developments  
(vehicles/hour)  

 

延坪道  

Yin Ping Road  

1,800  
(每方向)  

(per Direction)  

(上午am)   東行(EB): 155  

西行(WB):  71  

(下午pm)   東行(EB):  63  

西行(WB): 128  

 

(上午am)   東行(EB): 73  

西行(WB): 43  

(下午pm)   東行(EB): 29  

西行(WB): 38  

 

龍坪道  (延坪道及龍

坪道交界)  

Lung Ping Road  

(at  Junction of Yin 

Ping Road and 

Lung Ping Road)  

1,800  
(每方向)  

(per direction)  

(上午am)   東行(EB): 227  

西行(WB): 142  

(下午pm)   東行(EB): 206  

西行(WB):  78  

 

(上午am)   東行(EB): 23  

西行(WB): 50  

(下午pm)   東行(EB):  9  

西行(WB): 20  

 

 

路口  

Junction  

 

 

現時於繁忙時段的  

設計流量  

Current Peak-hour  
Design Flow Capacity  

 

2029年於繁忙時段的  

設計流量  

Peak-hour Design Flow Capacity  
At Year 2029  

 

延坪道及龍坪道交界  

(Junction of Yin Ping Road 

and Lung Ping Road)  
 

(上午am) 26%  

(下午pm) 11%  

(上午am) 35%  

(下午pm) 14%  

 

 

路口  

Junction  

 

 

現時於繁忙時段的  

預留容車量  

Pear-hour Reserved 

Capacity  
At Present  

 

2029年於繁忙時段的  

預留容車量  

Peak-hour Reserved Capacity  
At Year 2029  

 

南昌街及歌和老街交界  

(Junction at  Nam Cheong 

Street  and Cornwall  Street)  
 

(上午am) 11%  

(下午pm) 28%  

(上午am) 0.46%  

(下午pm) 8.33%  

 

*由於歌和老街及達之路交界距離發展項目較遠，運輸署認為有關項目所產生的車流量對

有關路口影響並不明顯，因此在進行估算時並沒有將此路口計算在內。  

  The junction at  Cornwall  Street  and Tat Chee Avenue has not been included in the 

estimation as the Transpor t  Department considers that  i t  is  relatively far  away from 

the development and hence the vehicular f low generated by the development will  not  

have significant impact on i t .  

表二 

Table 2 






