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APPLICATION FOR PERMISSION 

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE 

 

APPLICATION NO. A/K22/31 

 

Applicants : Horizon Moon Limited, Vision Charm Limited and Wealthy Bay Limited 

represented by PlanArch Consultants Ltd. 

Site : New Kowloon Inland Lot (NKIL) Nos. 5805, 5806 and 5982, 1-5 Kai Hing 

Road, Kowloon Bay, Kowloon 

Site Area : About 15,404m2  

Lease : NKIL Nos. 5805 and 5806 

(a) Held under Conditions of Sale Nos. 11446 (for NKIL No. 5805) and 

11450 (for NKIL 5806) dated 29.9.1980; 

(b) Restricted to godown purpose; 

(c) No Gross Floor Area (GFA) restriction under lease but building height 

(BH) is restricted to not exceeding 51.5m above Hong Kong Principal 

Datum (mPD); and 

(d) Granted with sea access right fronting the Kwun Tong Typhoon Shelter 

NKIL No. 5982 

(a) Held under Conditions of Sale No. 11715 dated 18.1.1984; 

(b) Restricted to industrial or godown purposes or both, or cargo handling 

and/or concrete batching purposes; 

(c) No GFA restriction under lease but BH is restricted to not exceeding 

20.5mPD; and 

(d) Granted with sea access right fronting the Kwun Tong Typhoon Shelter 

Plan : Draft Kai Tak Outline Zoning Plan (OZP) No. S/K22/7 

(currently in force) 

Approved Kai Tak Outline Zoning Plan No. S/K22/6 

(in force at the time of submission.  The zoning and development 

restrictions for the site remain unchanged on current OZP) 

Zoning : “Commercial (2)” (“C(2)”) 



- 2 - 

 

 

[Subject to (a) maximum plot ratio (PR) of 9.5 for a non-domestic building, or 

PR of 5.0 for a domestic building or a building that is partly domestic and 

partly non-domestic; (b) maximum site coverage (SC) of 65% (excluding 

basement(s)); (d) maximum BH of 100mPD; and (e) on land designated 

‘Waterfront Promenade’, a 20m-wide promenade abutting the waterfront shall 

be provided for public enjoyment purpose.] 

Application : Proposed Residential Development with Public Waterfront Promenade, a 

Pier (Landing Steps) and Shop and Services/Eating Place 

 
1. The Proposal 

 

1.1 The applicants seek planning permission for proposed residential development 

with public waterfront promenade, a pier (landing steps) and shop and services/ 

eating place at the application site (the Site) (Plan A-1).  The Site falls within an 

area zoned “C(2)” on the draft Kai Tak Outline Zoning Plan (OZP) No. S/K22/7 

(Plan A-2).  According to the Notes of the OZP for “C” zone, ‘Flat’ and ‘Pier’ 

are Column 2 uses requiring planning permission from the Town Planning Board 

(the Board) whereas ‘Shop and Services’ and ‘Eating Place’ uses are always 

permitted in the “C(2)” zone. 

 

1.2 Based on the applicants’ proposal, the proposed development has a total PR of 5.0 

for seven residential towers of not more than 28 storeys and an one-storey retail 

block located at the north-eastern corner of the Site.  The proposed BH is 

100mPD (Drawing A-1).  There will be a 2-storey basement for clubhouse, 

E&M and carparking uses (Drawings A-2 and A-3) while loading/unloading 

(L/UL) bays will be provided at G/F (Drawing A-4).  The vehicular 

ingress/egress point of the Site is proposed at Kai Hing Road (Drawing A-1).   

 

1.3 The indicative Master Layout Plan (MLP), floor plans, section plans, Landscape 

Master Plan (LMP), greenery and open space framework plans, photomontages 

and artists impressions submitted by the applicants are shown in Drawings A-1 

to A-19.  The major development parameters of the proposed development 

scheme are summarised below: 

 

Development 

Parameters 

Current Scheme 

Site Area  About 15,404m2 

Plot Ratio 5 

- Domestic^ - 4.96 

- Non-domestic - 0.04 

Gross Floor Area About 77,020m2 

- Domestic^ - About 76,420m2 

- Non-domestic - About 600m2 

Site Coverage 

- Domestic 

 

- Not more than 33.33% 

- Non-domestic - Not more than 65% (below 15m mean street level) 

- Not more than 60% (above 15m mean street level) 
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Development 

Parameters 

Current Scheme 

No. of Blocks - 7 residential blocks 

- 1 retail block (for shop and services/eating place)  

Building Height Not more than 100 mPD 

No. of Storeys  

- Residential - Not more than 28 storeys $ above 2 basement 

levels 

- Retail - 1 storey 

Total No. of Units Not more than 1,782 units 

Average Unit Size About 42.8m2 

Public Open Space 

(Waterfront 

Promenade) 

About 3,821m2 (including 3,777m2 for the 20m-wide 

waterfront promenade and 44m2 for proposed landing 

steps&) 

Private Open Space * Not less than 4,634m2  

Internal Transport Facilities 

 Private Car Parking 437 # 

 Motorcycle Parking 19 # 

 Loading and 

Unloading Bays 

8 # 

 Bicycle Parking 

Space 

112 

Greening Ratio - Not less than 30% for residential development 

portion @; 

- Not less than 40% for the waterfront promenade  

Setbacks / Building 

Separations 

(Drawing A-22) 

- Two 15m-wide building separations (in SE 

direction) within residential development portion  

- One 4.2m-wide setback from Kerry D.G. 

Warehouse 

- One 9m-wide tower setback from Hoi Bun Road 

Anticipated 

Completion Date 

2025 (proposed development and waterfront 

promenade including landing steps) 
 

Notes 

^ Excluding GFA for residential recreational facilities.   

 

* Estimated population of about 4,634. Private open space will be provided in accordance 

with the Hong Kong Planning Standards and Guidelines (HKPSG). 

 
$ Residential Towers 5 and 8 are 27 storeys and Towers 1, 2, 3, 6 and 7 are 28 storeys. 

 
& The areas of the waterfront promenade and landing steps may vary subject to detailed 

design. 

 
# 437 private car parking spaces include 398 spaces for residential, 35 for visitors and 4 for 

retail.  19 motorcycle parking spaces include 18 spaces for residential and 1 for retail.  For 

L/UL bays, 7 are for residential and 1 for retail. 

 
@ Including greenery not less than 66% of 30% to be visible by pedestrian or accessible by 

people entering the lot, and roof greening of not less than 20% of roof area. 
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1.4 As proposed by the applicants, a 20m-wide waterfront promenade within the Site 

will be designed and constructed by the applicants.  The promenade will be 

handed over to the Government for management and maintenance (M&M) upon 

completion for public enjoyment.  A GreenWay (for shared use by pedestrians 

and cyclists) will be provided within the promenade, forming part of the 

GreenWay network in Kai Tak Development (KTD) (Drawing A-9).  The 

proposed waterfront promenade will link up the Kwun Tong promenade and the 

open space/waterfront promenade in Kai Tak.  For promenade vibrancy, the 

applicants propose a retail block for shop and services/eating place use along the 

waterfront promenade.  Artist impression and pedestrian connection/routes to 

the waterfront promenade are at Drawings A-17, A-20 and A-21. 

 

1.5 According to the submission, the applicants have proposed to provide a pier in the 

form of landing steps within the waterfront promenade (Drawings A-1 and A-9) 

intended for leisure and recreational purpose.  The opening hours of the landing 

steps to the public is intended to be from 7am to 10pm daily.  The applicants will 

design and construct the proposed landing steps, and will undertake the M&M 

responsibilities until it is taken up by Government departments for M&M.  The 

M&M responsibilities will not be transferred to the future flat owners of the 

proposed residential development. 

 

1.6 To mitigate noise and air quality impacts from Kwun Tong Bypass, the proposed 

scheme has adopted a non-sensitive building façade design including a minimum 

9m wide setback for residential use from the site boundary abutting Kwun Tong 

Bypass resulting in a 20m-wide buffer without any openings/fresh air intakes for 

air sensitive uses. Air ventilation enhancement measures are proposed including 

two full building separations of 15m-wide between T5/T6 and T8 and between T1 

and T6, and 4.2m-wide building setback along the southwestern boundary of the 

Site (Drawings A-22 and A-23). 

 

1.7 According to the LMP, landscaping treatments such as planting areas, vertical 

greening, water features and pocket landscaped spaces are proposed within the 

residential portion (Drawing A-9).  Greening is also proposed at the roof of all 

residential towers and the retail block (Drawing A-10).  Benches, rain shelters, 

lawns and planting areas with trees and shrubs are proposed within the waterfront 

promenade.  Planting edges in the residential portion in combination with tree 

planting and green walls/vertical greening are provided along the southeastern 

boundary to form a continuous multi-layered planting buffer to create a seamless 

transition between public (waterfront promenade) and private realm.  A 2m-wide 

planting area is also proposed at the pedestrian level of Kai Hing Road as 

streetscape enhancement.  LMP and landscape sections are at Drawings A-8 to 

A-12. 

 

1.8 For the residential portion, a total greenery area of not less than 30% of the 

development site area, including greenery of not less than 66% of 30% to be 

visible by pedestrian and not less than 20% of roof area, are proposed.  A total 

of 52 new trees will be planted.  As for the waterfront promenade portion, 

greenery provision of not less than 40% of the waterfront promenade area is 

proposed and a total of 39 new trees will be planted.  Green coverage diagrams 

are at Drawings A-13 and A-14. 
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1.9 The proposed development will adopt green building design and sustainable 

elements to fulfilling BEAM Plus requirements, such as rainwater recycling 

system and vertical greening.  Requirements under Sustainable Building Design 

Guidelines including building separation and site coverage of greenery will be 

fulfilled. 

 

1.10 The applicants have conducted technical assessments on traffic, environmental 

(including noise and air quality), drainage, sewerage, air ventilation, visual and 

risk aspects.  With appropriate mitigation measures, no adverse impacts would 

be anticipated with the proposed development.  

 

1.11 The Site was the subject of two previous planning applications (No. A/K22/9 and 

No. A/K22/11) for proposed residential development including a pier (landing 

steps), eating place and shop and services uses, which were approved with 

conditions by the Metro Planning Committee (the Committee) of the Board on 

10.9.2010 and 17.6.2011 respectively.  General building plans (GBPs) for both 

schemes (under applications No. A/K22/9 and No. A/K22/11) were first approved 

in 2011, and the latest set of GBP for the approved scheme of No. A/K22/11 was 

approved in 2021 (details refer to paragraphs 4.1 to 4.4).   

 

1.12 As compared with the previous approved scheme under application No. 

A/K22/11, the proposed uses (residential, retail, 20m-wide waterfront promenade 

and landing steps), key development parameters (i.e. overall and mix of 

domestic/non-domestic PR, maximum BH, SC and number of residential towers) 

and key design concepts of the current scheme are largely the same. The proposed 

changes mainly involve an increase of number of flats from 784 (assumed average 

flat size of 97.5m2) in Application No. A/K22/11 to 1,782 units (+998 units, 

+127%) (assumed average flat size from 97.5m2 to 42.8m2 (-54.7 m2, -56.1%))  

and the number of retail block reduced from two to one (-1, -50%) but the retail 

GFA remain the same (i.e. 600m2) and changes in the provision of internal 

transport facilities due to revised car parking provision requirements [ 1 ]. A 

comparison of the key development parameters of the current scheme and the 

approved scheme under application No. A/K22/11 is at Appendix II.   

 

1.13 In support of the application, the applicants have submitted the following 

documents: 

 

(a)  Application Form received on 26.7.2021 

 
Appendix I 

(b)  Supporting Planning Statement (SPS) attached to the 

Application Form, including Master Layout Plan 

(MLP), Landscape Master Plan (LMP), Traffic 

Impact Assessment (TIA), Environmental 

Assessment (EA), Visual Impact Assessment (VIA), 

Air Ventilation Assessment (AVA), Drainage and 

Sewerage Impact Assessment (DSIA) and 

Quantitative Risk Assessment (QRA) 

 

 

 

Appendix Ia 

 

 

 

                                                 
1 Changes in the provision of internal transport facilities due to revised car parking provision requirements in 

Chapter 8 of HKPSG. 
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(c)  Supplementary Information (SI) received on 

29.7.2021 

 

 

(d)  Further Information (FI) received on 22.10.2021 

providing response to departmental comments, 

revised technical assessments including TIA, DSIA, 

AVA, EA and QRA, revised floor plans and sections, 

revised LMP, and revised pages of VIA [FI(1)] # 

 

 

(e)  FI received on 29.10.2021 providing replacement 

pages of response to departmental comments and 

revised LMP [FI(2)] # 

 

 

(f)  FI received on 17.12.2021 providing response to 

departmental comments, new illustration on 

pedestrian circulation, revised technical assessments 

including TIA, AVA and QRA, revised LMP, MLP 

and floor plans and revised pages and/or 

supplementary notes on DSIA and EA [FI(3)] # 

 

 

(g)  FI received on 22.12.2021 providing clarification on 

proposed use and number of parking spaces and 

loading/unloading spaces [FI(4)] # 

 

 

 

Appendix Ia [2] 

(h)  FI received on 14.1.2022 providing response to 

departmental comments, revised technical 

assessments including VIA and QRA, revised MLP 

and LMP, revised pages and/or supplementary notes 

on technical assessments including QRA, TIA, DSIA 

and AVA, revised pages of SPS, and revised 

photomontages, artist’s impression and illustration on 

pedestrian circulation. [FI(5)]# 

 

 

(i)  FI(6) received on 28.1.2022 providing response to 

departmental comments, minor clarification on 

development proposal, supplementary notes on AVA, 

revised LMP and replacement pages of TIA [FI(6)]* 

 

 

(j)  FI(7) received on 31.1.2022 providing response to 

departmental comments, minor clarifications on 

development proposal, EA and AVA and revised 

figures of LMP [FI(7)]* 

 

 

 

 

                                                 
2 A consolidated report containing Supporting Planning Statement, finalised technical assessments and 

consolidated responses to comments (R-to-C) tables was submitted by the applicants on 10.2.2022 (Appendix 

Ia) that supersedes all previous submissions, thus items as listed from (b) to (k) above are not attached in this 

Paper. 
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(k)  FI(8) received on 9.2.2022 providing response to 

departmental comments, minor clarification on 

development proposal, replacement page of TIA and 

revised figures of LMP [FI(8)]* 

 

 

 

 

Appendix Ia 

(l)  FI(9) received on 10.2.2022 providing a consolidated 

report containing Supporting Planning Statement, 

consolidated R-to-C tables and finalised technical 

assessments* 

 

 

 # accepted but not exempted from publication and recounting requirement  

* accepted and exempted from publication and recounting requirement  
 

1.14 The application was originally scheduled for consideration by the Committee on 

24.9.2021 and 10.12.2021.  At the request of the applicants, the Committee 

decided on 24.9.2021 and 10.12.2021 respectively to defer a decision on the 

application and allow a total of four months for preparation of FI by the applicants.  

Upon receipt of the FI submitted on 14.1.2022, the application is scheduled for 

consideration by the Committee at this meeting. 
 
 

2. Justifications from the Applicants 

 

The justifications put forth by the applicants in support of the application are set out in the 

SPS and the FIs at Appendix Ia and summarized as follows: 

 

Suitable Location for Residential Development 

 

(a) The location of the Site is suitable for residential use as affirmed by two previous 

approved planning applications (No. A/K22/9 and No. A/K22/11) for residential 

development. The proposal is consistent with the Energizing Kowloon East Office’s 

(EKEO) development goals to revitalize and improve the seafront in Kwun Tong. 

The redevelopment of the Site can re-establish part of the missing link connecting 

Kai Tak waterfront area with the Kwun Tong and Kowloon Bay commercial and 

business district.  

 

Alleviate pressure on Housing Demand and Land Utilisation 

 

(b) The vacancy rate for private commercial use in Kwun Tong district is 16.8% in 2019 

as compared to the overall territorial vacancy rate of 9%, indicating the land supply 

for commercial and business uses in the area in abundant.  Residential use, which 

is in high demand, will be more appropriate to realize the development potential of 

the Site.  The proposed development providing 1,782 residential units will alleviate 

pressure on housing demand. It meets the demand for reasonably sized housing and 

provides quality living environment in the urban area.  The proposed development 

strives for reasonable flat size and the average flat size is about 42.8m2 with smallest 

flat size being 1 bedroom unit of about 35m2. This complies with Development 

Bureau’s latest minimum flat size requirement which is not less than 26m2.  
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Adhere to Harbour Planning Principles and Guidelines 

 

(c) The proposal replaces the existing industrial use with residential/retail uses. It can 

help phasing out incompatible land use along the waterfront and speed up the 

transformation of the area. 

 

(d) The waterfront along the Site is currently inaccessible to the public as it is occupied 

by a godown and open yard. The proposed development will provide a 20m-wide 

waterfront promenade for public enjoyment. This will add lift the vitality of the 

Harbour and contribute to the continuous waterfront promenade from Kwun Tong to 

KTD. 

 

(e) In responses to the comments of the Task Force on Kai Tak Harbourfront 

Development (the Task Force) of the Harbourfornt Commission and public, landing 

steps and retail uses have been incorporated in the proposed scheme.  The proposed 

waterfront promenade with landing steps and retail uses which elongated along the 

waterfront can maximise the diversity of experiences along the waterfront not limited 

to its function as an open space but also integrate with the retail/dining, recreation 

and leisure uses.  The proposed landing steps will allow marine-based recreation 

activities or water sports activities for public enjoyment while the retail elements can 

attract visitors thus contribute to the vibrancy of the harbourfront. The M&M of the 

proposed waterfront promenade and landing steps are proposed as in paragraphs 1.4 

and 1.5 above. 

 

(f) The proposed development will provide a GreenWay with shared space for cyclists 

and pedestrians at the waterfront promenade. This will link up the GreenWay along 

the Kwun Tong Promande and Kai Tak waterfront and further foster vibrancy of the 

harbourfront.  

 

Design Considerations 

 

(g) The proposal conforms to the OZP’s restrictions. It adopts a lower PR 5 as compared 

to the permitted commercial use of PR 9.5 which respects the waterfront. Building 

blocks and massing are laid out to create visual interest of the harbour.  The 

proposed development adopts various non-sensitive building design to mitigate noise 

and air quality impacts from Kwun Tong Bypass/Hoi Bun Road as stated in 

paragraph 1.6 above.  Besides, various setbacks as mentioned in paragraph 1.6 

above will enhance air ventilation and visual connection between the inner hinterland 

along Kai Hing Road and the harbour (Drawings A-22 and A-23). 

 

(h) The residential portion of the development proposes a greening ratio of not less than 

30%, thus will create a total greening area of not less than 3,475m2. The applicants 

will achieve a greening ratio of not less than 40% of the waterfront promenade area 

which contribute to about 1,511m2 greening area. The proposed greening include 

trees, shrubs and lawn which would significantly improve the landscaping quality of 

the area, and also creates a desirable living environment for the residents and a 

comfortable waterfront promenade for the users.  Planting is provided along the 

southeastern boundary of the residential portion to screen and soften the development 

edge and built-form along the waterfront promenade and along the northwestern 
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boundary of Kai Hing Road by a 2m-wide planting area proposed at the pedestrian 

level for streetscape enhancement (Drawing A-16). About 52 new trees are proposed 

within the residential area of the site, and about 39 new trees are proposed within the 

waterfront promenade. 

 

No Insurmountable Technical Impact 

 

(i) Relevant technical assessments have been undertaken and concluded that there would 

not be any adverse impact pertaining to traffic, environmental, landscape, visual, air 

ventilation, drainage and sewerage impacts to the area, and there would be no 

unacceptable risk from LPG filling station and Kerry D.G. Warehouse.  As 

compared to the permitted commercial development, the proposed development with 

a lower development density and building mass would have better visual and air 

ventilation impact to the neighbourhood. 

 

 

3. Compliance with the “Owner’s Consent/ Notification” Requirements 

 

The applicants are the sole current land owners.  Detailed information would be deposited 

at the meeting for Members’ inspection. 

 

 

4. Previous Applications 

 

4.1 The Site was the subject of two previous applications (i.e. No. A/K22/9 and 

A/K22/11) for proposed residential development with retail uses, waterfront 

promenade and landing steps which were approved in 2010 and 2011 (Plan A-1).  

Under the two previously approved schemes, the total PR was 5 and BH was 

100mPD. 

 

4.2 The first application (No. A/K22/9) for residential development including a pier 

(landing steps), eating place and shop and services uses was approved by the 

Committee with conditions on 10.9.2010.  The application was approved mainly 

on the grounds that the proposed residential development would replace the 

existing godown and open storage to further facilitate transformation of the area 

and to improve the general environment quality of the area; the proposed retail 

uses along the future public waterfront promenade would enhance the creation of 

a more vibrant harbour area; the development scheme complied with the stipulated 

BH restriction for the site and would be in coherence with the planned overall BH 

profile for a wider area; the submitted technical assessments concluded that the 

proposed development would not generate any significant adverse impacts on the 

surrounding areas and the infrastructure network; provision of 20m-wide 

waterfront promenade was in accordance with the planning intention of the OZP 

and help in completing the continuous promenade along the Kwun Tong 

waterfront for public enjoyment; and the provision of landing steps could facilitate 

the linkage to harbour and encourage marine use which were in line with the 

Harbour Planning Principles. 
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4.3 The second application (No. A/K22/11) for proposed amendments to the approved 

scheme of application No. A/K22/9 was approved by the Committee with 

conditions on 17.6.2011. The major amendments proposed in the approved 

scheme of application No. A/K22/11 were changes in disposition form of the 

residential blocks as a result of widening and reorientation of the two air paths 

between the tower clusters; addition of one residential block to the western tower 

cluster, revision of the disposition, layout, size and the number of residential units; 

and the split of a single retail block at the south-eastern corner of the site into two.  

It maintained the same major development parameters (including the overall and 

mix of domestic/non-domestic plot ratio, the maximum building height, the site 

coverage restriction and the floor uses of the tower block and the retail block) and 

essential design features (such as podium-free and basement carpark design, sky 

garden/refuge floor at central tower cluster and three tower clusters with air paths). 

 

4.4 According to record, GBP for the proposed development under both applications 

No. A/K22/9 and A/K22/11 were first approved by the Building Authority (BA) 

in 2011.  The latest set of GBP for No. A/K22/11 was approved on 2021.  

According to Town Planning Board Guidelines on Extension of Time for 

Commencement of Development (TPB PG-No. 35C), the approval of building 

plans would constitute a commencement of an approved development. 

 

4.5 Details of the previous applications are at Appendix III. 
 
 

5. Similar Applications 

 

5.1 There are two similar applications for residential development or pier (landing 

steps) within “C” zone of the Kai Tak OZP (Plan A-1).  Application No. 

A/K22/2 for proposed pier (landing steps) at a strip of land with an area of 33.5m2 

at the waterfront at 7 Kai Hing Road within the same “C(2)” zone of the Kai Tak 

OZP was approved by the Committee with conditions on 7.3.2008.  As the 

approved scheme was not implemented, the planning permission for the 

application No. A/K22/2 lapsed on 7.3.2012. 

 

5.2 Another application No. A/K22/13 for proposed residential development with 

promenade but without landing steps and minor relaxation of PR restriction (from 

5 to 5.12 (i.e. +0.12 or +2.4%)) to include the residents’ club house ancillary to 

the residential development at the 7 Kai Hing Road site within the same “C(2)” 

zone of the Kai Tak OZP was approved with conditions by the Committee on 

30.3.2012.  An extension of commencement of the planning permission of 

application No. A/K22/13 for four years until 30.3.2020 was subsequently 

approved.  The approved use has not been commenced and the planning 

permission lapsed on 30.3.2020. 

 

5.3 Details of the similar applications are at Appendix IV.  
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6. The Site and Its Surrounding Areas  
(Plans A-1 and A-2, Aerial Photo on Plan A-3 and Site Photos on Plans A-4 and A-5) 

 

6.1 The Site is: 

 

(a) currently occupied by a 14-storey godown building, namely Kowloon 

Godown (NKIL Nos. 5805 and 5806) and an open storage yard (NKIL No. 

5892); 

 

(b) accessible from Kai Hing Road;  

 

(c) Kwun Tong Typhoon Shelter to its immediate southeast;  

 

(d) bounded by Kwun Tong Bypass to its immediate northeast and abut the 

Kwun Tong promenade; 

 

6.2 The surrounding areas have the following characteristics: 

 

(a) to the immediate southwest of the Site is Kerry D.G. Warehouse (i.e. 7 Kai 

Hing Road). An application for proposed minor relaxation of PR restriction 

for permitted office, shop and services and eating place uses at the Kerry 

D.G. Warehouse site was approved by the Committee on 4.9.2020;  

 

(b) to the northwest across Kai Hing Road are a mix of office (i.e. Harbourside 

HQ), and industrial building (i.e. Pacific Trade Centre); 

 

(c) to the further northeast across Hoi Bun Road/Kwun Tong Bypass are 

Kowloon Bay and Kwun Tong Business Areas, with some new 

commercial/office developments, including The Quayside and One Bay East; 

 

(d) to the northwest across Kai Hing Road is an area zoned “Residential  

(Group B)2” (“R(B)2”) which is intended for medium-density residential 

development. The area is partly occupied by the Public Works Central 

Laboratory Building (which is to be relocated) and temporary works area; 

 

(e) to the immediate southwest is an area zoned “Open Space” (“O”)which will 

connect the planned waterfront promenades along Kai Tak Approach 

Channel and Kwun Tong Typhoon Shelter; and 

 

(f) the “Government, Institution or Community” (“G/IC”) zones to the further 

northwest are mainly occupied by the Hong Kong Children’s Hospital, the 

Kai Tak Fire Station and the planned Kai Tak New Acute Hospital (under 

construction). 

 

 

7. Planning Intention 
 

7.1 The planning intention of the “C” zone is primarily for commercial developments, 

which may include uses such as office, shop, services, place of entertainment, 
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eating place and hotel, functioning as territorial business/financial centre and 

regional or district commercial/shopping centre. 

 

7.2 According to the Explanatory Statement (ES) of the OZP, the subject “C(2)” zone 

located in the South Apron Corner near the Kowloon Bay waterfront is planned 

as an extension of Kowloon Bay Business Area.  This land use zone is so drawn 

up taking into account the environmental concerns in the area, including the air 

and noise impacts from the Kwun Tong Bypass. This zone is intended to create a 

more coherent cluster of commercial developments in the area. Any domestic or 

partly domestic and partly non-domestic development within this zone would 

require planning permission from the Board and such development shall not 

exceed a maximum PR of 5.0. These planning applications should include 

assessments on the relevant technical and environmental concerns and 

demonstrate that the proposal would not result in incoherent developments in the 

area. 

 

 

8. Comments from Relevant Government Bureaux/Departments 

 

8.1 The following government bureau/departments have been consulted and their 

views on the application are summarized as follows: 

 

Land Administration 

 

8.1.1 Comments of the Chief Estate Surveyor/Land Supply (CES/LS), Lands 

Department (LandsD): 

 

(a) the Site comprises three private lots namely NKIL 5805, NKIL 5806 

and NKIL 5982 (“the Lots”). NKIL 5805 and NKIL 5806 are 

restricted to godown purpose, there is no GFA restriction and the lots 

are subject to a maximum building height of not exceeding 51.5m 

above HKPD. Regarding NKIL 5982, it is restricted to industrial or 

godown purposes or both, or cargo handling and/or concrete batching 

purposes, there is no GFA restriction but the lot is subject to a 

maximum building height of not exceeding 20.5m above HKPD. The 

proposed residential development will be in breach of the lease 

conditions of the Lots; 

 

(b) in view that LCSD and CEDD have agreed to take up M&M 

responsibilities of the waterfront promenade and associated seawall 

and the applicants have agreed to take up M&M responsibilities of 

the public landing steps until it is taken up by the Government 

departments, he has no comment to the proposed arrangements; and 

 

(c) if planning approval is given by the Board, the applicants will need 

to apply to the LandsD for a land exchange/lease modification for the 

proposed residential development. He would advise that the proposal 

will only be considered upon his receipt of formal application from 

the applicants. He should also advise that there is no guarantee that 

the application, if received by LandsD, will be approved. He reserves 
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his comment on the application when received. The application will 

be considered by LandsD acting in the capacity as the landlord at its 

sole discretion. In the event that the application is approved, it would 

be subject to such terms and conditions as the Government shall deem 

fit to do so, including, among others, charging of premium and 

administrative fee. 

 

Harbourfront Planning 

 

8.1.2 Comments of the Secretary for Development (Harbour Office) (SDEV 

(Harbour Office)): 

 

(a) the submission including FIs submitted by the applicants on 

26.7.2021, 22.10.2021, 29.10.2021, 17.12.2021, 22.12.2021 and 

14.1.2022 have been circulated to Members of the Task 

Force.  Members are invited to offer comments, if any, to the Board 

direct; and 

 

(b) from the FI submitted on 14.1.2022, the applicants have revised the 

orientation of the retail block and arrangements regarding the landing 

steps in accordance with comments from Members of the Task Force 

as expressed at the briefing to the Task Force on 10.1.2022.  As per 

the briefing, the applicants are reminded to consult and seek approval 

from the Task Force on the promenade design in the detailed design 

stage so that further comments from Members could be duly 

incorporated.  On this basis, he has no further comment on the 

application. 

 

Waterfront Promenade 

 

8.1.3 Comments of Director of Leisure and Cultural Services: 

 

(a) LCSD has no in-principle objection to take up the M&M 

responsibilities of the proposed waterfront promenade (including the 

entire section along 1-7 Kai Hing Road), and would reserve the right 

to comment on the design of the proposed promenade; 

 

(b) LCSD has no in-principle objection to take up the management 

responsibilities of the seawall at the promenade subject to CEDD 

agrees to take up the maintenance responsibilities in parallel; 

 

(c) public landing and berthing facilities are outside LCSD’s 

management ambit.  LCSD cannot regulate any improper use of 

these facilities under the existing Pleasure Ground Regulations  

(Cap. 132).  Therefore, LCSD will not take up the M&M 

responsibilities of the public landing and berthing facilities, which 

should be segregated from the land allocation of the waterfront 

promenade to be managed by LCSD; 

 

(d) his other detailed comments at Appendix V; and 
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(e) should the Board approve application, the following condition is 

suggested: 

 

the design and provision of the public waterfront promenade, as 

proposed by the applicants, to the satisfaction of the Director of 

Leisure and Cultural Services or of the Town Planning Board. 

 

8.1.4 Comments of Director of Civil Engineering and Development:  

 

(a) the provision of the proposed waterfront promenade shall meet a 

greening ratio not less than 40% or such other ratio as may be 

approved by relevant government departments or the Board; 

 

(b) the applicants should allow area for bicycle parking facilities for the 

public at the waterfront promenade area. The quantity and details of 

the bicycle parking facility shall be subject to advice from CEDD and 

other government departments; 

 

(c) the proposed GreenWay should be connected to the GreenWay 

within Kwun Tong Promenade being designed under the GreenWay 

Study. The applicants should review and liaise with the relevant 

parties at detailed design stage.  His other detailed comments is at 

Appendix V; and 

 

(d) should the Board approve application, the following condition is 

suggested: 

 

the design and provision of the public waterfront promenade, as 

proposed by the applicants, to the satisfaction of the Director of Civil 

Engineering and Development or of the Town Planning Board. 

 

Seawall and Landing Steps 

 

8.1.5 Comments of Chief Engineer/ Port Works, CEDD: 

 

(a) his Division does not manage any seawall.  However, he has no 

objection in principle to taking up the structural maintenance of the 

seawall concerned, up to the coping level, subject to (i) managing 

department is identified and his Division is being considered as the 

most appropriate department to take up the maintenance if recurrent 

consequences are available; and (ii) the design and construction of 

new and modified marine works should meet fully the requirements 

in the Port Works Design Manual and the associated corrigenda 

(including but not limited to the effects of climate change, such as sea 

level rise and wind increase), as well as the conditions of seawall and 

landing steps are satisfactory.  He also will not take up the 

maintenance of architectural features at the seawall or the landing 

steps.  His Division will not manage landing steps; 

 



- 15 - 

 

 

(b) the new and modified marine works and proposed works should not 

affect dredging operation or daily operation in Kwun Tong Typhoon 

Shelter.  His other detailed comments at Appendix V; 

 

(c) in view of the close proximity of/interface with existing marine 

structures and any proposed marine structures, his Division should be 

consulted on future submissions of the project including but not 

limited to the detailed design and the M&M responsibilities of 

landing steps; and 

 

(d) should the Board approve application, the following condition is 

suggested: 

 

the design and implementation of the public landing steps, as 

proposed by the applicant, to the satisfaction of the Director of Civil 

Engineering and Development or of the Town Planning Board. 

 

Marine Aspect 

 

8.1.6 Comments of Director of Marine: 

 

(a) he has no comment on the application from marine traffic safety 

perspective; and 

 

(b) his department is responsible for marine traffic and navigational 

safety matters. Following the existing practices on the M&M, 

responsibilities of public landing steps among government 

departments, Marine Department is responsible for regulating the 

berthing of vessels at public landing steps and would not be in 

position to take up management and/or maintenance of the seawall 

and landing facilities upon its completion. 

 

Visual and Urban Design Aspects 

 

8.1.7 Comments of Chief Town Planner/Urban Design and Landscape, 

Planning Department: 

 

(a) he has no adverse comments on the application from urban design 

and visual impact perspectives; 

 

(b) the proposed development with maximum BH of 100mPD complies 

with the stipulated height restriction for the subject site and would be 

in coherence with the planned BH profile for the area; 

 

(c) compared with the previously approved scheme (Application No. 

A/K22/11), two 15m-wide building separations have been retained.  

A 9m-wide building setback along the north-eastern fringe abutting 

Kwun Tong Bypass and a 4.2m-wide building setback along the 

south-western fringe are proposed in the current scheme.  The visual 
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impacts and visual permeability of the current scheme are similar to 

that of the approved scheme; and 

 

(d) to soften the interface between the proposed residential development 

and the waterfront promenade at pedestrian level, a landscape buffer 

is proposed.  Landscape treatments such as planting and vertical 

greening are provided at G/F and roof level. A proposed retail block 

at G/F of about 600m2 is elongated along the promenade, which may 

enhance public enjoyment as well as adding vibrancy and diversity 

to the surrounding public realm. 

 

8.1.8 Comments of Chief Architect/Central Management Division 2, 

Architectural Services Department: 

 

(a) it is noted that the proposed residential development mainly consist 

of seven blocks of buildings with BH of 100mPD, which may not be 

incompatible with adjacent “C(2)” and “OU” developments with 

BHR of 100mPD permitted in the OZP.  He has no comments from 

architectural and visual impact point of view at this stage; and 

 

(b) for the proposed public waterfront promenade, the applicants are 

encouraged to create a pedestrian-friendly environment by providing 

barrier-free access/facilities, adequate shading devices, more seating 

areas and greening/planters, etc. to enhance public enjoyment. 

 

Air Ventilation Aspect 

 

8.1.9 Comments of Chief Town Planner/Urban Design and Landscape, 

Planning Department: 

 

(a) an AVA Initial Study (IS) using computational fluid dynamic 

modelling has been for two development schemes.  One is the 

Baseline Scheme (i.e. the latest scheme approved in 2011) and the 

other is the Proposed Scheme under the current application.  Apart 

from the 20m-wide promenade as required for the site under the OZP, 

the Proposed Scheme has incorporated air ventilation enhancement 

measures including (i) a full building separation of 15m wide across 

the site between T5/T6 and T8; (ii) a 15m-wide building separation 

across the site between T1/T6; (iii) 9m-wide building setback from 

Hoi Bun Road but with E&M facilities located inside the setback; and 

(iv) 4.2m-wide full setback from Kerry D.G. Warehouse site 

(Drawing A-22). Besides, a building gap of 11m-wide is proposed 

under the podium between T5 and T6; 

 

(b) according to the simulation results, the performances of the Baseline 

and Proposed Schemes on pedestrian wind environment are 

comparable under both annual and summer conditions; and 

 

(c) considering the above, it is not anticipated that the proposal with 

mitigation measures described above would generate significant 
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adverse air ventilation impact on the overall pedestrian wind 

environment as compared with the Baseline Scheme.  

 

Landscape Aspect 

 

8.1.10 Comments of Chief Town Planner/Urban Design and Landscape, 

Planning Department: 

 

(a) he has no objection to the application from landscape planning 

perspective; 

 

(b) the site, which is currently occupied by the Kowloon Godown 

building and an open yard, is situated in an area of urban landscape 

character dominated by industrial buildings/warehouses and 

commercial developments with planned open space, residential and 

G/IC uses nearby.  No existing tree is observed within the 

application boundary. According to the submission, it is noted that 

about 52 new trees are proposed within the residential area of the site, 

and about 39 new trees are proposed within the Public Open Space 

(POS) in the LMP (Drawing A-8).  Adverse landscape impact 

caused by the proposed development is not anticipated; 

 

(c) according to the submission, private open space of not less than 

4,634m2 would be provided for the target population (i.e. 4,634 nos. 

of resident). Besides, POS, i.e. 20m-wide waterfront promenade 

(with an area of 3,821m2) for the enjoyment of general public would 

be designed and implemented by the development.  The proposed 

promenade with seawall and landing steps would be handed over to 

relevant Government authority for management and maintenance 

upon completion; 

 

(d) as proposed by the applicants, not less than 30% greenery on G/F and 

R/F of the proposed residential development proportion, of which 

over 66% out of the 30% greenery area shall be visible to the 

pedestrian or accessible by persons, and not less than 20% greenery 

for the roof area of the buildings. In addition, not less than 40% 

greenery is proposed for the POS. The greening ratio for the current 

scheme is increased when compared with the approved scheme (i.e. 

not less than 25% only);  

 

(e) the applicants are reminded that approval of the application under 

Town Planning Ordinance does not imply approval of the site 

coverage of greenery requirements under APP PNAP-152 and/or 

under lease. The site coverage of greenery calculation should be 

submitted separately to BD for approval; and 

 

(f) should the Board approve the application, the following condition 

should be imposed: 
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the submission and implementation of a landscape proposal to the 

satisfaction of the Direction of Planning or of the Town Planning 

Board. 

 

Environmental Aspect 

 

8.1.11 Comments of Director of Environmental Protection: 

 

(a) he has no in-principle objection to the application;  

 

Noise 

 

(b) the noise impact assessment (NIA) has recommended the necessary 

noise mitigation measures for the proposed residential development 

to mitigate the potential traffic noise impact.  To ensure proper 

evaluation of the potential noise impact and proper implementation 

of the required noise mitigation measures, an approval condition on 

submission of an updated NIA and implementation of the noise 

mitigation measures identified therein is recommended to be 

imposed; 

 

Air Quality 

 

(c) no adverse comment on the application from air quality perspective; 

 

Land Contamination 

 

(d) since the application site is occupied by potentially contaminative 

land uses (e.g. godown, open yard), an approval condition on 

submission of land contamination assessments and implementation 

of remediation measures identified therein prior to development of 

the site is recommended to be imposed.  It is noted that the 

applicants have also committed to conduct land contamination 

assessment for the proposed development in later stage; 

 

Sewerage 

 

(e) based on the submitted SIA under the application, adverse sewerage 

impact arising from the development is not anticipated with 

mitigation measure in place.  An approval condition on the 

implementation of sewerage connection works identified in the 

submitted sewerage impact assessment to the satisfaction of the 

Director of Drainage Services or of the Town Planning Board is 

recommended to be imposed; and 

 

Waste Management 

 

(f) since the proposed development would involve demolition of the 

existing building and would likely generate a large amount of 

construction and demolition (C&D) materials, an advisory clause is 
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suggested to remind the applicants to minimise the generation of 

C&D materials; reuse and recycle the C&D materials on-site as far 

as possible; and observe and comply with the legislative requirements 

and prevailing guidelines on proper waste management for the 

proposed development. 

 

Drainage and Sewerage Aspects 

 

8.1.12 Comments of Chief Engineer/Mainland South, Drainage Services 

Department (CE/MS, DSD): 

 

Drainage 

 

(a) he has no in-principle objection to the application.  His other 

detailed comments is at Appendix V. 

 

Sewerage 

 

(b) he has no in-principle objection to the application. 

 

Risk Assessment Aspect 

 

8.1.13 Comments of Director of Electrical and Mechanical Services: 

 

he has no in-principle objection to the application from LPG safety 

perspective and has no adverse comments on the submitted QRA report. 

 

8.1.14 Comments of Director of Environmental Protection: 

 

he has no in-principle objection to the application from non-fuel gas 

dangerous goods risk perspective and has no adverse comments on the 

submitted QRA report for Kerry D.G. Warehouse. 

 

Transport and Traffic Aspect 

 

8.1.15 Comments of the Commissioner of Transport (C for T): 

 

(a) he has no in-principle objection to the TIA; and 

 

(b) he has no specific views on the provision of public landing steps to 

facilitate residents/ visitors to/from the residential development, and 

would defer to the applicants to sort out the M&M 

arrangements.  His department has no intention to take up the 

management of the public landing steps. 

 

Building Matters 

 

8.1.16 Comments of Chief Building Surveyor/Kowloon, Buildings Department: 

 

(a) No objection in principle to the application subject to the following: 
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(i) all proposed building works should comply with the Buildings 

Ordinance (BO) and its allied regulations; and 

 

(ii) detailed comments under the BO on individual sites for private 

developments such as permissible plot ratio, site coverage, 

means of escape, emergency vehicular access, private streets, 

and/or access roads, open space, barrier free access and 

facilities, compliance with the sustainable building design 

guidelines, etc. will be formulated at the building plan 

submission stage. 

 

Fire Safety Aspect 

 

8.1.17 Comments of Director of Fire Services: 

 

he has no specific comment subject to fire service installations and water 

supplies for firefighting being provided to the satisfaction of his 

Department.  EVA arrangement shall comply with Section 6, Part D of 

the Code of Practice for Fire Safety in Buildings 2011 administered by 

the Buildings Department.  

 

Other Aspects 

 

8.1.18 Comments of Director of Food and Environmental Hygiene: 

 

he has no special comments on the application supposed that the 

proposed development does not affect any cleansing facilities under the 

management of his department.  His other detailed comments are at 

Appendix V. 

 

8.2 The following government departments have no objection to or no adverse 

comment on the application: 

 

(a) Secretary for Development (Planning Unit); 

(b) Secretary for Development (Lands Unit); 

(c) Secretary for Development (EKEO); 

(d) Chief Project Manager 202, Architectural Services Department; 

(e) Controller, Government Flying Services; 

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

(g) Chief Highway Engineer/Kowloon, Highways Department; 

(h) Commissioner of Police; 

(i) Director General of Civil Aviation; 

(j) District Officer (Kwun Tong), Home Affairs Department; and 

(k) Head of the Geotechnical Engineering Office, Civil Engineering and 

Development Department 
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9. Public comments Received During Statutory Publication Periods 

 

9.1 During the four statutory publication periods of the planning application which 

ends on 24.8.2021, 26.11.2021, 18.1.2022 and 11.2.2022 respectively, a total of 

226 comments were received (Appendix VI).  They are summarized in the 

following table: 

 

Submission 
Publication 

period 
Support Objection 

Comments/ 

concerns 
Total 

Planning 

Application 

3.8.2021 to 

24.8.2021 
110 2 4 116 

FI(1) & FI(2) 
5.11.2021 to 

26.11.2021 
26 0 1 27 

FI(3) & FI(4) 
28.12.2021 to 

18.1.2022 
53 0 3 56 

FI(5) 
21.1.2022 to 

11.2.2022 
25 1 1 27 

Total 214 3 9 226 

 

9.2 The 214 supportive comments are from the Chairman of Kwun Tong Central Area 

Committee (觀塘中分區委員會) and individuals with the major grounds of 

support as follows: 

 

(a) the proposal can increase housing supply, provide more housing choice with 

smaller flat size and achieve land utilisation; 

 

(b) the proposal is in line with the planning intention of the area; 

 

(c) the proposal can phase out industrial use, improve the environment with 

considerable amount of greenery/open space; 

 

(d) the proposed waterfront promenade with landing steps help enhance 

connectivity and accessibility and will be for citizens’ enjoyment; 

 

(e) the proposed retail elements can benefits residents; 

 

(f) the proposed development will not generate adverse environment, traffic and 

visual impacts; and 

 

(g) the proposal, if approved, can set a precedent for similar applications in the 

Kwun Tong area for wider benefits of the public. 

 

 

9.3 Three objections are raised by the Designing Hong Kong and individuals and the 

main grounds of objection are summarised as follows: 

 

(a) increase in population will being adverse impact to traffic and social 

facilities; 
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(b) it is inappropriate to erect high-rise buildings on the waterfront and the 

proposal is not align with its tranquil surrounding settings.  Due to 

locational advantage, the Site should be for holding world-class sports events 

and could be for building a water sport recreation centre; 

 

(c) the proposal will set undesirable precedent for other applications to apply for 

change in land use for sites at harbourfront and diminish the future enjoyment 

of the harbourfont; 

 

(d) absence of landing steps and retail use [3] which form part of the previous 

approved schemes (No. A/K22/11) will negatively affect public enjoyment 

and vibrancy of the waterfront, which is in breach of good harbour planning; 

and 

 

(e) the site, as an ideal waterfront location, should provide a number of floors 

for food and beverage uses. 

 

9.4 A member of Kwun Tong Central Area Committee, the incorporated owners of 

Pacific Trade Centre and seven individuals provided comments/expressed 

concerns on the application.  The major points of the comments are summarised 

as follows: 

 

(a) the Site should be turned to a recreational water sports centre to provide 

accessible training facilities for local athletes, which is aligned with the 

Government’s goal to promote a healthy lifestyle and development it into a 

tourist attraction; 

 

(b) the proposal should include commercial floor space for daily necessaries; 

 

(c) the retail block is small.  The retail facilities should be designed for the 

support of the waterfront and the use of typhoon shelter and the harbour; 

 

(d) there is an incremental decrease of flat size and will affect the quality of life 

of residents.  Increase in population will negatively affect the character of 

the public promenade; 

 

(e) no justifications on the proposed increase of carparking spaces and decrease 

in flat size; 

 

(f) the applicants should take responsibility for the design, construction, M&M 

of the proposed landing steps for public use; 

 

                                                 
3 The original development scheme submitted by the applicant on 26.7.2021 was for residential development 

only without retail use and landing steps.  In response to the comments of the Task Force, landing steps and a 

600m2 retail block have been incorporated in the proposed scheme. 
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(g) berthing activities of the land steps will create environmental and noise 

nuisances;  

 

(h) the proposed waterfront promenade with commercial elements will increase 

pedestrian flow, and its M&M upon completion may imply a use of public 

money; and 

 

(i) the proposed development is of large scale and it may affect the nearby 

building during its construction. 

 

 

10. Planning Consideration and Assessments 

 

10.1 The application is for proposed residential development with waterfront 

promenade, a pier (landing steps) and shop and services/eating place in the “C(2)” 

zone providing about 1,782 private housing flats.  The proposed total PR is 5 

(including PR of 0.04 for retail uses) and BH is 100mPD.  The Site is the subject 

of two previous applications (No. A/K22/9 and A/K22/11) for the same proposed 

uses approved with conditions by the Committee in 2010 and 2011 respectively.  

As compared with the last approved scheme (No. A/K22/11), the current 

application mainly proposes to increase the number of flats from 784 to 1,782 

units (+998 units, +127%) with the average flat size reduced from 97.5m2 to 

42.8m2 (-54.7m2, -56.1%) and number of retail block reduced from two to one   

(-1, -50%) but the retail GFA remain the same (i.e. 600m2).  The proposed uses 

(i.e. residential, retail, waterfront promenade and landing steps) and major 

development parameters in terms of the proposed PR/BH/SC under the current 

application are same as the last approved scheme (No. A/K22/11).  The proposed 

development is considered generally acceptable taking into account various 

technical aspects as discussed at paragraphs 10.8 to 10.13 below. 

 

Planning Intention and Development Intensity 

 

10.2 The subject “C(2)” zone is intended to create a more coherent cluster of 

commercial developments in the area and is planned as an extension of Kowloon 

Bay Business Area.  The OZP also requires the Site to provide a 20m-wide 

waterfront promenade for public enjoyment.  While commercial development in 

“C(2)” zone is always permitted to be developed up to a maximum PR of 9.5, the 

Notes of the OZP for the zone provides flexibility, on approval of the Board, for 

residential development with a PR 5.0 provided that all the environmental and 

technical concerns have been properly addressed. 

 

10.3 The proposed PR of 5 is within the maximum if the Site is developed for 

residential development.  The proposed BH is also within the OZP restriction.  

For the proposed residential development, the applicants have submitted technical 

assessments on traffic, environmental (including noise and air quality), drainage, 

sewerage, air ventilation, visual and risk aspects.  With appropriate mitigation 

measures, no adverse impacts would be anticipated with the proposed 

development.  Concerned departments have no adverse comments/no objection 

to the application.  Besides, two previous applications for residential 
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development on the Site were approved with conditions by the Committee in 2010 

and 2011. 

 

Land Use Compatibility 

  

10.4 The Site is located in an area mixed with office and industrial buildings, godown 

and GIC uses.  On the other side of Kwun Tong Bypass/Hoi Bun Road is 

Kowloon Bay and Kwun Tong business area, which is undergoing transformation 

from industrial to commercial developments.  In particular, the office building to 

the immediate northwest of the Site (i.e. the Harbourside HQ) was previously an 

industrial building.  The Kerry D.G. Warehouse to the immediate northwest of 

the Site is covered by a planning application for proposed minor relaxation of PR 

restriction from 9.5 to 11.4 (+1.9 or 20%) for permitted office, shop and services 

and eating place uses approved with conditions by the Committee on 4.9.2020.  

To the further northwest of the Site are areas zoned “R(B)2” intended for medium-

density residential development and zoned “G/IC” for hospital use. The proposed 

residential development will replace the existing godown and open yard to further 

facilitate transformation of the area and to improve the general environment 

quality of the area.  The proposed retail uses along the proposed waterfront 

promenade with landing steps would enhance the creation of a more vibrant 

harbour area.  The proposed residential development is considered not 

incompatible with the surrounding land uses. 

 

Waterfront Promenade and Landing Steps 

 

10.5 Same as in the previously approved schemes, the applicants will provide a 20m-

wide waterfront promenade with an area of about 3,821m2 (including the landing 

steps) within the Site for public enjoyment.  The proposed promenade will 

include GreenWay as promulgated by CEDD to provide a shared space for cyclists 

and pedestrian at the waterfront promenade, which will link up the GreenWay 

network in Kai Tak and help to complete the continuous waterfront promenade 

network in KTD and Kwun Tong for public enjoyment.   

 

10.6 In response to the comments of Task Force and in order to enhance the vibrancy 

and attractiveness of the harbourfront, the applicants, same as in the previously 

approved scheme under Application No. A/K22/11, have incorporated a retail 

block of about 600m2 abutting the promenade and a pier in the form of landing 

steps at the promenade in the proposed scheme.  Tentatively, the applicants 

intend to open landing steps for public use from 7am to 10pm daily.  SDEV 

(Harbour Office) has no adverse comment on the application and advises the 

applicants to consult the Task Force on the promenade design at detailed design 

stage. 

 

10.7 As proposed by the applicants, the applicants undertake to design and construct 

the proposed waterfront promenade and landing steps, and will surrender the 

waterfront promenade to the Government for M&M upon completion.  The 

applicants will take up the M&M responsibilities of the proposed landing steps 

until it is taken up by Government departments for M&M, and the future residents 

will not bear the M&M responsibilities of the proposed waterfront promenade and 

landing steps.  DLCS indicates has no in-principle objection to take over the 
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waterfront promenade for M&M.  DLCS also agrees to take up the management 

responsibility of the seawall at the waterfront promenade and CE/Port Works of 

CEDD will undertake the structural maintenance responsibility.  To ensure the 

design of the waterfront promenade can better integrate with the existing and/or 

planned waterfront promenade and the GreenWay network, approval condition on 

the design and provision of pubic waterfront promenade to the satisfaction of 

DLCS and DCED is recommended.  For the arrangement of the landing steps, 

Port Works of CEDD will provide technical advice on the design and 

implementation of the landing steps.  An approval condition on the design and 

implementation of landing steps to the satisfaction of DCED is suggested.  The 

long-term M&M of the landing steps will be further discussed amongst 

Government departments and followed up in the later lease modification/detailed 

design stage.  Besides, D of Marine has no comment on the application from 

marine traffic and navigational safety matters. 

 

Urban Design, Visual, Air Ventilation Aspects 

 

10.8 The proposed development with maximum BH of 100mPD complies with the 

stipulated height restriction for the “C(2)” zone and would be in coherence with 

the planned BH profile for the area with adjacent “C(2)” and “OU(B)” 

developments with BH restriction of 100mPD as stipulated on the relevant OZPs.  

In this regards, CTP/UD&L of PlanD has no adverse comments on the application 

from urban design and visual impact perspectives and CA/CMD2 of ArchSD has 

no comments from architectural and visual impact point of view. 

 

10.9 The proposed development has incorporated various air ventilation enhancement 

measures including (i) a full building separation of 15m wide between T5/T6 and 

T8 the site; (ii) a 15m-wide building separation between T1 and T6; (iii) 9m-wide 

building setback from Hoi Bun Road (with E&M facilities located inside the 

setback); and (iv) 4.2m-wide full setback along the southwestern boundary from 

Kerry D.G. Warehouse site.  In this regard, CTP/UD&L of PlanD considered that 

the proposed development would not generate significant adverse air ventilation 

impact on the overall pedestrian wind environment. 

 

Landscape Aspect 

 

10.10 The site is currently occupied by the Kowloon Godown building and an open yard. 

No existing tree is observed within the application boundary.  Adverse landscape 

impact caused by the proposed development is not anticipated.  According to the 

application, the greening ratio for the proposed development scheme has increased 

from not less than 25% in previous approved scheme to not less than 30% for the 

residential development portion and not less than 40% for the waterfront 

promenade.  About 52 new trees are proposed within the residential area of the 

site, and about 39 new trees are proposed within the waterfront promenade.  

CTP/UD&L of PlanD has no objection to the application from landscape planning 

perspective and suggests including an approval condition on the submission and 

implementation of a landscape proposal. 
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Environmental Aspect 

 

10.11 According to the environmental assessment submitted by the applicants, noise 

mitigation measures will be incorporated in the proposed development to mitigate 

potential traffic noise impact.  SIA submitted by the applicants have also 

demonstrated that there is no adverse sewerage impact arising from the proposed 

development.  The applicants have also committed to conduct land 

contamination assessment for the proposed development in later stage.  DEP has 

no objection to the application from the perspective of noise, air quality, land 

contamination, and has recommended to impose approval conditions in these 

aspects in paragraphs 11.2(d) to 11.2(f) below. 

   

Hazard from Kerry D.G. Warehouse and LPG Filling Station 

 

10.12 The QRA for the Kerry D.G. Warehouse and LPG Filling Station has concluded 

that the risk levels at the proposed development are in compliance with the Hong 

Kong Risk Guidelines.  Both DEP and DEMS have no adverse comments on the 

risk assessments. 

 

Technical Aspects 

  

10.13 The proposed development would not create adverse traffic, drainage and 

sewerage and fire safety impacts on the surrounding areas according to various 

assessments conducted by the applicants.  Concerned departments including    

C for T, CHE/K of HyD, CE/MS of DSD, D of FS have no adverse comments on 

the application. 

 

Previous and Similar Applications 

 

10.14 The Site is subject to two previous planning applications (No. A/K22/9 and No. 

A/K22/11) for proposed residential development with retail uses, waterfront 

promenade and landing steps.  The total PR of the two cases was 5 and BH was 

100mPD and the two applications were approved in 2010 and 2011.  A planning 

application for proposed residential development with waterfront promenade 

(without retail and landing steps) and minor relaxation of PR from 5 to 5.12 for 

the proposed clubhouse at the adjacent site (i.e. Kerry D.G. Warehouse at 7 Kai 

Hing Road) was approved in 2012.  There is no change in planning 

circumstances and the approval of the application is consistent with the previous 

decisions of the Committee on previous and similar applications. 

 

Public Comments 

  

10.15 Regarding the public comments received, the planning assessments above and 

departmental comments in paragraph 8 are relevant.  As regards the public 

comments providing views that the waterfront promenade should be utilized for 

water sports use or holding international sports events, the applicants responded 

that their views are well addressed with the provision of landing steps in the 

proposed waterfront promenade.  Besides, three short-term allocations were 

assigned to three organisations in the Kwun Tong Promenade and former runway 

to hold water sports.  For retail use in the area, an application for minor relaxation 
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of PR for permitted commercial development with office use at the upper floors 

and retail (shop and services and eating places) at the lower floors the adjacent 

site (i.e. the Kerry D.G. Warehouse at 7 Kai Hing Road) was approved by the 

Committee in 2020 and there are retail uses in the Kowloon Bay and Kwun Tong 

business areas which are located on the opposite side of Kwun Tong Bypass/Hoi 

Bun Road.  The increase in car parking space is due to the requirement of the 

revised HKPSG.  The reduction in average flat size for the proposed 

development is subject to the design and decision of the applicants.  For the 

concern of setting an undesirable precedent for change in land use if the 

application is approved, each application should be considered on its individual 

merits. 

 

 

11. Planning Department’s Views 

 

11.1 Based on the assessment made in paragraph 10 and having taken into account the 

public comments mentioned in paragraph 9, Planning Department has no 

objection to the application. 

 

11.2 Should the Committee decide to approve the application, it is suggested that the 

permission shall be valid until 18.2.2026, and after the said date, the permission 

shall cease to have effect unless, before the said date, the development permitted 

is commenced or the permission is renewed.  The following conditions of 

approval and advisory clauses are also suggested for Members’ consideration: 

 

Approval Conditions 

 

(a) the submission and implementation of a landscape proposal to the satisfaction 

of the Direction of Planning or of the Town Planning Board; 

 

(b) the design and provision of the public waterfront promenade, as proposed by 

the applicant, to the satisfaction of the Director of Leisure and Cultural 

Services and Director of Civil Engineering and Development or of the Town 

Planning Board; 

 

(c) the design and implementation of the public landing steps, as proposed by the 

applicant, to the satisfaction of the Director of Civil Engineering and 

Development or of the Town Planning Board; 

 

(d) the submission of an updated noise impact assessment and the implementation 

of the noise mitigation measures identified therein for the proposed 

development to the satisfaction of the Director of Environmental Protection or 

of the Town Planning Board; 

 

(e) the submission of land contamination assessments in accordance with the 

prevailing guidelines and the implementation of the remediation measures 

identified therein prior to development of the Site to the satisfaction of the 

Director of Environmental Protection or of the Town Planning Board; 
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(f) the implementation of sewerage connection works identified in the submitted 

sewerage impact assessment to the satisfaction of the Director of Drainage 

Services or of the Town Planning Board; 

 

(g) the provision of fire service installations to the satisfaction of the Director of 

Fire Services or of the Town Planning Board. 

 

Advisory Clauses 

 

The recommended advisory clauses are attached at Appendix VII. 

 

11.3 There is no strong reason to recommend rejection of the application. 

 

 

12. Decision Sought 

 

12.1 The Committee is invited to consider the application and decide whether to grant 

or refuse to grant permission. 

 

12.2 Should the Committee decide to approve the application, Members are invited to 

consider the approval condition(s) and advisory clause(s), if any, to be attached to 

the permission, and the date when the validity of the permission should expire. 

 

12.3 Alternatively, should the Committee decide to reject the application, Members are 

invited to advice what reason(s) for rejection should be given to the applicants. 

 

 

13. Attachments 

 

Appendix I Application Form received on 26.7.2021 

Appendix Ia FI dated 10.2.2022 providing a consolidated report 

containing Supporting Planning Statement, consolidated 

R-to-C tables and finalised technical assessments 

Appendix II Comparison of major development parameters between 

the previous approved scheme and the current scheme 

Appendix III Previous applications 

Appendix IV Similar applications 

Appendix V Detailed Departmental Comments 

Appendix VI Public comments received during the statutory 

publication periods 

Appendix VII Recommended Advisory Clauses 

  

Drawing A-1 Master Layout Plan 

Drawings A-2 to A-5 Floor Plans 

Drawings A-6 and A-7 Section Plans 

Drawings A-8 to A-10 Landscape Master Plan 

Drawings A-11 and A-12 Landscape Sections 

Drawings A-13 and A-14 Greenery Coverage 

Drawing A-15 Open Space Framework 

Drawings A-16 and A-17 Artist Impression 
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Drawings A-18 and A-19 Photomontages 

Drawings A-20 and A-21 Illustration on Pedestrian Circulation 

Drawings A-22 and A-23 Setback and Building Separation Diagrams 

Plan 1 Location Plan 

Plan 2 Site Plan 

Plan 3 Aerial Photo 

Plans 4 and 5 Site Photos 
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