
Extract of Town Planning Board Guidelines  

for Designation of Other Specified Uses annotated Mixed Use (“OU(MU)”) Zone and 

Application for Development within “OU(MU)” Zone 

under Section 16 of the Town Planning Ordinance (TPB PG-No. 42) 

 

1. Development Restrictions and Design Requirements 

 

Development Restrictions 

 

1.1 Reference should be made to the relevant Outline Zoning Plan (OZP) to find out whether there 

are any development restrictions, such as plot ratio and building height restrictions, applicable 

to each individual “OU(MU)” zone.  

 

Design Requirements 

 

1.2 Upon development/redevelopment/conversion of a building to a mixed-use development, the 

residential and non-residential portions within a building shall be physically segregated through 

appropriate building design. These building designs include the provision of separate 

entrances/lift lobbies/staircases and other appropriate means. The provision of residential and 

non-residential uses on the same floor will not be permitted. Under exceptional circumstances, 

relaxation of the requirement for physical segregation and no inter-mixing on the same floor 

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

Ordinance. 

 

1.3 To prevent environmental nuisance caused by some uses in the non-residential portion of the 

buildings affecting environmentally sensitive uses, appropriate mitigation measures should be 

provided through stringent building design requirements and with reference to environmental 

legislation. The intention is to minimize any possible nuisance and disturbance caused by the 

non-residential uses to the residents in the same building.  

 

1.4 When designing a composite building, particular attention should be paid to fire safety 

requirements and building safety considerations and other special building requirements for the 

relevant uses as appropriate, e.g. social welfare facilities involving residential care 1 . oor 

instance, schools should not be located at a height exceeding 24 metres above ground; 

residential care home for the elderly and child care centres for children aged 2 to 3 years should 

not be located at a height more than 12 metres above ground; domestic accommodation should 

not be provided within or immediately adjoining a place of public entertainment; and schools 

should not be located over shops.  

 

1.5 Adequate parking and loading/unloading spaces should be provided in accordance with the 

relevant standards in the Hong Kong Planning Standards and Guidelines (HKPSG) for the 

various uses proposed within the development. In order to cater for possible change of use after 

completion of a mixed-use development, flexibility in the provision of carparking and 

loading/unloading spaces should be taken into account in the design of the development. Should 

the provision deviate from the requirement under the HKPSG, advice from the Transport 

Department should be sought at the project planning stage regarding the appropriate level of 

provision.  

 

 
1 It includes boys’/girls’ homes, residential care home for the elderly, residential home for people with disabilities, 

drug treatment and rehabilitation centre, half way houses, long stay care home, etc 
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1.6 In proposing the uses in a mixed-use development, due regard should also be given to the 

projected demand for open space and Government, institution and community facilities arising 

from the development and the existing and planned levels of provision of such facilities in the 

area or wider district. Advice from the Planning Department on this aspect may be sought. Local 

open space within the development itself should be provided in accordance with the HKPSG. 

 

1.7 In proposing the different combination of uses within the “OU(MU)” zone, consideration 

should be given to environmental factors with a view to minimizing any possible nuisances 

arising from different uses. 

 

2. Considerations for Assessing Planning Applications 

 

2.1 An application for development within “OU(MU)” zone should demonstrate that the proposed 

development is in line with the planning intention of the zone. The applicant should demonstrate 

that the proposed development is not incompatible with the surrounding land uses/other uses 

within the same building, would not adversely affect the character and environment of the 

neighbourhood, and would not overstrain the capacity of existing and planned infrastructure in 

the area including transport, drainage, sewerage and water supply. The applicant should also 

demonstrate through proper assessment that no environmental pollution or nuisance would be 

created by the proposed mixed-use development. 

 

2.2 Notwithstanding para. 2.1 above, any proposed development that will bring variety of uses and 

enhance the character, vitality and vibrancy to the area will be given favourable consideration. 

 

2.3 oor any application involving a new development/redevelopment/conversion of an existing 

building, the applicant should demonstrate that physical segregation has been provided to 

separate residential uses from non-residential uses within the same building to ensure that the 

proposed use in either the residential portion or non-residential portion of the building would 

not create interface problems with uses within the other portion of the building. The building 

designs for physical segregation include the provision of separate access/entrance/lift 

lobbies/staircases and any other appropriate means. 

 

2.4 oor applications within an existing mixed-use building before its redevelopment/conversion, 

the applicant will need to come up with practical and implementable measures/proposals to 

minimize the nuisance or interface problems caused to other uses within the building. The 

Board will consider each planning application on its individual merits, taking into account 

comments from relevant Government departments. 

 

2.5 Adequate parking and loading/unloading spaces should be provided in accordance with the 

relevant standards in the HKPSG for the various uses proposed within the development. In 

order to cater for possible change of use after completion of a mixed-use development, 

flexibility in the provision of carparking and loading/unloading spaces should be taken into 

account in the design of the development. Should the provision deviate from the requirement 

under the HKPSG, advice from the Transport Department should be sought at the project 

planning stage regarding the appropriate level of provision. 

 

2.6 All other statutory and non-statutory requirements of relevant Government departments 

including fire safety and building safety requirements must also be met. 
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Similar Application 

 

 

Approved Application 

 

Application 

No. 

Proposed Development 

(Location)  
Zoning 

 

Plan 
Date of 

Consideration 

(MPC) 

A/K3/600 

 

Proposed minor 

relaxation of domestic 

plot ratio restriction from 

7.5 to 8.5 (+1 or +13.3%) 

for permitted residential 

development with 

commercial and GIC 

uses 

 

(1-27 Shantung Street 

(odd nos.), 1-23 Thistle 

Street (odd nos.), 2L-2M 

Nelson Street, a portion 

of Thistle Street Rest 

Garden and Adjoining 

Government Land, Mong 

Kok, Kowloon) 

 

“Residential 

(Group A)” 

 

 

 

 

 

 

 

Approved URA 

Shantung 

Street/Thistle 

Street DSP No. 

S/K3/URA4/2 

24.1.2025 
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Advisory Clauses 

 

(a) to note the comments of Chief Estate Surveyor/Urban Renewal, Lands Department 

(LandsD) that the applicant is required to submit a land grant application to LandsD for the 

implementation of the proposed development.  There is no guarantee that the application 

will be approved.  If the land grant application is subsequently approved by LandsD 

acting in its capacity as the landlord, it will be subject to such terms and conditions 

(including payment of premium and administrative fee) as considered appropriate by 

LandsD at its absolute discretion; 

 

(b) to note the comments of the Commissioner for Transport that: 

 

(i) the applicant should plan for pedestrians/walkability in connection with the proposed 

development and incorporate necessary pedestrian planning elements and 

enhancement measures.  Pedestrian planning framework concept and approach 

should be adopted to conduct pedestrian planning.  The five plans, i.e. the Urban 

Design Plan, Urban Grid Plan, Pedestrian Network Plan, Link and Place Typology 

Plan and Pedestrian Improvement Plan, should be provided for her further comment; 

 

(ii) the applicant should recognise the need for the ‘three-zone concept’ as stipulated in 

the Hong Kong Planning Standards and Guidelines and Transport Planning and 

Design Manual to determine the overall footpath width including the spaces for not 

only the “Through Zone” but also the “Building Frontage Zone” and the “Street 

Furniture & Greening Zone” when opportunity arises; and 

 

(iii) for Sites A1 to A5, provision of ground floor setback with building canopies should 

be suitably considered so as to provide minimum footpath width in the existing area. 

 

(c) to note the comments of the Director of Environmental Protection that: 

 

(i) the applicant shall beef up the discussion of air quality impact of the air sensitive 

receivers due to the design change when comparing to the approved Development 

Scheme Plan (DSP) notional scheme in the environmental assessment (EA).  

Requirement for submission of an updated air quality impact assessment shall be 

stipulated in the land grant to ensure the latest/revised design of the proposed 

development would be designed to demonstrate compliance with the Air Quality 

Objectives; and 

 

(ii) in line with his previous advice on the approved DSP in 2024, requirement for 

submissions of a noise impact assessment, a land contamination assessment, and a 

sewerage impact assessment (SIA) shall also be stipulated in the land grant to ensure 

full noise compliance of the latest/revised design of the proposed development, the 

carrying out of remediation works (if needed) for the proposed development site prior 

to development, and no adverse sewerage impact will be generated from the proposed 

development to the nearby sewerage system respectively; 

 

(d) to note the comments of the Chief Engineer/Mainland South, Drainage Services 

Department that: 
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(i) as the drainage system in the area is subject to tidal influence, the combined effect of 

the rain and tide for the proposed connection pipes and diversion scheme should be 

duly considered with reference to Section 6.4 of the Stormwater Design Manual 

(SDM).  In additional to the proposed new connection pipes, review of the existing 

drainage system downstream of the proposed discharge points to public drains shall 

be included; 

 

(ii) measures to mitigate additional discharge, e.g. retention and detention facilities and 

blue-green design under Clause 3.2.2 of SDM in view of the proposed significant 

change of unpaved area to paved area, should be considered, particularly under Site 

B;  

 

(iii) the proposed methodology/approach of the SIA should be subject to views and 

agreement of the Environmental Protection Department as the planning authority of 

sewerage infrastructure; and  

 

(iv) the future development should conduct survey and necessary measures to ensure the 

existing condition of the pipes match with the assumption in the drainage impact 

assessment and SIA; 

 

(e) to note the comments of the Chief Engineer/Construction, Water Supplies Department 

(WSD) that in case it is not feasible to divert the affected water mains, a waterworks reserve 

within 1.5 metres from the centre line of the water mains shall be provided to WSD.  No 

structure shall be built or materials stored within this waterworks reserve.  Free access 

shall be made available at all times for staff of the Director of Water Supplies or their 

contractor to carry out construction, inspection, operation, maintenance and repair works; 

 

(f) to note the comments of the Chief Building Surveyor/Kowloon, Buildings Department (BD) 

that: 

 

(i) detailed comments under the Buildings Ordinance (BO) on individual sites for 

private development such as permissible plot ratio, SC, means of escape, emergency 

vehicular access (EVA), private streets and/or access roads, barrier free access and 

facilities, open space, and compliance with the sustainable building design guidelines, 

etc., will be formulated at the building plan submission stage; and 

 

(ii) all building works are subject to compliance with the BO; 

 

(g) to note the comments of the Director of Fire Services that: 

 

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

submission of general building plans or referral of application via relevant licensing 

authority; and 

 

(ii) the provision of EVA in the proposed development shall comply with the standard as 

stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 

2011, which is administered by BD;  

 

(h) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that: 
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(i) in the event that the wind enhancement features are not adopted in the future design 

scheme, the applicant should conduct further air ventilation assessment study to 

demonstrate the wind ventilation performance of the final scheme design; 

 

(ii) the provision of footbridges between the proposed towers in Sub-area (1) should not 

jeopardise visual permeability and a sense of visual continuity and openness in urban 

setting should be maintained; 

 

(iii) appropriate pedestrian connections between the public vehicle park (PVP) and the 

southern street frontage of the Waterway Park should be provided to promote the 

“Park n’ Walk” concept; 

 

(iv) approval of the application does not imply approval of tree works such as pruning, 

transplanting and felling.  Application for any tree works should be submitted to 

relevant departments for approval; and 

 

(v) approval of the application does not imply approval of the site coverage (SC) of 

greenery requirements under Practice Notes for Authorized Persons, Registered 

Structural Engineers and Registered Geotechnical Engineers APP-152.  The SC of 

greenery calculation should be submitted separately to BD for approval; and 

 

(i) to note the comments of the Commissioner of Police that: 

 

(i) the developer should ensure an internal vehicular holding area within the site 

footprint before the PVP’s entry gate to contain waiting vehicles off the public road.  

In addition, an automated and real-time display system on the PVP’s parking 

availability should be installed on approach roads (e.g. Boundary Street and Sai Yee 

Street) and linked to the traffic platforms of the Transport Department in order to 

divert drivers upstream when the PVP is full; and 

 

(ii) the applicant should submit a detailed plan for his assessment regarding critical 

issues brought up including the physical widening of pedestrian crossings (P4 and 

P16), the traffic and pedestrian arrangements for the pre-Lunar New Year surge, 

and the queuing management for the PVP, which will be thoroughly examined 

during the detailed design stage.    

 



Detailed Departmental Comments 

 

Environmental 

 

1. Comments of the Director of Environmental Protection: 

 

(a) on air quality, while insurmountable impact is not anticipated, the applicant shall beef up 

the discussion of air quality impact of the air sensitive receivers due to the design change 

when comparing to the approved Development Scheme Plan (DSP) notional scheme in the 

environmental assessment (EA).  Requirement for submission of an updated air quality 

impact assessment shall be stipulated in the land grant to ensure the latest/revised design 

of the proposed development would be designed to demonstrate compliance with the Air 

Quality Objectives; 

 

(b) on noise, according to the EA, exceedance of fixed noise impact was identified at the flat 

units along the façade of Tower 1 and Tower 3 with a direct view to the Mong Kok Stadium.  

The maximum stadium noise is found to be ~72dB(A) in Tower 1 and ~71dB(A) in Tower 

3, exceeding the relevant noise standard 70dB(A) for daytime and evening time 

(Acceptable Noise Level of “Area Sensitivity Rating C” with no night-time operation of 

the stadium).  As for traffic noise impact, with mitigated measures such as acoustic 

windows, acoustic balconies and fixed glazing, the compliance rate of traffic noise impact 

is ~97.8% only and noise exceedance is found in 34 no. of unit flats.  For railway noise 

arising from the East Rail Line, the predicted noise levels comply with the relevant criteria.  

In line with his previous advice on the approved DSP in 2024, requirement for submission 

of a noise impact assessment shall be stipulated in the land grant to ensure full noise 

compliance of the latest/revised design of the proposed development; 

 

(c) on land contamination, it is noted from the EA that the conclusion for land contamination 

for the DSP notional scheme remains valid and therefore there is no updated submission of 

land contamination assessment.  Notwithstanding, in line with his previous advice, 

requirement for submission of a land contamination assessment and the carrying out of 

remediation works (if needed) for the proposed development site prior to development shall 

be stipulated in the land grant; 

 

(d) on sewerage, according to the Sewerage Impact Assessment (SIA), insurmountable 

sewerage impact arising from the proposed development is not anticipated.  Since the 

revised notional design is subject to change at detailed design stage, a requirement for 

submission of a SIA submission shall be stipulated in the land grant to ensure the proposed 

development would not cause adverse sewerage impact to the nearby sewerage system; and 

 

(e) the following textual suggestions on the EA submission are for information and follow up 

by the applicant: 

 

(i) due to the presence of outstanding modelling comments in the previous DSP 

submission, suggest amending all descriptions of “previously approved EA report” to 

“previous EA report from the approved OZP”; 

 

(ii) section 3.2.4: suggest amending as follow: “Since the notional layout is conceptual 

and indicative for assessment purposes under the current S.16 Application, an 

updated Air Quality Impact Assessment shall be conducted at a detailed design stage 
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to confirm compliance with the prevailing Air Quality Objectives under the 

new/revised design”; and 

 

(iii) sections 3.3.1 and 6.1.3: suggest adding the following sentence at the end “An updated 

Air Quality Impact Assessment shall be conducted at a detailed design stage to 

confirm compliance with the prevailing Air Quality Objectives under the new/revised 

design”. 
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