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Preliminary Design
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

1.

11.

1.2.

1.3.

14.

1.5.

INTRODUCTION

The Urban Renewal Authority (URA) has proposed two Development
Schemes, namely the Ming Lun Street / Ma Tau Kok Road Development
Scheme (KC-018) (the KC-018 Scheme) and the To Kwa Wan Road / Ma
Tau Kok Road Development Scheme (KC-019) (the KC-019 Scheme)
under section 25 of the Urban Renewal Authority Ordinance.

The KC-018 and KC-019 Schemes are connected sites which located at a
strategic precinct next to the Ma Tau Kok waterfront of Kowloon City District.
Under an integrated planning-led approach, both Schemes are considered
as one holistic redevelopment which aim to rationalize land use for holistic
planning of the area to enable more efficient land use and to bring planning
gains to the community.

KC-018 Scheme area is broadly bounded by Ma Tau Kok waterfront to the
east, Grand Waterfront to the south, To Kwa Wan Road to the west and Ma
Tau Kok Road to the north. It is also known as “5-Street” area, which is
currently occupied by building clusters along 5 public streets namely Ming
Lun Street, Chung Sun Street, Hing Yin Street, Hing Yan Street, and a
portion of Ma Tau Kok Road. The existing Kowloon City District Council
sitting-out area as well as the surrounding public pavement area are also
included within the KC-018 Scheme area.

To the north of KC-018 Scheme across Ma Tau Kok Road is the KC-019
Scheme. It is broadly bounded by Ma Tau Kok waterfront to the east, Ma
Tau Kok Road to the south, To Kwa Wan Road to the west and the Hong
Kong Housing Society (HKHS)'s reserved site for dedicated rehousing
estate (DRE) to the north. KC-019 Scheme is currently occupied by the
Newport Centre Phases | and Il which are industrial / commercial buildings.
It also includes a portion of Ma Tau Kok Road and adjoining Government
land and public pavement.

This VIA report is prepared in support of the submission of the draft
Development Scheme Plans (DSPs) under both KC-018 and KC-019 with
its planning proposal involving rezoning and relaxation of building height of
the Scheme Area to the TPB for consideration. The VIA is prepared to
assess the potential visual impact of the notional design of the Scheme in
accordance with the TPB Guidelines (TPB PG) No. 41 — Guideline on
submission of Visual Impact Assessment for Planning Application to the
TPB. Reference will also be made to Chapter 4, 10 and 11 of the Hong
Kong Planning Standards and Guidelines (HKPSG) in preparing the VIA.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

1.6.

This VIA will cover the followings:

Section 2: describes the Proposed Schemes.

Section 3: identifies the area of assessment and the visual context of the
Scheme areas.

Section 4: identifies the key visual sensitive receivers.

Section 5: appraises the potential visual impacts induced by the proposed
development; and

Section 6: summarises the findings of the VIA.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

2.

21,

22.

2.3.

THE PROPOSED SCHEME

The KC-018 and KC-019 Scheme areas are currently zoned
“Comprehensive Development Area” (“CDA”), with the western portion
shown as “Road” on the draft Kai Tak Outline Zoning Plan (OZP) No.
S/K22/7. Under the draft DSPs of KC-018 and KC-019, both areas are
proposed to be zoned “R(A)” and with a maximum domestic plot ratio of 6.5
and non-domestic PR of 1.0, as well as maximum building height of
120mPD and site coverage of 65%. To allow spaces for the planned road
widening works of To Kwa Wan Road, a strip of land along the western
boundary of both Scheme areas are also proposed to be zoned “Road” on
the draft DSPs.

As shown in the layout plan of the notional design of both Schemes in
Figure 2.1, the proposed development comprises four residential towers
on top of 2 separate commercia/retail/GIC podia of 3 storeys and ancillary
car parking facilities at basement levels. A 20m-wide waterfront promenade
is provided at the eastern boundary along the waterfront for public
enjoyment under both Schemes, and will be connecting with the adjoining
waterfront promenade towards the Kai Tak Development Area (KTDA) at
north east. To promote vibrancy, a 10m-wide 2-storeys retail belt abutting
the waterfront promenade is provided. Two 10m-wide non-building areas
(NBA) will also be provided along the southern boundaries of both
Schemes to enhance the visual permeability of the proposed developments.
The proposed waterfront promenade, retail belt and the NBAs also conform
with the development requirements as stipulated under the current OZP.

In addition, an at-grade Waterfront Plaza will be provided at the central area
between KC-018 and KC-019 as a focal point for gathering and place-
making opportunities. It will be connected to the proposed retail belt and
the waterfront promenade to bring in vibrancy and strengthen the east-west
connectivity between the old and new districts. The proposed development
parameters of the notional design of both proposed Schemes are shown in
Table 2.1, which will be subject to adjustments at the detailed design stage
after DSP’s approval.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

Table 2.1 Major Development Parameters of the Proposed Schemes

Parameters Overall KC-018 KC-019
. About About About

Gross Site Area 20,189 sq.m. 11,430 sq.m. 8,759 sq.m.

Site Area for PR

Calculation About About About

(subject to survey and 18,312 sq.m. 10,496 sq.m. 7,816 sq.m.

detailed design)

Proposed Zonings ‘R(A)”, Road

Proposed Maximum

Building Height (at Not more than 120mPD

main roof level)

Proposed Maximunm About About About

Domestic GFA (PR)" 119,028 sq.m. 68,224 sq.m. 50,804 sq.m.
(PR =6.5) (PR =6.5) (PR =6.5)

Proposed Maximum

Non-domestic GFA | about 18,312 sq.m. | about 10,496 sq.m. | about 7,816 sq.m.

(excluding GIC (PR=1.0) (PR =1.0) (PR =1.0)

Provision) (PR) #

Proposed Maximum

Non- domestic GFA

for GIC Provision”

(proposed o be 1,500 sq.m. 1,000 sq.m. 500 sq.m.

exempted from GFA

calculation under DSP)

Total GFA (about) 138,840 sq.m. 79,720 sq.m. 59,120 sq.m.

No. of Flats@ 2,226 1,276 950

,(A\C\;/Ef)ge Flat ~ Size® About 53.5 sq.m.

Notes:

A The exact GFA and PR are subject to TPB approval, detailed design and prevailing First
Schedule of Building (Planning) Regulations.
@ |ndicative only, subject to detailed design at implementation stage.

24,

Both Schemes fall within the “5-Streets” area of the “5-Streets” and “13

Streets” area, To Kwa Wan as defined in the Urban Renewal Plan (URP)
prepared by KC DURF. Under the URP of KC DURF, the area is
recommended as “Redevelopment Priority Area”. DURF recommended to
sub-divide the “Comprehensive Development Area (CDA)’ site at “5-
Streets” into two portions based on the existing residential building portion
and the industrial / commercial building portion. It is also suggested to
increase the plot ratio of the residential building portion from 5 to 6.5. The
Scheme, being a redevelopment project, is tally with the recommendations

of KC DURF.

25.
benefits:

The two Schemes will provide the following planning and environmental
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

26.

2.7.

2.8.

29.

2.10.

2.11.

Link up disjointed waterfront promenade

The Schemes will provide a 20-meters building setback along the eastern
boundary creating space for waterfront promenade connecting the missing
linkage of the CEDD’s Kai Tak GreenWay network project which connects
the KTDA in the north. Seaside footpath, cycling facilities and sitting-out
areas will also be proposed along the waterfront promenade to further
enhance the waterfront experience.

Enhance accessibility to KTDA and inland areas

The proposed boundary setback on the western portion of the two Schemes
will reserve space for the planning road widening works of the section of
To Kwa Wan Road abutting the site boundaries.

In addition, a possible footbridge connection at the podium level over To
Kwa Wan Road is proposed under separate URA’s revitalisation initiatives.
The proposed footbridge connection will provide opportunity to enhance the
walkability and to link up the wider neighbourhood at the inner part of To
Kwa Wan.

Tower disposition to enhance accessibility and visual permeability to
waterfront

The proposed redevelopment acts as a connector between the built-up Ma
Tau Kok area in the west and the waterfront promenade in the east. Two
10m-wide NBAs will be provided along the southern boundaries of both KC-
018 and KC-019 to enhance the air ventilation and visual permeability of
the proposed redevelopment. It will also provide direct pedestrian access
towards the waterfront promenade.

Create a vibrant and appealing waterfront

A Waterfront Plaza, with landscaping features and placemaking initiatives,
will be provided between the two sites and served as focal point of the
community. Together with the adjoining two-storey retail belt and the
waterfront promenade along the eastern site boundaries, it will further
enhance the waterfront experience and the robustness and vibrancy of the
area. In light of the above planning gains, the Schemes will not only
catalyse the improvement works of a section of the waterfront promenade,
but will also formulate and contribute to the branding of an appealing
waterfront in Kowloon East.

In addition, separate revitalisation works at the adjoining disused pier
structure/landing steps outside the DSP boundary is also proposed to
achieve a coherent design theme for this part of waterfront promenade for
public enjoyment. Detail design and programme of the said works would be
subject to the views and agreement with relevant Government departments.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

212.

2.13.

Sensitivity Tests for Visual Assessment

To comprehensively compare the visual impact of the Proposed Schemes,
two sensitivity tests, namely Sensitivity Test 1 (with maximum building
height permitted in OZP in the surroundings) and Sensitivity 2 (with 20%
increase in building height in the surroundings), were also prepared for
scenario testing. The two sensitivity tests are for reference only and intend
to demonstrate the possible visual changes of the surroundings before and
after the proposed developments with assumption of the possible future
redevelopments in the nearby area under the two proposed schemes.

This VIA will compare the visual changes of existing buildings with the

Proposed Scheme, two abovementioned scenarios and thus appraise the
visual impact.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

3.

3.1.

3.1.1.

3.1.2.

3.1.3.

3.2.

3.2.1.

AREA OF ASSESSMENT

Area of Visual Influence (AVI)

According to the TPB PG-No.41, the assessment area (i.e. the visual
envelop) should cover the area of visual influence within which any part of
the proposed development is pronouncedly visible from key sensitive
viewers. The assessment area for the VIA is defined by the Visual
Envelope (VE) of the Scheme Area. The VE has taken 3 times of the
proposed building height of the Scheme (i.e. 120mPD x 3 = 360m) as an
assumption. The areas for KC-018 and KC-019 are combined to form the
assessment area of this VIA.

As indicated in Figure 3.1, the assessment area extends to Kai Tak Sports
Park to the north, To Kwa Wan Typhoon Shelter to the east, Kwei Chow
Street to the south and Kowloon City Road to the west. Apart from the
coverage of the assessment area, in order to take into consideration the
prominent waterfront location of the Site, a strategic viewing point and two
additional viewing points opposite to the Scheme area across Victoria
Harbour are also identified, namely Kai Tak Elevated Landscaped Deck,
North Point Ferry Pier and Quarry Bay Park (Figures 3.2 and 3.3).

In gist, the following VPs are identified for assessment:

Local View Points (Figures 3.2)

(1) VP 1: Kai Tak Elevated Landscaped Deck

(2) VP 2: Junction of Shing Kai Road and Sung Wong Toi Road
(3) VP 3: Ma Tau Kok Road

(4) VP 4: Junction of San Shan Road and To Kwa Wan Road
(5) VP 5: San Ma Tau Street

(6) VP 6: North Point Ferry Pier

Strateqic Viewing Point (Figqure 3.3)

(7) Quarry Bay Park
Visual Context and Character

The visual context is shaped by the combined composition of all the visual
elements which come into sight of the viewers. Presently the assessment
area is predominantly built-up areas at a prominent waterfront location in
Ma Tau Kok dominated by following visual element:

= KC-018 Scheme area is currently occupied by five clusters of
tenement buildings of 8 storeys, separated by Hing Yan Street, Hing
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

Yin Street, Chung Sun Street, Ming Lun Street and Ma Tau Kok Road
(part), with low visibility and poor accessibility from the main street.

=  KC-019 Scheme area is currently occupied by the Newport Centre
Phases | and Il, an industrial-office complex of 6 storeys, including
one basement level. The section of Ma Tau Kok Road within the Site
between KC-018 and KC-019 is currently highly occupied by roadside
parking and loading/unloading by private and goods vehicles, with
poor pedestrian walking environment and low accessibility to the
waterfront.

» To the north of the Site is the proposed DRE by HKHS with proposed
building height of 100mPD. To the further north is committed and
planned development in Kai Tak area such as Kai Tak Sports Park
(70mPD), Metro Park, surrounding committed open spaces and
recreational facilities, indicating the local visual context and visual
amenity will be changed accordingly.

= To the west of the Site are older part of Ma Tau Kok inland area,
predominantly mixed commercial/residential in nature with lower
floors for commercial uses such as retail shops and eateries, as well
as industrial-office buildings. A number of existing and committed
medium to high-rise residential and comprehensive development are
also considered in the VIA, including proposed developments at
CDA(2) and CDA(3) sites along Mok Cheong Street (100mPD),
proposed public housing development at the junction of Sung Wong
Toi Road and To Kwa Wan Road (100mPD), proposed redevelopment
of Factory for the Blind by the Hong Kong Society for the Blind
(67.75mPD) and Sky Tower (159mPD). Regarding industrial uses, the
Ma Tau Kok Gas Production Plant, located at the junction of To Kwa
Wan Road and Ma Tau Kok Road to the west of the Site, has long
been operating in the area. Today, it is a storage facility with a small
gasification plant as a backup facility. Other industrial-office buildings
within the assessment area includes Merit Industrial Centre, New Lee
Wah Centre and Shun Luen Factory Building with building height of
about 45mPD.

» To the south of the Site is mainly medium to high-rise residential and
commercial development including Grand Waterfront (176mPD),
proposed commercial development at the junction of San Ma Tau
Street and To Kwa Wan Road (100mPD) and Wyler Gardens (about
45mPD). The Kowloon City Ferry Pier providing franchised and
licensed ferry services and the Kowloon City Vehicular Ferry Pier are
also located to the south of the Site at the waterfront.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

3.2.2.

3.2.3.

3.24.

3.3.

3.3.1.

A number of cultural heritage sites are also identified in the vicinity,
including Kowloon City Ferry Pier (Grade 2), Kowloon City Vehicular Ferry
Pier (Grade 2), Eastern Cotton Mills Ltd (Grade 3), and Ma Tau Kok Animal
Quarantine Depot (Grade 2), which has been revitalised into Cattle Depot
Artist Village and Cattle Depot Art Park.

Apart from the major visual elements discussed above, a number of
recreation grounds and public open spaces are located within the
assessment area. Apart from committed open space development in Kai
Tak area, the Cattle Depot Art Park, To Kwa Wan Recreation Ground and
To Kwa Wan Sports Centre are some other major existing open spaces in
the To Kwa Wan area. In addition, some known future recreation
developments are also considered in the VIA, including the planned
continuous waterfront promenade from Kai Tak to Ma Tau Kok (with about
20m to 35m in wide) , as well as the waterfront open space at the cove of
Ma Tau Kok in between the proposed DRE and Sports Park intended to
complement the Dining Cove with food and beverage uses on its two sides
overlooking the Victoria Harbour as planned under the Kai Tak OZP.

With the consideration of the above, it is observed that the Scheme area is
situated at the waterfront and is highly urbanised with medium to high-rise
development. The heights of building blocks are increasing progressively
from the waterfront to the inland and foothill area. This stepped building
height profile has already been reflected onto the current OZP. Waterfront
area along Ma Tau Kok and Kai Tak is pending for gradual change with
implementation of committed development in Kai Tak and redevelopment
in Ma Tau Kok area. In particular, planned open spaces at Kai Tak and Kai
Tak Sports Park which are under construction will appear as new visual
resources in the visual context of Kowloon East. Adjacent to the Site,
planned open space “Dining Cove”, and planned promenade extending to
To Kwa Wan and Hung Hom also provide another new visual resources to
the local visual context.

Visual Quality of Proposed Scheme

The Proposed Scheme will adopt careful design on block sizes, disposition
and layout to take into account of building separation to improve
permeability at the waterfront location. Under the notional design of both
Schemes, the proposed redevelopment comprises 4 residential towers on
top of 2 separate commercial / retail / GIC podium, and two 3-level
basement car parks with separate ingress/egress for ancillary parking
spaces. A maximum building height of 120mPD is proposed under the draft
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

3.3.2.

DSPs taking into account the site constraints, the compatibility with
adjoining built environment at the waterfront and the additional planning
merits to be brought by the proposed redevelopment. The proposed
building height will generally respect the existing urban design and building
height profile in the vicinity (including the permissible maximum building
height of 100mPD for the various CDA zones in the hinterland, as well as
the existing and planned developments including the Grand Waterfront to
the immediate south (176mPD) and the DRE site to the immediate north
(100mPD). The proposed building height restriction of 120mPD for KC-018
and KC-019 will help create a smooth and progressive building height
profile along the waterfront to create visual interest and bring enhancement
to the visual quality of the area.

A 20m-wide waterfront promenade will be provided along the eastern
boundaries of both Schemes for public enjoyment. It will be connected to
the 2-storey retail belt as well as the at-grade waterfront plaza, thus creating
a wide and welcoming setting and sense of arrival for the waterfront
promenade. In addition, two NBAs will be provided along southern
boundaries to serve as to facilitate air ventilation as well as creating wider
pavement. Building separation between towers with reference to
Sustainable Building Design Guidelines (SBD) are proposed to create a
wider visual angle to bring more visual and spatial comfort for future
pedestrian. With the provision of waterfront promenade, retail belt,
waterfront plaza and the two NBAs under both Schemes, an unique and
enjoyable pedestrian environment will be created.
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Visual Impact Assessment for URA Ming Lun Street / Ma Tau Kok Road Development Scheme
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4,

41.

4.2

4.3.

4.4.

45.

KEY VISUAL SENSITIVE RECEIVERS AT LOCAL VIEWPOINTS

As per the requirements of TPB PG-No.41, key visually sensitive receivers
(VSRs) are those people, who have views of the Scheme area from the
most affected viewing points (VP) in the AVI, and these VSRs are likely to
be affected most by the proposed visual change. The identified VSRs of the
subject VIA include the public at popular areas for outdoor activities,
recreation, rest, leisure and prominent travel routes where their visual
attention may be caught by the proposed development.

VSRs are categorised based on the characters and what they engage in
the public VPs. The sensitivity of receives of visual changes will be
influenced by:

1) The activities they are engaged in;

2) The duration which the portion of the proposed development remain
visible;

3) View towards the change is full or partial, and

4) The public perception towards the portion of the proposed development.

With consideration to the nature of the people who are mostly affected by
the proposed visual changes at the key VPs, the selected VSRs of the
subject VIA are categorised into two groups, namely;

Recreation — General public have sights on the proposed development
while engaging in recreational facilities. Their visual sensitivity varies
depending on the type of recreational activity they are engaging in.

Traveller — General public have sights on the proposed development in
public passageways. Their visual experience depends on the speed of
travel and whether their views will be continuous or occasional.

Based on the above criteria, the visual sensitivity of the public viewers from
the viewing points are categorised into 3 grades (i.e. “High”, “Medium” and
‘Low”), depending of their duration of stay at the VPs. For example, the
visual sensitivity of the viewers from public open space will be classified as
“‘High”, while travellers who are in transient in nature would be classified as
“‘Low”.

Table 4.1 lists out the visual sensitivity of the selected VSRs at the selected
VPs.
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Table 4.1 Brief Anal

/sis of Visual Sensitive Receivers at Selected VPs (Existing Condition)

Visually Sensitive Approx. Quality of Existing View (Good / Fair / Degree of Visibility on the Proposed Sensitivity
Receiver and Type of Viewing Poor) Development (Full / Partial / Glimpsed)
User (Recreation Distance
and/or Traveller) Frequency of View towards the Proposed
Development
(Frequent / Occasional / Rare)
VP 1: Kai Tak Elevated | About 950m to | Good — viewing to the eastern boundary of | Full view — long distance view of the proposed | Medium
Landscaped Deck the southeast | the Schemes with existing view to | development along the waterfront, which
of the construction sites in the foreground. Open | contributed to the stepped building height profile
VSR: Tourists/ general Schemes view to the planned Kai Tak Metro Park, | and is compatible with the urban built environment.
public visiting Kai Tak Sports Park and urbanised building skyline
and engage in along the waterfront of Kai Tak to Ma Tau | Rare view — Users of the Kai Tak Elevated
sightseeing / Kok, with medium to  high-rise | Landscaped Deck are transient in nature and
recreational activities. development in Kowloon City and Ma Tau | mainly focus on leisure and recreational activities
Kok as backdrop. with only occasional distant view towards the
Type of User: Scheme area.
Recreation
VP 2: Junction of Shing | About 230mto | Good - viewing to the north-western | Glimpsed view — views largely screened by | Medium
Kai Road and Sung the north of boundary of the Schemes. Existing | proposed DRE of HKHS in the foreground.
Wong Toi Road the Schemes horizontal view mainly with Grand
Waterfront (+176mPD) dominating the | Occasional view — Pedestrians and vehicular
) . scene. Future developments such as | travellers are transient in nature. Views towards the
VSR' EREesinans and proposed DRE of HKHS (+100mPD) and | surrounding development are rare.
veljlcular travellers from committed developments along Sung
Kai Tak Wong Toi Road (+100mPD) constructed in
the foreground will obstruct some view
Type of User: from this VP.
Traveller
VP 3: Ma Tau Kok Road | About 250m to | Fair — Viewing to the western boundary of | Partial view — view towards KC-018 Scheme area | Medium
VSR: Mainly local the west of the | the Schemes. Existing view is largely | is partially screened by the Ma Tau Kok Gas
residents and business Schemes screened by existing development such as | Production Plant. View towards KC-019 Scheme
operators nearby, bus Ma Tau Kok Gas Production Plant and | area is fully screened by existing development
along Mok Cheong Street (i.e. 13-Street).
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Visually Sensitive Approx. Quality of Existing View (Good / Fair / Degree of Visibility on the Proposed Sensitivity
Receiver and Type of Viewing Poor) Development (Full / Partial / Glimpsed)
User (Recreation Distance
and/or Traveller) Frequency of View towards the Proposed
Development
(Frequent / Occasional / Rare)
passengers, pedestrians development along Mok Cheong Street
and visitors to the Cattle (i.e. 13-Street) in the foreground. Occasional view - Visitors to the Cattle Depot
Depot Artist Village Artist Village mainly focus in heritage visits and
exhibitions with only occasional view towards the
Scheme area and the Grand Waterfront
Type of User: (+176mPD) at the backdrop. Furthermore,
Traveller / Recreation pedestrians and local residents walking along the
street is transient in nature. Views towards the
surrounding development are occasional.
VP 4: Junction of San About 175m Good - Obligue view towards the south- | Partial view — views generally screened by Grand | Medium
Shan Road and To Kwa | southwest of western edge of the Schemes. Existing | Waterfront in the foreground.
Wan Road the Schemes views with open sky view, with Ma Tau Kok
Gas Production Plant and Grand | Occasional view — people walking along To Kwa
CnAs Waterfront in the foreground. Wan Road is transient in nature. Only occasional
VSR' Malqu local view towards the surrounding development.
residents living nearby,
pedestrian passing by,
and public accessing
the future Scheme area
Type of User:
Traveller
VP 5: San Ma Tau About 250m to | Good — Oblique view along the eastern | Glimpsed view — Major views will be screened by | Low
Street the south of boundary of the Schemes. Grand | Grand Waterfront (+176mPD) in the foreground
the Schemes Waterfront, bus terminus, pier and a public | with glimpsed view of tower blocks of the Schemes.
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Visually Sensitive Approx. Quality of Existing View (Good / Fair / Degree of Visibility on the Proposed Sensitivity
Receiver and Type of Viewing Poor) Development (Full / Partial / Glimpsed)
User (Recreation Distance
and/or Traveller) Frequency of View towards the Proposed
Development
(Frequent / Occasional / Rare)
VSR: Mainly toilet in the foreground, and with open sky | Rare view — Public transport passengers are
pedestrians/ local view. transient in nature. Future users of the waterfront
residents walking in the promenade will mainly focus in recreational
neighbourhood, bus activities or view across the harbourfront. Only
passengers and ferry occasional view towards the Scheme area.
passengers.
Furthermore, this
viewpoint is located
along planned open
space and waterfront
promenade, hence
future VSRS include
users engage in
recreational activities
Type of User:
Traveller / Recreation
VP 6: North Point Ferry | About 3km to Good — Long distance panoramic views | Full view — long distance view of the proposed | Low
Pier the south of towards the Scheme area is largely | development, which is compatible with the urban
the Scheme, characterized by existing high-rise and | built environment along the harbourfront and will
) on the high density development in Hung Hom, | contribute to the stepped building height profile.
gméfzgga%?ﬁﬁggﬂi' opposite side Ma Tau Kok, .KTDA and Kowloon Bay with _ . .
activities along North of the harbour | continuous ridgelines of Lion Rock as | Rare view — ferry passengers are .tranSIent in
Point Promenade backdrop. nature. Users of the Promenade will focus on
. ' leisure activities and public’s view along the
residents nearby ; o
promenade mainly focus on Victoria Harbour.
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Visually Sensitive Approx. Quality of Existing View (Good / Fair / Degree of Visibility on the Proposed Sensitivity
Receiver and Type of Viewing Poor) Development (Full / Partial / Glimpsed)

User (Recreation Distance

and/or Traveller) Frequency of View towards the Proposed

Development
(Frequent / Occasional / Rare)

Type of User:
Traveller / Recreation

VP 7: Quarry Bay Park About 4.3km Good - Long distance panoramic views | Full view — long distance view of the proposed | Low

(Strategic Viewing to the towards the Scheme area largely | development, which is compatible with the urban
Point) southeast of characterized by the existing high-rise and | built environment along the harbourfront.

the Scheme, high density development in Kwun Tong,

on the Kowloon Bay and KTDA with continuous | Rare view — Public’s view along the promenade

VSR: Public engaging in
recreational activities
within the park

opposite side ridgelines of Lion Rock as backdrop. mainly focus on Victoria Harbour.
of the harbour

Type of User:
Recreation
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5. ASSESSMENT OF VISUAL IMPACTS

5.1. Methodology for the Appraisal of Visual Impact

51.1. Withreference to the TPB PG-No.41, the appraisal of overall visual impacts
to VSRs can be determined by four aspects:

1) Visual composition (i.e. to assess the visual effects resulted from the
change in massing, heights, disposition, forms, etc viz the overall visual

backdrop);

2) Visual obstruction (i.e. to assess the degree of visual obstruction and
loss of views or visual openness due to the proposed development);

3) Effect on Public Viewers (i.e. to assess the visual changes from key
public viewing points with direct sightline to the proposed development);

and

4) Effect on Visual Resources (i.e. to assess the change in visual quality
and character of the AVI).

5.1.2. With reference to TPB PG-No.41, the resultant overall visual impact will be
classified as follow:

Table 5.1 — Classification of Overall Visual Impact

Classification

Descriptions

Enhanced

The proposed development in overall term will improve the
visual quality and complement the visual character of its
setting from most of the identified key public VPs.

Partly Enhanced/
Partly Adverse

The proposed development will exhibit enhanced visual
effects to some of the identified key public viewing points
and at the same time, with or without mitigation measures,
exhibit adverse visual effects to some other key public VPs.

Negligible

The proposed development will, with or without mitigation
measures, in overall term have insignificant visual effects
to most of the identified key public VPs, or the visual effects
would be screened or filtered by other distracting visual
elements in the assessment area.

Slightly adverse

The proposed development will, with or without mitigation
measures, result in overall some negative visual effects to
most of the identified key public VPs
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Classification Descriptions

Moderately The proposed development will, with or without mitigation

adverse measures, result in overall term negative visual effects to
most of the key identified key public VPs.

Significantly The proposed development will in overall term cause

adverse serious and detrimental visual effects to most of the
identified key public VPs even with mitigation measures.

5.2.

5.2.1.

5.2.2.

5.2.3.

Appraisal of Visual Impacts of Selected Viewing Points

Ma Tau Kok is an old urban area undergoing rapid development and
redevelopment. Changes in visual composition, amenities and resources
are also expected with the implementation of a number of projects in Kai
Tak Development Area (KTDA). In order to better reflect future building
height profile and account for potential visual change in the surrounding,
two scenarios, namely Sensitivity 1 and 2 are also incorporated in the visual
assessment for scenario testing as reference.

For the visual assessment of each VPs, photomontages of four
development scenarios will be prepared for comparison of the changes
before and after the proposed development at the Scheme area, namely:

i. Existing Condition — existing development condition of the VPs will
be illustrated.

i. Indicative Proposed Scheme - This scenario refers to the notional
design of the Proposed Scheme of both KC-018 and KC-019
Development Schemes, with a proposed maximum building height of
120mPD for the “R(A)” zone of the Scheme Areas. Committed
developments in the surrounding will be taken into account.

ii.  Sensitivity 1 — Further to the “Indicative Proposed Scheme” scenario,
maximum building height permitted in OZP in the surroundings will
be taken into account.

iv.  Sensitivity 2 — Further to the “Indicative Proposed Scheme” scenario,
maximum building height permitted in OZP with sensitivity test of
20% increase in building height in the surroundings will be taken into
account.

For the strategic viewing points, photomontages of the Proposed Scheme
will be prepared. The appraisal of visual impacts of each VPs are described
in Table 5.2 below. The corresponding photomontages are attached in
Figures 5.1 t0 5.7. The appraisal of visual impacts in Table 5.2 is conducted
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by comparing changes between existing condition and the indicative
Proposed Scheme for both KC-018 and KC-019 schemes. Scenarios for
Sensitivity 1 and 2 are for reference only.
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Table 5.2 — Appraisal of Visual Impacts of Selected Viewing Points

Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant

Viewing Direction Obstruction and Elements and Overall

Points between the Visual Resources Visual

(VPs) VPs and the Permeability Impact
Scheme

VP 1: About 950m to Recreation | As shown in Figure 5.1, Although the The key visual Users at Kai Tak | Negligible to

Kai Tak the southeast of following implementation, | proposed resources from Elevated slightly

Elevated the Schemes visual composition of this | development will this VP are the Landscaped adverse

Landscaped VP comprises of open sky | obstruct some existing built-up Deck are

Deck view, open view to the views from existing | areas and the sky | considered as

planned Metro Park and
Kai Tak Sports Park in
front and building skyline
of Ma Tau Kok in the
background. Proposed
development will
contribute to an overall
stepped building height
profile descending from
Grand Waterfront
(176mPD), Sky Tower
(159mPD), the proposed
KC-018 and KC-019
(120mPD), proposed DRE
by HKHS and proposed
development along Mok
Cheong Street and Ma
Tau Kok Road (100mPD)
to Kai Tak Sports Park
(70mPD).

Responsive building
design including building
disposition, proposed

and planned
developments at
Ma Tau Kok inland
area, visual impact
is considered
minimal with
responsive building
design measures
including building
disposition,
proposed 120mPD
building height to
contribute to the
stepped BH profile
and the two
building separation
will break the
building mass and
alleviate visual
obstruction. Views
to the ridgeline and
planned parks at
Kai Tak remain
unaffected.

view. With a
compatible
building scale,
and building
separation to
break the building
mass, the
proposed
development will
blend in well with
the existing visual
resources and will
not create
significant visual

change to this VP.

Existing open sky
view and visual
openness from
this VP can also
be generally
maintained.

general public
and tourists
engaged in
recreational
activities mainly
transient in
nature, the
effect to public
viewers is low.
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme

120mPD building height

and the two building

separation (i.e. two 10m

NBAs between Grand

Waterfront and between

KC-018 and KC-019)

would break up the

development mass and

ensure visual

permeability. The existing

ridgeline will not be

affected from this view.

Hence, the proposed

development is

considered compatible

with visual composition of

the existing and planned

visual context.
VP 2: Junction | About 230m to Traveller As shown in Figure 5.2, Given the planned The proposed Although Slightly
of Shing Kai the north of the the existing visual and committed development will cumulative Adverse
Road and Schemes composition of this VP development in the | have slight impact | visual change
Sung Wong comprises of open sky Ma Tau Kok and to the visual resulted from

. view with the To Kwa Kai Tak area, visual | accessibility to the | surrounding

Toi Road Wan Road pumping obstruction to the open sky with the | development

station at the foreground open sky will be existing Grand including

and the Grand Waterfront | inevitable, resulted | Waterfront proposed DRE

at the backdrop. from the (176mPD) as the | by HKHS and

urbanisation and background and committed
redevelopment the planned DRE | development
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme

Building mass under the process of the Kai by HKHS along Sung

Indicative Proposed Tak and Ma Tau (100mPD) in the Wong Toi Road

Scheme are visible and Kok area. The foreground will be

the proposed proposed dominating the substantial,

development will be development will view. The visual change

largely screened by the obstruct some proposed resulted by

proposed DRE by HKHS views at street level | 120mPD building | proposed

and proposed towards the Grand height and development will

development along Sung | Waterfront and the | building be slight.

Wong Toi Road at the open sky. However, | separation

foreground. Some tree as most of the incorporated VSRs at this

plantings within the future | proposed within KC-018 viewpoint are

public open space at the development is and KC-019 will mainly

foreground of the To Kwa | largely concealed contribute to the pedestrians and

Wan Road Pumping by the proposed stepped building vehicular

Station will also serve as DRE by HKHS in height profile and | travellers whose

visual relief of the building | the foreground, soften the building | views are

mass. together with mass of the occasional and

responsive design proposed transient in

Visual access to the open | measure development. The | nature, the

sky is inevitably affected incorporated, such | proposed building | effect to public

by the planned and as building setback | height is also viewers is

committed developments
as part of the urbanisation
and redevelopment
process. Hence, the
proposed development is
considered not
incompatible with the
surrounding planned
developments and the

along the western
boundary of the
Site, building
separation, and
proposed
responsive building
height of 120mPD,
blockage of view
resulted by the

compatible with
the surrounding
building context.

relatively low.
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme
visual change resulted will | proposed
be minimal. development will
become less
substantial.

VP 3: About 250m to Traveller/ As shown in Figure 5.3, Part of the Proposed Visual Slightly
Ma Tau Kok the west of the Recreation | the existing visual proposed development at composition Adverse
Road Schemes composition of this VP development at KC- | KC-018 will be from this VP will

comprises of existing 018 will be visible from this be slightly

developments along both | concealed by the VP, reducing affected due to

sides of Ma Tau Kok Ma Tau Kok Gas some sky view its close

Road, including the Ma Production Plant. and visual proximity to the

Tau Kok Gas Production Although a small openness of the proposed

Plant, Cattle Depot Artist portion of open sky | existing development.

Village and existing will be blocked by environment. Taking into

development at the 13- the proposed Responsive account

Street area in the development at KC- | building design responsive

foreground and Grand 018, visual access measures design

Waterfront at the to the sky view will including building | measures

backdrop. The proposed | be generally separation, including

development is visually maintained through | setback along building

aligning with the adjoining | the two building western separation,

developments. Proposed | gaps (i.e. between boundary, provision of

development at KC-019 KC-018 and Grand | provision of NBAs | NBAs, building

will be largely shielded by | Waterfront and the | and building setback,

existing development at separation between | disposition will building

the foreground, while part | the residential mitigate visual disposition and

of KC-018 will be towers between impact resulted by | proposed

concealed by Ma Tau Kok | KC-018 and KC- proposed responsive BH

Gas Production Plant in 019). Building development at of 120mPD

the foreground, the top separation KC-018. Given incorporated
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme
part of the proposed incorporated along | the proposed and planned
buildings at KC-018 will the breezeway/ development at development in
be visible. The overall view corridor help KC-019 will be the surrounding,
impact to the visual to generally shielded by the effect to
composition is considered | maintain visual existing 13-Street | public viewers
visually compatible with access to the buildings in the are expected to
the surrounding existing waterfront. foreground, the be negligible.
and planned urbanised Proposed visual openness
context. development at KC- | towards the sky
019 will be fully will not be
shielded by existing | affected. The
13-Street buildings | historic buildings
in the foreground, in Cattle Depot
and will not reduce | Artist Village
visual openness to | would be
the sky. unaffected.
Proposed
development will
not affect views to
the waterfront
through building
separation and
disposition.
VP 4: Junction | About 175m Traveller As shown in Figure 5.4, Part of KC-018 will | Key visual By virtue of the Moderately
of San Shan southwest of the visual composition of this | be shielded by resources from low elevation Adverse
Road and To Schemes viewpoint is characterised | Grand Waterfront. this VP are view in proximity
Kwa Wan by To Kwa Wan Road, The proposed KC- | existing built-up to the proposed
Grand Waterfront and the | 018 and KC-019 areas and the sky | development
Road Ma Tau Kok Gas will obstruct some view. and surrounding
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme
Production Plant in front, views to the open Despite some sky | committed

proposed KC-018, KC-
019 and development
along Ma Tau Kok Road
in the centre, and
proposed development in
Kai Tai form the
background. The Grand
Waterfront (+176mPD) is
the dominant feature to
the existing sky view and
will partly shield the
proposed KC-018 and
KC-019 development.
Due to close viewing
distance, the proposed
KC-018 and KC-019 will
be quite dominant in the
view, however,
responsive design
measures including
building disposition,
proposed 120mPD
building height, building
setback along western
boundary and building
separation has been
incorporated to help to
break the building mass,
alleviate visual obstruction
to the sky and contribute

sky. A small degree
of the existing sky
view will also be
disturbed by the
proposed
redevelopment by
the Hong Kong
Society for the
Blind (+67.75mPD)
to the west of the
Proposed Scheme.

Responsive design
measures including
building disposition,
proposed 120mPD
building height and
tower separation
will be provided
under the Proposed
Scheme to reduce
building mass,
alleviate visual
obstruction to the
sky and enhance
air flow at street
level. The building
mass is aligned
with the adjoining
developments

view will be
inevitably blocked
by the proposed
development, with
a compatible
building scale, the
proposed
development will
blend in well with
the existing visual
resources to this
VP. The overall
impact on visual
elements and
resources from
this VP is
considered to be
moderate.

development,
change in view
to the open sky
will be inevitable
as a result of
redevelopment
process in Ma
Tau Kok. Given
the proposed
KC-018 and KC-
019 will be
partly blocked
by Grand
Waterfront,
responsive
building design
measures
incorporated
including
building setback
along western
boundary,
building
separation,
building
disposition and
the provision of
NBAs to soften
the building
mass of the
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Location of
Viewing
Points
(VPs)

Distance and
Direction
between the
VPs and the
Scheme

VSR Type

Visual Composition

Visual
Obstruction and
Visual
Permeability

Effect on Visual
Elements and
Resources

Effect on VSRs

Resultant
Overall
Visual
Impact

to the stepped building
height profile.

In view of the substantial
mass of development that
surrounds the Scheme,
the change in visual
context is considered to
be acceptable.

which is considered
compatible. The
effect to visual
permeability is low.

proposed
development.
Besides, there
would be overall
enhancement of
the pedestrian
environment by
provision of a
coherent
landscape
design at the
proposed
waterfront plaza
towards the
water
promenade.

In view of the
above and taken
into account
transient nature
of public views,
the effect to
public viewers is
moderate.

VP 5: San Ma
Tau Street

About 250m to
the south of the
Schemes

Traveller

As shown in Figure 5.5,
the visual composition of
this viewpoint is
characterised by San Ma

Part of the existing
sky view has
already been
disturbed by Grand

The sky view is
partially blocked
by the proposed
development and

The proposed
KC-018 and KC-
019 will lead to
slight change to

Slightly
Adverse
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Location of
Viewing
Points
(VPs)

Distance and
Direction
between the
VPs and the
Scheme

VSR Type

Visual Composition

Visual
Obstruction and
Visual
Permeability

Effect on Visual
Elements and
Resources

Effect on VSRs

Resultant
Overall
Visual
Impact

Tau Street Public Toilet
and bus terminus in the
foreground, Kowloon City
Ferry Pier, a Grade 2
historic building, on the
right side, the Grand
Waterfront dominating the
sky view on the left, and
the ridgeline forms the
visual backdrop.

The proposed KC-018
and KC-019 will be largely
screened by Grand
Waterfront (+176mPD) in
the foreground . Hence,
the change in visual
context is considered to
be acceptable.

Waterfront. Majority
of the proposed
KC-018 and KC-
019 will be shielded
by Grand
Waterfront as well.
Though part of the
residential towers
will affect some
view to the open
sky, the view will
also be disturbed
by proposed DRE
by HKHS at the
backdrop.
Responsive design
measures including
20m setback from
the waterfront,
building disposition,
and proposed
120mPD in building
height will reduce
building mass and
improve visual
openness.

the proposed
DRE by HKHS at
the backdrop. The
proposed
development will
be largely
screened by the
existing
developments at
the foreground
and will not create
significant visual
change to this VP.

the existing view
to the open sky.
Yet viewers at
this viewpoint
are mainly
pedestrians, bus
and ferry
passengers,
representing an
occasional and
transient view.
In addition, 20m
building setback
is proposed
along the
eastern
boundary to
alleviate visual
impact, hence
generally
maintain visual
permeability to
the waterfront
and streetscape.
Therefore, the
effect to public
viewers is low to
moderate.
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant

Viewing Direction Obstruction and Elements and Overall

Points between the Visual Resources Visual

(VPs) VPs and the Permeability Impact
Scheme

VP 6: North About 3km to Traveller As shown in Figure 5.6, Although the The proposed The proposed Negligible

Point Ferry the south of the Along the urbanised proposed KC-018 KC-018 and KC- KC-018 and KC-

Pier Scheme, on the waterfront context, the and KC-019 will 019 will not affect | 019 will

opposite side of
the harbour

proposed KC-018 and
KC-019 with building
height 120mPD is
considered compatible
with the surrounding
existing and planned
development of 100 —
120mPD in Ma Tau Kok
and 70 — 200mPD in Kai
Tak area, including the
proposed DRE by HKHS
(100mPD), committed
redevelopments along
Mok Cheong Street and
San Ma Tau Street
(100mPD). From
Whampoa to Ma Tau Kok
waterfront, the proposed
KC-018 and KC-019 will
also contribute to the
overall stepped building
height profile descending
from the Harbourfront
Landmark (235mPD) in
Whampoa at the west and
towards planned
developments in KTDA in
the east such as the Kai

slightly obstruct
some views from
existing and
planned
developments in
inland areaq,
responsive design
measures including
two building
separation, setback
from the waterfront,
building disposition
and proposed
120mPD building
height will reduce
building mass and
improve visual
permeability and
visual openness.
The view to the
ridgeline, Lion Rock
and open sky
remain unaffected.

important visual
resources in this
viewpoint
including view to
the sky, planned
parks and
recreational
facilities in Kai
Tak, the highly
valued Victoria
Harbour and the
ridgeline.

integrate with
the building
skyline in Ma
Tau Kok area.
As the proposed
development is
partly concealed
by Grand
Waterfront, the
change of visual
amenity and
visual
composition is
not obvious from
this distant view.
In addition, as
most viewers
are ferry
passengers and
users engaged
in recreational
activities,
representing a
transient and
occasional view,
hence the effect
to public viewers
is low.
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme
Tak Sports Park (70mPD)
at the planned residential
developments in R(B)”
zones (95-110mPD).
Visual change in terms of
building mass is
considered not
detrimental and the highly
valued Victoria Harbour
and Kowloon ridgeline
remain unaffected.
VP7: Quarry About 4.3km to | Recreation | As shown in Figure 5.7, The Kowloon The proposed The proposed Negligible
Bay Park the southeast of | / Traveller visual composition of this | ridgeline and the KC-018 and KC- KC-018 and KC-
(Strategic the Scheme, on viewpoint is characterised | view towards the 019 will not affect | 019 will
Viewing Point) the opposite by the Victoria Harbour in | 20% building free views towards integrate with
side of the the foreground, medium zone of the Beacon | important visual the building
harbour to high-rise development Hill remain resources skyline in Ma
along the waterfront from | unaffected. View to | including the Tau Kok area.

To Kwa Wan to Kwun
Tong, and ridgeline from
Beacon Hill to Kowloon
Peak in the background.
The proposed KC-018
and KC-019 are located in
urbanised waterfront and
are considered
compatible with the
existing and future
building height profile with

the open sky and
Victoria Harbour
are also maintained
and unaffected.

ridgeline, 20%
building free zone
of Beacon Hill,
open sky, Victoria
Harbour, as well
as planned parks
and recreation
facilities in Kai
Tak.

The magnitude
of change of
visual amenity
and visual
context is
minimal from
this distant view.
In addition, as
most viewers
are users
engaged in
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Location of Distance and VSR Type | Visual Composition Visual Effect on Visual Effect on VSRs | Resultant
Viewing Direction Obstruction and Elements and Overall
Points between the Visual Resources Visual
(VPs) VPs and the Permeability Impact
Scheme

the surrounding. From Ma recreational

Tau Kok to Kai Tak, the activities,

building skyline descend representing a

from Grand Waterfront long ranged,

(176mPD), Sky Tower
(159mPD), proposed KC-
018 and KC-019
(120mPD), to proposed

DRE by HKHS (100mPD).

Therefore the proposed
development is
considered compatible
with the highly urbanised
and undulating building
skyline from Ma Tau Kok
to Kai Tak with the highly
valued Victoria Harbour
and Kowloon ridgeline
remain unaffected.

transient and
occasional view,
hence the effect
to public viewers
is low.
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(KC-018) and To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019)

6.

6.1.

6.2.

6.3.

6.4.

EVALUATION OF OVERALL VISUAL IMPACT

This VIA is submitted in order to evaluate the degree of visual impacts on
visual sensitive receivers (VSRs) from major public viewing points (VPs) due
to the proposed development at KC-018 and KC-019.

By viewing from the 6 selected local VPs, the proposed development with
maximum building height of 120mPD in the Proposed Scheme can generally
blend in with the surrounding highly-urbanised built environment, which
include existing Grand Waterfront (176mPD), Sky Tower (159mPD),
proposed DRE by HKHS (100mPD) and other planned development along
Mok Cheong Street and Ma Tau Kok Road (100mPD).

The proposed increase of building height to 120mPD and relaxation of site
coverage to 65% at KC-018 and KC-019, would allow greater design
flexibility of building blocks to accommodate proposed GIC provision,
changing building skyline in the surrounding and fulfil stringent development
constraint at the waterfront site, including incorporation of two 10m-wide
NBAs and a 20m-wide promenade abutting the waterfront for public
enjoyment. The proposed relaxation will also contribute to slimmer building
bulk. The 20m-wide promenade, together with the adjoining 2-storey retail
belt and the waterfront plaza, will not only create a focal point and bring
vibrancy to the waterfront area, it will also create visual interests and spatial
relief at pedestrian level.

In conclusion, the VIA demonstrates that the proposed developments in KC-
018 and KC-019 are considered visually compatible with the surrounding
environment and will not create any significant blockage of views from both
the strategic VP as recommended in the HKPSG and the key local VPs.
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1.1

1.2

1.3

INTRODUCTION

According to the Urban Renewal Strategy (URS) issued by the Government in
February 2011, the Urban Renewal Authority (URA) will carry out Social Impact
Assessment (SIA) studies in the form of “a Stage 1 social impact
assessment ...... before the publication of any proposed redevelopment project
in the Government Gazette”, and “a Stage 2 social impact assessment ...... after
the proposed project has been published in the Government Gazette”. This
Stage 1 SIA is prepared by the URA for the proposed Ming Lun Street / Ma
Tau Kok Road Development Scheme KC-018 (the Scheme).

The URS also states “Early social impact assessments will be initiated and
conducted by DURF (District Urban Renewal Forum) before redevelopment is
recommended as the preferred option. The URA will update these assessments
by DURF before implementing any specific redevelopment project.” As the
Scheme falls within the study area of Kowloon City District Urban Renewal
Forum (“KC DURF”), consultants for the KC DURF had completed a DURF SIA
report of the Urban Renewal Plan (URP) for Kowloon City in 2014. This Stage
1 SlA is prepared with reference to the DURF SIA report, where appropriate.

According to the URS, the main elements of the Stage 1 SIA conducted by the

URA before the publication of a proposed project should include:

° the population characteristics of the area;

° the socio-economic characteristics of the area;

° the housing conditions in the area,;

° the characteristics of local business activities, including small shops and

street stalls;

o the degree of overcrowding in the area,;

° the availability of amenities, community and welfare facilities in the area;
° the historical background of the area;

° the cultural and local characteristics of the area;

° an initial assessment of the potential social impact of the proposed

project; and

° an initial assessment of the mitigation measures required.
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1.4

The Stage 2 SIA will be conducted after the publication of the Scheme based
on the factual information collected in the Freezing Survey (FS) upon project
commencement. The URS stipulates the URA should submit both Stage 1 and
Stage 2 SIA reports to the Town Planning Board (TPB) under section 25 of the
Urban Renewal Authority Ordinance (URAQO), and should release the reports for

public information.
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2

2.1

2.2

2.3

THE DEVELOPMENT SCHEME

The Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018) (the
Scheme) is located in To Kwa Wan of Kowloon City (KC) District, which is
bounded by Ma Tau Kok Road in the north, Ma Tau Kok waterfront in the east,
Grand Waterfront in the south and To Kwa Wan Road in the west (Figure 2.1

refers).

The Scheme, also known as the “5-Street” area, covers 101 street numbers of
buildings comprising Nos. 91-113 Ma Tau Kok Road (odd nos.), 1-28A Ming Lun
Street, 1-15 Chung Sun Street (odd nos.), 1-16 Hing Yin Street, 1-17 Hing Yan
Street, and 19-31 Hing Yan Street (odd nos). The Scheme area also involves
five public streets, including Ma Tau Kok Road (part), and the whole of Ming Lun
Street, Chung Sun Street, Hing Yin Street, Hing Yan Street, the existing
Kowloon City District Council Sitting-out Area as well as the surrounding public
pavement. The total gross site area of the Scheme is about 11,430 sq.m.
Subject to site survey and detailed design, the net site area for Plot Ratio (PR)

calculation is about 10,496 sq.m.

The Scheme forms part of the proposed holistic redevelopment with the
adjoining land parcels at To Kwa Wan Road / Ma Tau Kok Road which will be
implemented under the separate To Kwa Wan Road / Ma Tau Kok Road
Development Scheme (KC-019). A separate Stage 1 SIA has been prepared for
To Kwa Wan Road / Ma Tau Kok Road Development Scheme KC-019.
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Figure 2.1 Location Plan
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2.5

2.6

Planning Objectives

The Scheme, together with the adjoining To Kwa Wan Road / Ma Tau Kok Road
Development Scheme KC-019, aims to rationalize land use by adopting an
integrated planning-led approach for holistic planning of the area to enable more
efficient land use and to bring planning gains to the local community. The URS
issued in 2011 promulgates a comprehensive and holistic approach to carry out

urban renewal with the following objectives:

. Restructuring and replanning of concerned urban areas;

° Designing more effective and environmentally-friendly local transport and
road networks within the concerned urban areas;

° Rationalising land uses within the concerned urban areas;

° Redeveloping dilapidated buildings into new buildings of modern
standard and environmentally-friendly design;

o Providing more open space and community / welfare facilities; and

° Enhancing the townscape with attractive landscape and urban design.

The Scheme falls within the “5-Streets” area of the “5-Streets” and “13 Streets”
area, To Kwa Wan as defined in the Urban Renewal Plan (URP) prepared by
KC DURF. Under the URP of KC DURF, the area is recommended as
“‘Redevelopment Priority Area”. DURF recommended to sub-divide the
“Comprehensive Development Area (CDA)” site at “5-Streets” into two portions
based on the existing residential building portion and the industrial / commercial
building portion. The Scheme, being a redevelopment project, is tally with the

recommendations of KC DURF.

To achieve the objectives in URS and to address the recommendations of KC
DURF as well as public aspirations and views from local stakeholders to
expedite the redevelopment of the area, the Scheme will include the following

key proposals:

i.  Under a planning-led approach, the Scheme aim to rationalize land use for
holistic planning of the area to enable more efficient land use and to bring
planning gains to the local community. The Scheme will optimise the land
uses into the long-awaited comprehensive designed waterfront
developments fitting in with the redevelopment intention of the Ma Tau Kok
waterfront area. A 20m-wide waterfront promenade is provided at the

eastern boundary of the Scheme along the waterfront for public enjoyment.

5
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2.7

The proposed waterfront promenade will be connecting with the adjoining
planned waterfront promenade / waterfront developments at the Kai Tak
Development Area (KTDA) in the northeast, thus enabling a continuous
waterfront at the Kowloon East area and helping the Government to

achieve its vision for public enjoyment.

To promote vibrancy, a 2-storeys retail belt abutting the waterfront
promenade is provided. In addition, an at grade open-air central waterfront
plaza with not less than 25m wide will be provided between the Scheme
and the adjoining To Kwa Wan Road / Ma Tau Kok Road Development
Scheme KC-019, serving as a focal point for gathering and place-making
opportunities. It will be connected to the proposed retail belt and waterfront
promenade to bring in vibrancy and strengthen the east-west pedestrian

connectivity.

Through restructuring and re-planning of existing land uses, buildings of
the proposed developments will be setback from To Kwa Wan Road to
allow sufficient space to align with Government’s planned road widening
works of the existing To Kwa Wan Road from a four-lane road to a six-lane
road. Detailed design and implementation programme of the planned road
widening will be subject to the local views and agreement from relevant

Government departments.

Under the current notional design, it is proposed to provide not less than
1,000sg.m. non-domestic GFA for “Government, Institution or Community”
(“GIC”) facilities within the Scheme to meet the community’s needs and to
align with the “Single site, Multiple Use” model promoted by the

Government to enhance planning gains.

In addition to the proposed redevelopment under the Scheme, URA will explore

the possibility to revitalize the adjoining abandoned Government's pier

structure/landing steps located outside the Scheme boundary under separate

revitalization urban renewal initiatives, subject to further study and liaison with

relevant Government departments.
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2.8

2.9

2.10

2.11

URA Projects in the Vicinity

The Scheme is located close to various completed and on-going URA projects
in the To Kwa Wan area (See Figure 2.2). To the immediate north of the
Scheme is the To Kwa Wan Road/ Ma Tau Kok Road Development Scheme
(KC-019) which is commenced on the same day as the Scheme. The Scheme
will create synergy with KC-019 to formulate a comprehensive land-use

restructuring together to create more planning gains in the area.

A number of completed URA’s projects can be found to the further west and
southeast of the Scheme. These projects include the Pak Tai Street / Mok
Cheong Street Development Project (named “My Place”), Pak Tai Street / San
Shan Road Project (named “Downtown 38”) and San Shan Road / Pau Chung
Street Project (named “93 Pau Chung Street”), Kowloon City Road / Sheung
Heung Road Development Project (KC-007) (named “Artisan Garden®), Chi
Kiang Street / Ha Heung Road Development Project (TKW/1/001) (named “City
Hub®).

To the further southeast of the Scheme, the area in the vicinity of Wing Kwong
Street of To Kwa Wan was being identified by URA as the Kowloon City Action
Area 1 (KCAA1) for holistic planning of urban renewal works. A total of 8 projects
were commenced in the KCAA1 area in recent years, forming a cluster of URA’s
redevelopment projects of the existing tenement buildings concentrated in the

area. These projects include:

° Bailey Street / Wing Kwong Street Development Project (KC-009)

° Hung Fook Street / Ngan Hon Street Development Scheme (KC-010)

° Kai Ming Street Demand-Led Redevelopment Project (DL-8:KC)

° Hung Fook Street / Kai Ming Street Development Project (KC-011)

o Wing Kwong Street Development Project (KC-012)

° Kai Ming Street / Wing Kwong Street Development Project (KC-013)

° Wing Kwong Street / Sung On Street Development Project (KC-014)

° To Kwa Wan Road / Wing Kwong Street Development Scheme (KC-016)

URA'’s projects in the vicinity also include two pilot projects in Kowloon City to
redevelop buildings under the Civil Servants’ Co-operative Building Society
Scheme, which are the Shing Tak Street / Ma Tau Chung Road Development
Project (CBS-1: KC) approved by Secretary for Development in June 2021 and
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the Kau Pui Lung Road / Chi Kiang Street Development Scheme (CBS-2:KC)

commenced in May 2020.

2.12 The Scheme, which forms part of holistic planning approach, will continue to
contribute as a vital part of the comprehensive urban renewal of this part of

Kowloon City District.
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3

3.1

3.2

3.3

3.4

HISTORICAL BACKGROUND AND LOCAL CHARACTERISTICS

Historical Background

Before the 1890s, To Kwa Wan was a bay lined by beaches and mud-flats with
a stream originated from the hinterland named Ma Tau Chung where flowed
closely along the existing Ma Hang Chung Road. The headland to the north of
the bay is Ma Tau Kok, which might be named after the long pier of Kowloon
Walled City nearby. A string of agricultural and stone-cutter villages along the
coast of To Kwa Wan Bay sharing the name of To Kwa Wan Village was
believed to be the largest village in the Hung Hom and To Kwa Wan area.
Quarrying became active in the mid-18th century that Quarry Hill and San Shan

(new quarry) Road were believed to commemorate these activities.

After the reclamation undertaken in the 1890s, To Kwa Wan started being
developed by industrial activities extended from Hung Hom and the ex-
Whampoa Docks. Streets including Mok Cheong (timber factory) Street and Pau
Cheung (firecracker) Street were believed to commemorate the factory

development in the early 20th century.

The second large-scale reclamation of To Kwa Wan started in the 1950s while
industrial activities in Kowloon became more prosperous. The Schemes and its
vicinity became inland and were then transformed into a mixture of residential
developments and industrial uses including manufacturing, car-repairing,
weaving, bleaching and dyeing, printing and electroplating. Today, industrial

buildings still scatter along roads/streets within the area.

Figure 3.1 shows the locations of places with historical background identified

and local characters in this part of To Kwa Wan.

10
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Figure 3.1 Places with Historical Background and Local Characters in To Kwa
Wan

Source: KC DURF’s URP and Geographic Information Systerm on Hong Kong Heritage, as of
June 2022.

11



URA Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018) October 2022

3.5

3.6

3.7

Ex-Ma Tau Kok Animal Quarantine Depot

The ex-Ma Tau Kok Animal Quarantine Depot (commonly known as the “Cattle
Depot”) located at the further west of the Scheme was originally located in Hung
Hom, which was moved to Ma Tau Kok due to the construction of Kowloon—
Canton Railway and was built in 1908. It was owned by the Government and
was used as a cattle quarantine and slaughter centre for more than 90 years. In
1999, the Cattle Depot was ceased operation due to expressed concerns by the
neighbouring residents about hygiene problems. The Cattle Depot was
renovated and developed into an artist village in 2001, and is now home of
around 20 art groups. Under the “Revitalisation of the Rear Portion of the Cattle
Depot” project proposed by the Kowloon City District Council (KCDC) in 2016,
the Cattle Depot Art Park provides a venue for recreational purpose and
community art promotion. The Cattle Depot Art Park inherits the elements of its
history as a cattle depot, the ex-Ma Tau Kok Animal Quarantine Depot is

classified as Grade Il historic building by the Antiquities Advisory Board (AAB).

Ma Tau Kok Gas Production Plant

The Ma Tau Kok Gas Production Plant (South Plant) was originally built in the
1930s at the location just south of the Scheme. In the 1956, with the growing
demand due to the increasing industrial activities it was then expanded to the
other side of To Kwa Wan Road, namely the North Plant at its current location.
The South Plant operates until 1994, and was subsequently redeveloped into a
comprehensive residential development (named “Grand Waterfront”) in early
2000’s while the North Plant remains in operation till now but serve as a backup
facility only. According to the website of Towngas Company Limited, “Over
98% of town gas is supplied from the Tai Po Plant, with the Ma Tau Kok Plant

making up the rest.

Kowloon City Ferry Piers, Passenger Pier & Kowloon City Vehicular Ferry

Pier

Along the coastline of To Kwa Wan, the Passenger Pier and Vehicular Pier were
completed in 1956 and 1965, witnessing the development of transportation and
eastern Kowloon in the second half of the 20" century. The Passenger Pier was
the first of its kind built in Hong Kong’s urban areas after the World War Il, with

no notable or significant alterations made since its completion. Together with

12
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3.8

the adjacent bus terminus and car park, the Passenger Pier formed a public
transport interchange serving commuters between the two sides of the Victoria
Harbour, to various parts of the city and the former Kai Tak Airport. The
Vehicular Pier was built to ease the demand of cross harbour vehicular ferry
service in Central, and is one of the four vehicular ferry piers remaining in Hong
Kong. The Passenger Pier and the Vehicular Ferry Pier have been graded the
Grade Il status by the AAB.

Themed Walking Trail of KC DURF

The URP of KC DURF has proposed a “Themed Walking Trail” to strengthen
and highlight the historic and cultural characters of the district. The trail is sub-
divided into four sub-trails in accordance with its characters, aiming to attract
potential visitors and create a distinctive image for the district (refers to Figure
3.2).

13



URA Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018)

October 2022
: N
\ &
Fonar Yaswn Bualding of [ d?
- Kawiocn Waled Cilty 0'9
¥ Remnants of the Sccth Gare of &
= = § Xowleon Wabed @9
= ‘1 §
| »,
. @ &
| S &
|| CARPENTERRoaD B8 it td
J g ¥ ! Lemg Toun and .“ Shoppng Stree! l“*—
g : Lok Si Tong Grante Linisls 1 &
5 ; (insede Lak Sw Tong Prmary School] - .
| B
¥ | 7
: H
; NGATSIN Wal ROAD %,
I e %
™" Sione Bt e,
! @ 5 %
Nes 183 ! 0 - -
Hau Woog Raed T 10 csmin®S—=", Chympkc Ganten
= e % ! é},/
. AT - KAI TAK
A o : I.f'
Sung Wang o boserghgm sk |/ DEVELOPMENT AREA
4&,"‘ \ [ & =..""‘@‘A
os | &
»9‘"*& s ' /o™
A Kt r
TFrasty om ! ;‘0
Sung Wong Toi Garden —7 """‘:OPI OM Far East
f . — Fiyng Tramning School
a;
g
¥
&
9 &
g k..
; “"""‘b Legend
g Waterfrant Leisure Walk
@=—pp  Short-Term
IS/ e S U Il Long-Term Enhancement
W=p Community Art Walk
polp Local Cultural Walk
(= Walled City Historical Walk
| — 8 =P  Short-Term
5 ----- Long-Term Enhancement
g Heritage Attractions (with
3 , proposed information panels)
= Declared Monuments
& y Future Waterfront Promenade
- Major Parks and Public Open
w Spaces
[o) Proposed Locations far
| Directional Signage
| @B Future Railway Station Entrances
100M 0 10 200M
| 1 1
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4

4.1

4.2

4.3

4.4

4.5

POPULATION AND SOCIO-ECONOMIC CHARACTERISTICS

The DURF SIA completed in 2014 had provided an overview of the population
and socio-economic characteristics of the “Proposed Redevelopment Priority
Area” in the KC DURF’s URP where the Scheme falls within. To further update
and analyse these characteristics of the Scheme, a combination of the 2021
Population Census results and the experience from other URA projects are used
to assess the population and socio-economic characteristics. The
accommodation assessment is then based on inspection of approved building
plans and on-site non-obtrusive observation. Given the general and non-
obtrusive nature of data sources available to carry out this Stage 1 SIA, the
assessments derived should only be considered as indicative and for reference

use only and subject to the Freezing Survey upon project commencement.

The Census and Statistics Department’s (C&SD) website provides the 2021
Population Census results. Depending on the type of information, the most
disaggregated data available are down to various geographical division levels,
including Tertiary Planning Units (TPU), District Council Constituencies, Large
Subunit Groups (LSG) and Small Subunit Groups (SSG).

The Scheme is within the Tertiary Planning Unit 247. It falls within Sung Wong
Toi (G02) constituency of the Kowloon City (KC) District (Figure 4.1).

The Scheme lies within LSG 247/11-13 and SSG 247/11-13, sharing the same
boundary, which is bounded by To Kwa Wan Road to the west, the planned Kai
Tak Sports Park (under construction) to the north, To Kwa Wan Typhoon Shelter
to the east and Grand Waterfront to the south (Figure 4.2). The boundary covers
buildings within the Scheme, the KC-019 Scheme (i.e. Newport Centre Phases
I and IlI) and the To Kwa Wan Road Pumping Station. Based on non-obtrusive
on-site observation, there is no population and household identified in Newport

Centre Phases | and II.

The DURF SIA report has suggested that the average household size within its
study area is around 2.6-2.9. However, such figure corresponds to the wider
study area of KC DURF, which may be less representative for older, dilapidated
buildings with sub-divided flats that are in need for redevelopment. Based on
URA'’s past experience, the average household size of those within the Scheme

is assumed to be around 2.1. The tenure split between owner-occupied and

15



URA Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018) October 2022

tenanted households is assumed to be 30:70 for this Stage 1 SIA. Site
observation indicates some existing units in the Scheme appear to have been
converted into sub-divided units or cubicle apartments. Given similar sub-
division situation found in various past URA projects, it is estimated that the
degree of sharing in the Scheme is about 2 based on URA experience. Actual

numbers will be ascertained as far as practicable at the Stage 2 SIA.

LEGEND
r_-j The Scheme

1 TPU 247

Sung Wong Toi Constituency
(G02) of Kowloon City
District

Figure 4.1 Boundaries of Sung Wong Toi Constituency (G02) and Tertiary
Planning Unit (TPU) 247
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Figure 4.2 Subunits Boundaries Covering the Scheme

Overview of Housing & Population Characteristics of Kowloon City District

46 As revealed in the 2021 Population Census, the overall KC district has a
population of about 410,634. In terms of monthly household income, the DURF
SIA in 2014 reported that the particular “5 Streets” and “13 Streets” Area which
covers the Scheme has a median monthly household income of $17,919.
Though the figure has increased to $26,700 in 2021 Census, it is still lower that
of the whole KC District ($30,010). The DURF SIA explained that the low income
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4.7

4.8

level might be related to the residents’ occupations and the high proportion of
residents with low educational attainment. The household income level,
including nos. of households with Comprehensive Social Security Assistance
(CSSA) Recipients, and the social characteristics of the affected in the Scheme

will be ascertained in the Freezing Survey (FS) upon commencement.

According to the 2021 Population Census, private housing blocks are the major
type of living quarters in KC District (about 73%) which is higher than the
territorial percentage of about 53%. On the other hand, there are only 26% of
living quarters in public rental housings / subsidized home ownership housings
which is lower than the territorial average of 46%. Public housings in KC District
are mainly public rental housings which account for about 24% of living quarters
of the district. There is no Public Rental Housing (PRH) or Home Ownership
Scheme (HOS) within the Scheme, TPU 247 nor Sung Wong Toi Constituency
(G02). Being mainly built in the 1950s and 1960s, quite a number of private
residential blocks in KC District appear to be lack of proper maintenance and

management.

Household Composition

In accordance with approved General Building Plans (GBPs) of the buildings in
the Scheme, the total number of upper floor residential units (excluding ground
floor units for shops, and/or office uses) within the Scheme is 707 units. Based
on the 2021 Population Census, the degree of sharing of KC District and territory
is 1.0 (i.e. one household per unit). However, based on URA experience, the
degree of sharing within redevelopment projects is generally about 2 due to the
existing of sub-divided units. By adopting the degree of sharing of 2, the total
number of households within the Scheme is estimated to be about 1,414
households with overcrowded and unsatisfactory living conditions which are
commonly found in URA redevelopment projects. The actual number of
domestic units may be different from that under the approved GBPs. The
household composition will be verified in the Freezing Survey upon

commencement.
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4.9 According to the 2021 Census, the overall proportion of singleton (30%) in LSG

(which is the closest area coverage as the Scheme) is higher than the Territorial
and KC District level. While Doubletons (20%) in LSG are lower than the
Territorial and KC District level. 3-person or above households (50%) in the LSG

are similar to the proportions under the various geographical division levels

(Table 4.1). The actual proportion of household types in the Scheme will be
verified in Stage 2 SIA.

Table 4.1 Proportions of Singletons, Doubletons, and 3-person or above
Households by Geographical Division Levels

Singletons Doubletons 3-person or
above
households

LSG 247/11-13 30% 20% 50%
TPU 247 26% 25% 49%
Sung Wong Toi (G02) 28% 27% 45%
Constituency

KC District 22% 28% 50%
Territorial 20% 29% 51%

410 Based on the Census results and URA experience as stated in Para. 4.5 above,

the average household size within the Scheme is estimated to be around 2.1,

which is lower than the average household sizes of KC District (2.7) and the

territory (2.7). The assessment adopts a lower household size to reflect the

presence of lots of sub-divided units and/or cubicle apartments in previous URA

projects, which can be assumed to be occupied by some singleton and

doubleton households.
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4.1

412

Population

According to paragraph 4.8, the estimated number of households within the
Scheme is about 1,414. With the estimated average household size of 2.1, the
number of residents living within the Scheme is estimated to be around 2,970
persons. The Stage 2 SIA will verify the number of households, living quarters

and population affected.

Table 4.2 compares the distribution of the percentage of working population and
elderly residents (aged 65 or above) among the various geographical division
levels. The LSG data, which covers the Scheme, indicates that the percentage
of working population is slightly lower than that of wider district / territory.
Besides, the percentage of elderly residents of the LSG is higher than that of
TPU and DC Constituency, but lower than that of district and territorial levels.
Despite so, particular attention would be paid to elderly residents and their

needs when the Scheme is implemented.

Table 4.2 Percentages of Working Population and Elderly Residents by

Geographical Division Levels

Percentage of working Percentage of elderly
population residents
LSG 247/11-13 47.4% 16.2%
TPU 247 55.1% 11.3%
Sung Wong Toi (G02) 51.4% 11.1%
Constituency
KC District 49.7% 20.1%
Territorial 49.6% 19.6%
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4.13 As presented in Table 4.3, the percentages of ethnic minorities residing in the
LSG, TPU 247 and Sung Wong Toi (G02) constituency are similar with the
territorial percentage, while the percentage of the KC district was above 10%
which was higher than the territorial percentage. Nevertheless, special attention
would be paid to residents of ethnic minorities and their needs when the Scheme
is implemented. The FS and Stage 2 SIA will ascertain the actual number of

households and residents of ethnic minorities as far as practicable.

Table 4.3 Percentages of Ethnic Minorities by Geographical Division Levels

Percentage of ethnic minorities
LSG 247/11-13 6.4%
TPU 247 8.9%
Sung Wong Toi (G02) Constituency 7.9%
KC District 10.7%
Territorial 8.4%

4.14 Table 4.4 shows the comparison of percentages of owner-occupiers and

tenanted occupiers among the various geographical division levels. In
accordance with the LSG data, percentages of tenanted occupiers within the
Scheme may probably be higher than that at other geographical division levels.
Based on the URA’s experience obtained from previous redevelopment projects,
a higher proportion of tenanted households (70%) is assumed in the Scheme in
consideration of existence of sub-divided units which are mainly for rental in the
tenement buildings in the older district. The composition will be ascertained in

the FS and reported in the Stage 2 SIA.

Table 4.4 Percentages of Owner-Occupiers and Tenanted Occupiers by
Geographical Division Levels

Percentage of owner- Percentage of tenanted
occupiers occupiers
LSG 247/11-13 42% 58%
TPU 247 60% 40%
Sung Wong Toi (G02) 46% 54%
Constituency
KC District 47% 53%
Territorial 49% 51%

4.15 Higher median monthly rents were recorded in the LSG, TPU and the
constituency than KC District and the whole territory. However, as there is no

subsidized public housing in the LSG, TPU and the constituency, and only a
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transitional housing project of 110 units within the constituency boundary, the
assessment further compares the median monthly household rents of private
permanent housings. Table 4.5 shows that the median rents of private housings
at LSG and constituency levels are much lower than the KC district and territorial
levels. This is probably caused by the relatively poor building condition and living
environment of the Scheme’s vicinity as compared to the general private
housings and therefore the median rent is lower. While TPU level, median
monthly household rent is similar with the KC district and territorial levels. This
is probably due to inclusion of a private residential redevelopment in 2006, the
Grand Waterfront, within the boundary of TPU, leading to a significant increase

in median monthly household rent.

Table 4.5 Median Monthly Household Rents by Geographical Division Levels

Median monthly Median monthly
household rents of all household rents of
housing types private permanent
housings
LSG 247/11-13 $6,300 $6,300*
TPU 247 $10,000 $10,000*
Sung Wong Toi (G02) $5,700 $5,700*
Constituency
KC District $4,000 $11,470
Territorial $2,900 $11,000

* As the majority of housing in LSG, TPU 247 and the constituency are private permanent
housings, the median monthly household rents of private permanent housings are assumed to
be the same as the ones of all housing types.

4.16 In conclusion, the presence of newer residential developments such as Grand
Waterfront within the TPU may possibly have different household composition,

which means such data should be used for reference only.

417 The Stage 2 SIA to be conducted upon project commencement will give clearer

and accurate information concerning those living and working within the Scheme.
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5.1

52

5.3

54

HOUSING AND ENVIRONMENTAL CONDITIONS

Building Age, Building and Living Condition

The Scheme consists of five clusters of tenement buildings with 8 storeys high,
completed in 1959 and 1960 (i.e. aged from 62 to 63). According to the GBP
records, all the buildings are without lift and the serviceability of these buildings

are generally poor.

Based on the ownership records in the Land Registry as of Sept 2022, all the
buildings within the Scheme are under multiple ownerships. According to Home
Affairs Department’s “Database of Private Buildings in Hong Kong” as of April
2022, 69 out of the total of 101 building blocks within the Scheme (about 68%)

are “3-nil” buildings without any management body for building management.

Based on the URA’s Building Care Management Information System (BCMIS)
as of August 2022, 24 out of the 101 buildings within the Scheme (about 24%)
are of either “Poor” or “Varied” conditions. Based on the URA’s experience and
the consultant’s advice, major repair works will be required for buildings of “Poor”
or “Varied” conditions as their structural elements, components, finishes and
facilities are observed in decay condition due to lack of building repairs and
ongoing maintenance. Some structures on the roof of the buildings in the

Scheme were suspected to be Unauthorized Building Works (UBWSs).

77 out of the 101 buildings (about 76%) are projected as “Acceptable” to
“Satisfactory” conditions, probably due to the fact that these buildings have
recently completed/ carrying out rehabilitation works from 2007 to 2022. BD’s
records show that 67 out of 101 building blocks within the Scheme (about 66%)
have completed building rehabilitation works under Operation Building Bright
(OBB1.0) in the last ten years. As at August 2022, there are 73 out of 101
buildings (about 72%) in the Scheme undertaking rehabilitation works under
OBB2.0. Itis understood that OBB works comprise mainly repairing defects (e.g.
major cracks, spalling) in common or public areas of the buildings however
repair works to the interior of private units are not included. Based on URA'’s
past experience in rehabilitation works, even buildings that have undergone
such repair works / schemes need to undertake comprehensive building

rehabilitation regularly in order to avoid deterioration. Appropriate building
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5.6

5.7

5.8

5.9

repairs and ongoing maintenance works will be required in order to maintain the

habitability and avoid further deterioration of the building.

Moreover, according to Buildings Department (BD)’s records as of May 2022,
53 out of 101 buildings within the Scheme (about 53%) have outstanding Fire
Safety Directions (FSDN). 15 out of 101 buildings within the Scheme (about 15%)
have outstanding building orders issued under S26/S26A Dangerous Buildings
under Buildings Ordinance (Cap. 123). 85 out of 101 buildings within the
Scheme (about 84%) have outstanding Mandatory Building Inspection notices
under S30B of Cap. 123. 7 out of the 101 buildings are carrying out improvement
works under Fire Safety Improvement Works Subsidy Scheme (FSWS) under
Fire Safety (Buildings) Ordinance (Cap 572). 11 out of 101 buildings within the
Scheme (10.9%) have outstanding S28 Drainage Repair orders of Cap. 123,
implying hygiene concerns and their vulnerabilities particularly under the
COVID-19 pandemic period.

Non-obtrusive site observations conducted in Sept 2022 found that some of the
original units as shown in the approved GBPs were suspected to be sub-divided

into smaller units, which will be ascertained in the Freezing Surveys.

Existing Uses

Based on non-obtrusive observation site observation conducted in Sept 2022,
buildings within the Scheme are mainly residential in nature on the upper floors
with a few are occupied by commercial uses / businesses. Commercial premises
are occupying the ground floor. These commercial premises are primarily
engaging in vehicle repair workshops, eateries, grocery stores and services
such as property agencies and laundry services. The detailed uses of the units
found within the Scheme will be verified in the Freezing Survey and reported in

the SIA 2 as far as practicable.

The Kowloon City District Council Sitting-out Area is located at the eastern
boundary of the Scheme next to the waterfront, it is situated behind buildings

and of poor visibility and accessibility.

Existing Pedestrian Network

The Scheme is located about 15 minutes walking distance away from both the

Sung Wong Toi station and To Kwa Wan station. Public transport services,
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including buses and franchised buses are located in proximity of the Scheme
area. Local residents of nearby residential developments would walk along the
two major pedestrian corridors on To Kwa Wan Road and Ma Tau Kok Road for

public transport services.

There are five existing road sections included in the Scheme, portion of Ma Tau
Kok Road, and the whole of Ming Lun Street, Chung Sun Street, Hing Yin Street
and Hing Yan Street. Except Ming Lun Street, the remaining streets are dead-
end roads. The pavement areas are often occupied by on-street parking, car
repairing activities, dumping and storage, resulting a congested and unpleasant

walking environment.

Environmental and Hygiene Condition

The Scheme is envisaged to be subject to some traffic noise and air pollutants

generated from the heavily trafficked road in To Kwa Wan Road.

Vehicle repairing activities, dumping and road-side storage are often found
along the inner streets and dead-end roads, including Hing Yan Street, Hing Yin
Street, Chung Sun Street, Ming Lun Street and a portion of Ma Tau Kok Road.
The noise and hygiene issues caused by these on-street activities create an

unpleasant environment and nuisances to pedestrians.

Besides, the pavement area adjoining to the Kowloon City District Council
Sitting-out Area located at the eastern boundary of the Scheme is often being
blocked by dumping and road side storage, utilization of this sitting-out area is

relatively low due to the its unwelcoming setting and hygiene issues.

Planning Intention under Outline Zoning Plan and Planned Developments

in the Vicinity

The Scheme is currently zoned “Comprehensive Development Area” (“CDA”)
and also shown as “Road” on the Draft Kai Tak Outline Zoning Plan (OZP) No.
S/K22/7. The “CDA” zone is intended for comprehensive development /
redevelopment of the area for residential and/or commercial uses with the
provision of waterfront promenade, open space and other supporting facilities.

The “Road” zone is planned for future road widening of To Kwa Wan Road.
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To the immediate north of the Scheme is Newport Centre Phases | and Il (KC-
019). As mentioned in para. 2.3 above, it forms part of the proposed holistic
redevelopment with the Scheme and to be implemented under the separate To
Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-019).

To the further north is the reserved site for development of DRE which is
currently zoned Residential (Group A)6” (“R(A)6”) under the OZP. According to
HKHS, about 1,101 units with commercial uses and G/IC facilities will be

provided.

The Hong Kong Society for the Blind (HKSB) site located at the junction of To
Kwa Wan Road and Mok Cheong Street will be redeveloped into a new welfare
complex with a maximum building height 100mPD. According to HKSB, the
demolition works will tentatively commence in 2022 and the completion is

expected to be in 2025.

The “Lok Sin Tong Modular Social Housing Scheme”, a completed transitional
housing project, is located at the proposed public housing site at the junction of
Sung Wong Toi Road and To Kwa Wan Road. It is to provide affordable housing
and family supporting services for low-income families that are queuing for
public rental housing. According to MPC Paper No. 2/15 dated April 2015, the
site will be redeveloped into one residential block of public housing. With
proposed building height of 100mPD, maximum domestic plot ratio of 7.5 or plot
ratio of 9.0 for a building that is partly domestic and partly non-domestic, the

proposed public housing project will provide about 600 flats.

To the further northwest of the Scheme along Mok Cheong Street are a number
of factory buildings also zoned CDA. Among these, the Freder Centre and the
K.K. Industrial Building are in operation and the former sites of the Eastern
Cotton Mills and Good Harvest Air Freight Centre are currently vacant. These
land parcels fall within three different “CDA” sites. Planning applications (Nos.
A/K10/256 and A/K10/259), submitted by different Iot owners, for
comprehensive residential and commercial development at the “CDA(2)” site,
with maximum building height of 100mPD, covering K.K. Industrial Building and
Eastern Cotton Mills, have been approved with conditions by the TPB on 27 May
2016 and 7 December 2018, respectively. According to the proposed scheme
of planning application no. A/K10/259, a portion of the front facade of Eastern

Cotton Mill (a Grade Il historic building) will be preserved and incorporated into
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the future development. Another planning application (No. A/K10/265) for
comprehensive residential and commercial development at the “CDA(3)” site,
with maximum building height of 100mPD, covering 7 land lots, has also been

approved with conditions by the TPB on 10 September 2021.

Ma Tau Kok Gas Production Plant located to the west of the Scheme across To
Kwa Wan Road is currently zoned as “Residential (Group A)” (“R(A)”") with a
planning intention for residential use according to OZP. According to the URP
prepared by KC DUREF, it is recommended to explore the feasibility of relocating

the gas plant in the long term.

To the northwest of the Scheme across To Kwa Wan Road is a cluster of
tenement buildings which is known as the “13-Street area”. The area is
recommended as a “Proposed Redevelopment Priority Area” under DURF. To
the further north and northeast of the Scheme is the Kai Tak Development Area
(KTDA), which is under construction and the land is designated for a mix of
residential, commercial, tourism, community uses, sports uses supported with

infrastructure facilities.
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CULTURAL AND LOCAL CHARACTERISTICS, AND
CHARACTERISTICS OF LOCAL BUSINESS ACTIVITIES

The Scheme is located at an older part of Ma Tau Kok / To Kwa Wan area within
the Kowloon City District, and its vicinity is predominantly mixed of residential,
industrial and infrastructural developments. Most of the industrial buildings in
the area appeared not actively engaged in manufacturing activities but mainly

used for office, storage, warehouse, workshop and showroom uses.

To the immediate north is Newport Centre Phases | and Il which is under URA
Project KC-019. Based on non-obtrusive observation conducted in April and
September 2022 and the available information at the building directory, the
major uses of the building appear to be office, storage, showroom, car parks

and workshops.

To the immediate south of the Scheme is the Grand Waterfront, which
comprises of a private residential estate and shopping mall named Grand
Waterfront Plaza, with a number of chain stores, supermarket and shops

provided in the Grand Waterfront Plaza.

To the northwest of the Scheme across To Kwa Wan Road is the 13-Street area.
It comprises of clusters of tenement buildings with ground floor eateries, car
repair shops and shops mainly selling groceries, hardware and small electronic
parts. To its north across Mok Cheong Street is a string of industrial buildings.
By non-obtrusive observation conducted in April 2022, no polluting industries
are found operating at these industrial buildings. As mentioned in para. 5.19,
some of these industrial buildings are planned for redevelopments into

residential / commercial uses.

Based on non-obtrusive site visits conducted in April and Sept 2022, about 103
shops were identified at ground floor of the Scheme area. Uses of the shops are
observed mainly to be vehicle repair workshops, workshops, eateries, grocery
stores and services such as property agency and laundry service. Several shops
were unidentified and suspected vacant, as they were closed during several
attempts of site visits. The addresses and business nature of the shops are
listed in Table 6.1 below. The exact number of non-domestic operators, details
and nature of the businesses within the Scheme will be verified in the Freezing

Survey upon commencement of the Scheme and reported in the Stage 2 SIA.

28



URA Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018)

October 2022

Table 6.1 Ground Floor Business Activities within the Scheme

Address Current Use*
1. 1 Hing Yan Street Vehicle Repair Workshop
2. 3 Hing Yan Street Vehicle Repair Workshop
3. 5 Hing Yan Street (Unidentified)
4. 7 Hing Yan Street Vehicle Repair Workshop
5. 9 Hing Yan Street (Unidentified)
6. 11 Hing Yan Street (Unidentified)
7. 13 Hing Yan Street (Unidentified)
8. 15 Hing Yan Street (Unidentified)
9. 17 Hing Yan Street Vehicle Repair Workshop
10. | 19 Hing Yan Street (Unidentified)
11. [ 21 Hing Yan Street (Unidentified)
12. | 23 Hing Yan Street Vehicle Repair Workshop
13. | 25 Hing Yan Street Vehicle Repair Workshop
14. | 27 Hing Yan Street (Unidentified)
15. [ 29 Hing Yan Street (Unidentified)
16. [ 31 Hing Yan Street Vehicle Repair Workshop
17. | 2 Hing Yan Street Vehicle Repair Workshop
18. | 4 Hing Yan Street Vehicle Repair Workshop
19. | 6 Hing Yan Street Kitchenware Store
20. | 8 Hing Yan Street (Unidentified)
21. | 10 Hing Yan Street Vehicle Repair Workshop
22. | 12 Hing Yan Street Vehicle Repair Workshop
23. | 14 Hing Yan Street (Unidentified)
24. | 16 Hing Yan Street Vehicle Repair and Machinery Workshop
25. | 1 Hing Yin Street Vehicle Repair Workshop
26. | 3 Hing Yin Street (Unidentified)
27. | 5 Hing Yin Street (Unidentified)
28. | 7 Hing Yin Street Vehicle Repair Workshop
29. | 9 Hing Yin Street Workshop
30. | 11 Hing Yin Street Vehicle Repair Workshop
31. | 13 Hing Yin Street (Unidentified)
32. | 15 Hing Yin Street (Unidentified)
33. (Unidentified)
34. Air Conditioning Engineering
35. | 2 Hing Yin Street Vehicle Repair Workshop
36. | 4 Hing Yin Street (Unidentified)
37. | 6 Hing Yin Street Vehicle Repair Workshop
38. | 8 Hing Yin Street (Unidentified)
39. | 10 Hing Yin Street Vehicle Repair Workshop
40. [ 12 Hing Yin Street Trademark Company
41. | 14 Hing Yin Street Interior Design and Renovation
42. | 16 Hing Yin Street Car Accessories
43. | 1 Chung Sun Street Vehicle Repair Workshop / Car

Accessories

44. | 3 Chung Sun Street (Unidentified)
45. | 5 Chung Sun Street (Unidentified)
46. | 7 Chung Sun Street Vehicle Repair Workshop
47. | 9 Chung Sun Street Vehicle Repair Workshop
48. | 11 Chung Sun Street Vehicle Repair Workshop
49. | 13 Chung Sun Street Vehicle Repair Workshop

29



URA Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018)

October 2022

50. | 15 Chung Sun Street Vehicle Repair Workshop

51. | 91 Ma Tau Kok Road Eatery

52. | 93 Ma Tau Kok Road Car Accessories

53. | 95 Ma Tau Kok Road Massage Establishment

54. | 97 Ma Tau Kok Road Vehicle Repair Workshop / Car
99 Ma Tau Kok Road Accessories

55. | 101 Ma Tau Kok Road Decoration and Painting

56. | 103 Ma Tau Kok Road Car Accessories

57. | 105 Ma Tau Kok Road Kitchenware Store / Office

58. | 107 Ma Tau Kok Road Vehicle Repair Workshop

59. | 109 Ma Tau Kok Road (Unidentified)

60. | 111 Ma Tau Kok Road Printing and Design

61. | 113 Ma Tau Kok Road Logistics

62. | 1 Ming Lun Street (Suspected Vacant)

63. | 3 Ming Lun Street Vehicle Repair Workshop

64. | 5 Ming Lun Street (Unidentified)

65. | 7 Ming Lun Street Vehicle Repair Workshop

66. | 9 Ming Lun Street Vehicle Repair Workshop

67. | 11 Ming Lun Street Vehicle Repair Workshop

68. | 13 Ming Lun Street Workshop

69. | 15 Ming Lun Street Air Conditioning Engineering

70. | 17 Ming Lun Street Vehicle Repair Workshop

71. | 19 Ming Lun Street Vehicle Repair Workshop

72. | 21 Ming Lun Street Vehicle Repair Workshop

73. | 23 Ming Lun Street Storage

74. | 25 Ming Lun Street (Unidentified)

75. | 2 Ming Lun Street (Suspected Vacant)

76. | 4 Ming Lun Street Vehicle Repair Workshop

77. | 6 Ming Lun Street Grocery Store

78. | 8 Ming Lun Street Vehicle Repair Workshop

79. | 10 Ming Lun Street Vehicle Repair Workshop

80. | 12 Ming Lun Street Vehicle Repair Workshop

81. | 14 Ming Lun Street Vehicle Repair Workshop

82. | 16 Ming Lun Street Vehicle Repair Workshop

83. | 18 Ming Lun Street Machinery Workshop

84. | 20 Ming Lun Street Vehicle Repair Workshop

85. | 22 Ming Lun Street Vehicle Repair Workshop

86. | 24 Ming Lun Street Vehicle Repair Workshop

87. | 26 Ming Lun Street Vehicle Repair Workshop

88. | 28 Ming Lun Street Vehicle Repair Workshop

89. | 2A Ming Lun Street Property Agency

90. (Suspected Vacant)

91. | 4A Ming Lun Street Pet Shop

92. | 6A Ming Lun Street Eatery

93. | 8A Ming Lun Street Laundry Service

94. | 10A Ming Lun Street Grocery Store

95. | 12A Ming Lun Street (Unidentified)

96. | 14A Ming Lun Street Property Agency

97. | 16A Ming Lun Street Engineering Services

98. | 18A Ming Lun Street (Unidentified)

99. | 20A Ming Lun Street (Unidentified)

100.| 22A Ming Lun Street Brush Pen Museum

101.| 24A Ming Lun Street (Unidentified)
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102.

26A Ming Lun Street

Brush Pen Workshop / Divination Services

103.

28A Ming Lun Street

Vehicle Repair Workshop

(Based on site visits conducted in April and Sept 2022)

* Nature / details of business activities are subject to FS and Stage 2 SIA
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RECREATIONAL, AMENITY AND COMMUNITY AND
WELFARE FACILITIES

Figure 7.1 shows the locations of various existing public open spaces, and
government, institution and community (GIC) facilities within the 500m radius
area of the Scheme. There are a number of public open spaces near the
Scheme Area, the closest being Cattle Depot Art Park located to the west, To
Kwa Wan Recreation Ground and To Kwa Wan Sports Centre located to the

southwest, and Hoi Sham Park to the further south of the Scheme.

A number of planned public open spaces are within the 500m radius from the
Scheme. The Kai Tak Sports Park located to the north of the Scheme area is
currently under construction with target completion in 2023. With an area of
around 28 hectares, the Sports Park will provide a wide variety of sports and
leisure facilities to be enjoyed by the public. To the north of the Scheme area at
the cove of Ma Tau Kok in between the DRE site and the Sports Park is zoned
as “Open Space” (“O”) on the OZP, with an intention to complement the Dining
Cove with food and beverage uses for creating a vibrant waterfront environment
and unique dining experience. To the south of the Scheme area along the
waterfront is also zoned as “O” on the OZP for optimising pedestrian and
waterfront environment, as well as for future extension of cycle track network,

the GreenWay Network.

Major GIC facilities within 500m radius of the Scheme include the HKSB and the
To Kwa Wan Market and Government Offices. There are also a number of

educational facilities, mainly primary schools within 500m of the Scheme.

For existing social welfare facilities and services (refer to Table 7.1), family and
child welfare services, social security field units, services for the elderly,
rehabilitation and medical social services, etc. and services for offenders are

found in close proximity to the Scheme.

About 1,000 sq.m. non-domestic GFA will be reserved in the podium of the
proposed Scheme for appropriate community uses to meet community needs,
subject to consultation with relevant Government departments, views from local
stakeholders and KCDC.
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Figure 7.1 Existing Community Facilities, Amenity, and Social Welfare Service
Units within 500m Radius from the Scheme

Source: Social Welfare Department’s website: Local District Service Profile: Welfare Service
Units Managed or Funded by Social Welfare Department (Kowloon City) as of May 2022.
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Table 7.1 Community Facilities and Social Welfare Service Units within 500m
Radius from the Scheme

Community Facility /
Service Unit

Operator

Address

A. Family and Child welfare

Integrated Family Service Centre

1. Kai Tak Integrated Family
Service Centre

Social Welfare
Department

Unit 3, 2/F, Chung Hwa Plaza,
5B-5F Ma Hang Chung Road,
To Kwa Wan, Kowloon

2.  Ma Tau Wai Integrated
Family Service Centre

Social Welfare
Department

Unit 3, 2/F, Chung Hwa Plaza,
5B-5F Ma Hang Chung Road,
To Kwa Wan, Kowloon

3. To Kwa Wan Integrated

Social Welfare

Unit 903, 9/F, Tokwawan

Family Service Centre Department Government Offices, 165 Ma
Tau Wai Road, Kowloon
Extended Hours Service
4. Sik Sik Yuen - Ho Oi Day Sik Sik Yuen Shop 1A, 1B 2A & 2B, G/F,
Nursery (EHS) Harmony Garden, No. 55-61
Kowloon City Road, Kowloon
City, Kowloon
Occasional Child Care Service
5. Sik Sik Yuen - Ho Oi Day Sik Sik Yuen Shop 1A, 1B 2A & 2B, G/F,

Nursery (OCCS)

Harmony Garden, No. 55-61
Kowloon City Road, Kowloon
City, Kowloon

B. Social Security

Integrated Employment Assistance Programme for Self-reliance

6. Hong Kong Lutheran Social
Service, the Lutheran
Church - Hong Kong Synod
Limited - Integrated
Employment Assistance
Programme for Self-reliance

Hong Kong Lutheran
Social Service, the
Lutheran Church - Hong
Kong Synod Limited

Room A103,A108,A109, 8/F,
Tung Nam Factory Building, 40
Ma Tau Kok Road, To Kwa
Wan, Kowloon

Social Security Field Units

7. Kowloon City Social Security
Field Unit

Social Welfare
Department

Unit 2, 2/F, Chung Hwa Plaza,
5B-5F Ma Hang Chung Road,
To Kwa Wan, Kowloon

8. To Kwa Wan Social Security
Field Unit

Social Welfare
Department

7/F, To Kwa Wan Government
Offices, 165 Ma Tau Wai Road,
Kowloon City, Kowloon

C. Services for the Elderly

Neighbourhood Elderly Centre

9. Hong Kong Family Welfare
Society - Kowloon City
Centre for Active Ageing

Hong Kong Family
Welfare Society

1/F, Block 2, Harmony Garden,
55-61 Kowloon City Road, To
Kwa Wan, Kowloon

D. Rehabilitation and Medical Social Services

Care and Attention Home for the Aged Blind
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Community Facility /
Service Unit

Operator

Address

10. Hong Kong Society for the
Blind (The) - Bradbury Care
and Attention Home for the

Aged Blind

Hong Kong Society for
the Blind (The)

19 Mok Cheong Street, To Kwa
Wan, Kowloon

Integrated Programme in Kindergarten-cum-Child Care

Centre

11. Sik Sik Yuen - Ho Oi Day
Nursery (IP)

Sik Sik Yuen

Shop 1A, 1B 2A & 2B, G/F,
Harmony Garden, No. 55-61
Kowloon City Road, Kowloon
City, Kowloon

Sheltered Workshops

12. Hong Kong Society for the
Blind (The) - Factory for the
Blind

Hong Kong Society for
the Blind (The)

19 Mok Cheong Street, To Kwa
Wan, Kowloon

13. Hong Chi Association - Ma
Tau Kok Workshop

Hong Chi Association

Podium 2, Jubilant Place, 33
Ma Tau Kok Road, To Kwa
Wan, Kowloon

E. Services for Offenders

Probation and Community Service Orders Office

14. Kowloon City Probation and
Community Service Orders
Office (2)

Social Welfare
Department

11/F, To Kwa Wan Government
Offices, 165 Ma Tau Wai Road,
Kowloon City, Kowloon

Source: Social Welfare Department’s website: Local District Service Profile: Welfare Service
Units Managed or Funded by Social Welfare Department (Kowloon City) as of May 2022.
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INITIAL ASSESSMENT OF POTENTIAL SOCIAL IMPACT,
AND MITIGATION MEASURES

Potential Social Impact

The Scheme is estimated to affect 1,414 households, with 2,970 residents.
About 100 shops were identified in the Scheme during site visits. Based on non-
obtrusive observation, there are some original units appeared to be sub-divided
into smaller units (sub-divided units / cubicles). The exact number of affected

residents and shop operators will be verified in the Stage 2 SIA.

The Scheme, if implemented, will inevitably affect the domestic and non-
domestic occupants within the Scheme. The FS and SIA Questionnaire will help
identifying needy cases such as households with single elderly, elderly couples,
family members with disability or new immigrants worried about the impact of
redevelopment on employment, living expenses and social network etc. The
Social Service Team (SST) commissioned by the Urban Renewal Fund (URF)
is expected to provide assistance to those in need. This SST is independent of
the URA and it will directly report to the Board of the URF.

Mitigation Measures

Affected owners would receive an acquisition offer from URA according to the
prevailing URA Acquisition Policies. For affected tenanted households,
rehousing or ex-gratia allowance would be offered. The URA will arrange
briefing session(s) / recording video(s) to the owners and tenants to explain the
URA acquisition, rehousing and ex-gratia allowance policies. An in-house URA
engagement team will visit the affected owners and tenants accordingly as to
care for those who are unclear about the URA'’s policies and require any other

assistance.

If affected residents and/or business operators are not clear about the URA
acquisition, rehousing and ex-gratia allowance policies or future arrangement,
the SST will endeavour to clarify their doubts with full support from the URA. If
the affected residents and/or business operators are ethnic minorities who are
not familiar with Chinese or English languages, the URA will arrange translation

services as far as practicable to alleviate their concerns on the redevelopment.
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In handling problems related to different kinds of livelihood problems, the SST,
apart from offering counselling, will mobilise different community resources to
liaise closely with Government departments and work with the URA to resolve
the residents’ and operators’ problems and reduce their anxiety. The SST will
also provide orientation assistance for those in needs after moving home such

as familiarisation with new neighbourhood, accommodation and local facilities.

For the vulnerable groups (including the elderly, disabled and single parent
families), arrangements for assistance such as child care/ foster services,
domestic help services, etc. offered by the Social Welfare Department, and
other social service agencies would be made. For the low-income households,
arrangement could be made with the Hong Kong Housing Authority or the Hong
Kong Housing Society on public rental housing allocation if they are eligible.
Domestic tenants who do not fulfil the rehousing eligibility criteria maybe re-
housed on compassionate grounds if they have genuine hardship arising from

factors such as health, disability or special family circumstances.

If the Scheme is to be implemented, the URA will ensure the construction works
follow and fulfil the mitigation measures and practices as stipulated by
Environmental Protection Department (EPD) for construction site. Appropriate
measures will be proposed to mitigate potential noise and dust impact during

the construction phase of the Scheme.

Acquisition & Rehousing Policies for Domestic Premises

The URA will offer an owner of domestic property the market value of his/her
property plus the applicable allowances for domestic properties such as Home
Purchase Allowance (HPA), Supplementary Allowance (SA), incidental cost

allowance and allowance for vacant property for purchase of his/her property.

The URA may also offer “flat-for-flat” (FFF) (subject to any changes in the
relevant legislations or Urban Renewal Strategy) in a URA new development in-
situ or in the same district or at available site(s) (as URA may select for the
purpose provided that necessary approval / authorization has been obtained at
the time of FFF offer), as an additional choice to cash acquisition offers to
eligible owner-occupiers of domestic units. The amount of cash compensation

and allowance offered to an owner-occupier will not be changed by his/her
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choice of using that amount, or part of it, to join the flat-for-flat arrangement or

otherwise.

According to the new URS, the URA will offer an allowance to eligible elderly
owners of tenanted domestic properties on compassionate ground in
exceptional circumstances such as elderly owners who rely on the rental income

from their properties for a living.

Eligible domestic tenants affected by URA's redevelopment projects are
provided with rehousing to public housing, if eligible, or units at URA's rehousing

blocks, subject to meeting URA's requirements, or the applicable allowance.

The URA has also introduced the “Domestic Tenants Compassionate
Assistance Programme” to take care of those domestic tenants whose tenancies
commenced before the FS of this Scheme and moved out from the properties
because they have been required to move out from their properties by their
landlords upon expiry or termination of their tenancies and before URA
purchases the properties. In general, eligible domestic tenants who meet the
criteria under this programme will be offered special allowance or special
rehousing such as public housing, if eligible, or units at URA's rehousing blocks,

subject to meeting URA's requirements.

Acquisition Policies and Allowances for Non-Domestic Premises

The URA will offer an owner of non-domestic property the market value of
his’her property plus the applicable allowances for non-domestic properties. For
owner-occupied non-domestic premises, an allowance of 4 times the rateable
value or 35% of the market value of the affected property, whichever is the
higher, an Ex-gratia Business Allowance (EGBA) and an incidental cost
allowance will be offered; the owner-occupiers may alternatively lodge a claim
for business loss in lieu of the allowances. For owners of tenanted or vacant
non-domestic properties, an allowance of 1 time the rateable value or 10% of
the market value of the affected property, whichever is the higher and incidental
cost allowance will be offered. In addition, the owners of vacant non-domestic
properties will be offered an allowance for vacant property at 2 times the

rateable value, subject to meeting certain criteria.

For non-domestic tenants of non-domestic premises, an allowance of 3 times

the rateable value of the affected premises or an allowance equals to the
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prevailing ex-gratia allowance offered by the Lands Department on resumption
by the Government, whichever is higher will be offered. An additional payment
of EGBA is also payable to tenants who commenced occupying the premises
for business before the date of FS. Those non-domestic tenant-operators who
have occupied the properties before FS and are evicted by their landlords before
acquisition of the properties by the URA, can apply for the Special EGBA. The

minimum payment of EGBA will be subject to annual review.

According to the new URS, if requested, the URA will help identify suitable
premises in the district of the redevelopment projects to enable the affected
shop operators to relocate and continue operation in the same district as far as

practicable.

Review of Measures and Policies

The acquisition, rehousing and ex-gratia allowance policies are subject to
prevailing policies at the time of issuing acquisition policies. The policies are
published on the URA’s website and will be communicated to affected persons
when acquisition of property interests for this Scheme commences. Prevailing
policies relating to property acquisition, rehousing and ex-gratia allowances will

be reviewed by the URA from time to time.

The Stage 2 SIA to be conducted after the FS will further assess the impact of
the Scheme in detail on both domestic and non-domestic occupants and
propose mitigation measures. It may also be able to highlight the psychological
stress and worry for some of the affected within the Scheme. Special measures

may have to be adopted under exceptional circumstances.

39



URA Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018) October 2022

9

9.1

9.2

9.3

CONCLUSION

The local community and the surrounding neighbourhoods are likely to
experience gains and losses due to the proposed redevelopment. Residents,
business operators and their employees within the Scheme will be affected in
different ways and to various degrees depending on their particular
circumstances. Those who currently live in overcrowded or poor building
condition within the Scheme may welcome the opportunity to improve their living
environment through cash compensation or rehousing if eligible; whilst others
(e.g. some business operators) may prefer to remain un-disturbed and maintain
the status quo. The various degrees of concerns and social impacts to the
affected residents, business operators and their employees within the Scheme

will be assessed in the Stage 2 SIA in detail.

For non-domestic uses, a number of ground floor shops are witnessed in the
Scheme, whereas the upper floor non-domestic uses, if any, are to be recorded
in the FS upon commencement of the Scheme under section 23 of the URAQO.
The needs of the affected non-domestic occupants will be assessed in the Stage
2 SIA.

This Stage 1 SIA study provides a general profile of the Scheme and the
surrounding area. Based on URA’s experience of similar scale and context of
redevelopment projects, it can be expected that there will be some sharing of
living quarters and a relatively low average household income for those within
the Scheme. The assumptions in this report will be verified by the Stage 2 SIA
to be carried out after the FS. The Stage 2 SIA will assess needs of the affected
households and operators and to propose appropriate mitigation measures to

minimise major adverse social impact, if any.

URBAN RENEWAL AUTHORITY
October 2022
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1.1

1.2

1.3

INTRODUCTION

According to the Urban Renewal Strategy (URS) issued by the
Government in February 2011, the Urban Renewal Authority (URA) will
carry out Social Impact Assessment (SIA) studies in the form of “a Stage
1 social impact assessment ...... before the publication of any proposed
redevelopment project in the Government Gazette”, and “a Stage 2 social
impact assessment ...... after the proposed project has been published
in the Government Gazette”. This Stage 1 SIA is prepared by the URA
for the proposed To Kwa Wan Road / Ma Tau Kok Road Development
Scheme KC-019 (the Scheme).

The URS also states “Early social impact assessments will be initiated
and conducted by District Urban Renewal Forum (DURF) before
redevelopment is recommended as the preferred option. The URA will
update these assessments by DURF before implementing any specific
redevelopment project” As the Scheme falls within the study area of
Kowloon City District Urban Renewal Forum (“KC DURF”), consultants
for the KC DURF had completed a DURF SIA report of the Urban
Renewal Plan (URP) for Kowloon City in 2014. This Stage 1 SIA report is
prepared with reference to the DURF SIA, where appropriate.

According to the URS, the main elements of the Stage 1 SIA conducted
by the URA before the publication of a proposed project should include:

o the population characteristics of the area;

. the socio-economic characteristics of the area;

. the housing conditions in the area;

o the characteristics of local business activities, including small shops
and street stalls;

) the degree of overcrowding in the area;

) the availability of amenities, community and welfare facilities in the
area,

) the historical background of the area;

) the cultural and local characteristics of the area;
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o an initial assessment of the potential social impact of the proposed
project; and

) an initial assessment of the mitigation measures required.

1.4 The Stage 2 SIA will be conducted after the publication of the Scheme
based on the factual information collected in the Freezing Survey (FS)
upon project commencement. The URS stipulates the URA should submit
both Stage 1 and Stage 2 SIA reports to the Town Planning Board (TPB)
under Section 25 of the Urban Renewal Authority Ordinance (URAO),

and should release the reports for public information.
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22

2.3

THE PROJECT BACKGROUND

The To Kwa Wan Road / Ma Tau Kok Road Development Scheme (KC-
019) (the Scheme) is located in To Kwa Wan of Kowloon City (KC) District,
which is bounded by the Hong Kong Housing Society’s (HKHS) reserved
site for development of dedicated rehousing estate (DRE) in the north,
Ma Tau Kok waterfront in the east, Ma Tau Kok Road in the south and To

Kwa Wan Road in the west (Figure 2.1 refers).

The Scheme covers Newport Centre Phases | and Il, located at Nos. 116-
118 Ma Tau Kok Road (even nos.), portion of Ma Tau Kok Road,
adjoining Government land and the surrounding public pavement. The
total gross site area of the Scheme is about 8,759 sq.m. Subject to site
survey and detailed design, the net site area for Plot Ratio (PR)

calculation is about 7,816 sq.m.

The Scheme forms part of the proposed holistic redevelopment with the
adjoining land parcels at Ming Lun Street / Ma Tau Kok Road which will
be implemented under the separate Ming Lun Street / Ma Tau Kok Road
Development Scheme (KC-018). A separate Stage 1 SIA has been
prepared for Ming Lun Street / Ma Tau Kok Road Development Scheme
KC-018.
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2.5

2.6

Planning Objectives

The Scheme, together with the adjoining Ming Lun Street / Ma Tau Kok
Road Development Scheme KC-018, aims to rationalize land use by
adopting an integrated planning-led approach for holistic planning of the
area to enable more efficient land use and to bring planning gains to the
local community. The URS issued in 2011 promulgates a comprehensive
and holistic approach to carry out urban renewal with the following

objectives:

e Restructuring and re-planning of concerned urban areas;

¢ Designing more effective and environmentally-friendly local transport
and road networks within the concerned urban areas;

¢ Rationalising land uses within the concerned urban areas;

¢ Redeveloping dilapidated buildings into new buildings of modern
standard and environmentally-friendly design;

¢ Providing more open space and community / welfare facilities; and

¢ Enhancing the townscape with attractive landscape and urban design.

The Scheme falls within the “5-Street” area of the “5-Street” and “13
Street” area, To Kwa Wan as defined in the Urban Renewal Plan (URP)
prepared by KC DURF. Under the URP of KC DURF, the area is
recommended as “Redevelopment Priority Area”. DURF recommended
to sub-divide the “Comprehensive Development Area (CDA)” site at “5-
Street” into two portions based on the existing residential building portion
and the industrial / commercial building portion. The Scheme, being a

redevelopment project, is tally with the recommendations of KC DURF.

To achieve the objectives in URS and to address the recommendations
of KC DURF as well as public aspirations and views from local
stakeholders to expedite the redevelopment of the area, the Scheme will

include the following key proposals:

i.  Under a planning-led approach, the Scheme aim to rationalize land
use for holistic planning of the area to enable more efficient land use

and to bring planning gains to the local community. The Scheme will

5
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optimise the land uses into the long-awaited comprehensive
designed waterfront developments fitting in with the redevelopment
intention of the Ma Tau Kok waterfront area. A 20m-wide waterfront
promenade is provided at the eastern boundary of the Scheme along
the waterfront for public enjoyment. The proposed waterfront
promenade will be connecting with the adjoining planned waterfront
promenade / waterfront developments at the Kai Tak Development
Area (KTDA) in the northeast, thus enabling a continuous waterfront
at the Kowloon East area and helping the Government to achieve its
vision in shaping the Victoria Harbour as a world-class asset for

public enjoyment.

To promote vibrancy, a 2-storeys comemercial belt abutting the
waterfront promenade is provided. In addition, an at grade open-air
central waterfront plaza with not less than 25m wide will be provided
between the Scheme and the adjoining Ming Lun Street / Ma Tau
Kok Road Development Scheme KC-018, serving as a focal point
for gathering and place-making opportunities. It will be connected to
the proposed commercial belt and waterfront promenade to bring in

vibrancy and strengthen the east-west pedestrian connectivity.

Through restructuring and re-planning of existing land uses,
buildings of the proposed developments will be setback from To Kwa
Wan Road to allow sufficient space to align with Government’s
planned road widening works of the existing To Kwa Wan Road from
a single carriageway four-lane road to a dual carriageway three-lane
road. Detailed design and implementation programme of the
planned road widening will be subject to the local views and

agreement from relevant Government departments.

Under the current notional design, it is proposed to provide not less
than 500sq.m. non-domestic GFA for “Government, Institution or

Community” (“GIC”) facilities within the Scheme to meet the
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community’s needs and to align with the “Single site, Multiple Use”

model promoted by the Government and enhance planning gains.

In addition to the proposed redevelopment under the Scheme, URA will
explore the possibility to revitalize the adjoining abandoned
Government’s pier structure/landing steps located outside the Scheme
boundary as well as to provide footbridge connection over To Kwa Wan
Road to enhance pedestrian connectivity under separate revitalization
urban renewal initiatives, subject to further study and liaison with relevant

Government departments.
URA Projects in the Vicinity

The Scheme is located close to various completed and on-going URA
projects in the To Kwa Wan area (See Figure 2.2). To the immediate
south of the Scheme is the Ming Lun Street / Ma Tau Kok Road
Development Scheme (KC-018) which is commenced on the same day

as the Scheme.

A number of completed URA'’s projects can be found to the further west
and southeast of the Scheme. These projects include the Pak Tai Street
/ Mok Cheong Street Development Project (named “My Place”), Pak Tai
Street / San Shan Road Project (named “Downtown 38”) and San Shan
Road / Pau Chung Street Project (named “93 Pau Chung Street”),
Kowloon City Road / Sheung Heung Road Development Project (KC-007)
(named “Artisan Garden®), Chi Kiang Street / Ha Heung Road
Development Project (TKW/1/001) (named “City Hub).

To the further southeast of the Scheme, the area in the vicinity of Wing
Kwong Street of To Kwa Wan was being identified by URA as the
Kowloon City Action Area 1 (KCAA1) for holistic planning of urban
renewal works. A total of eight-projects were commenced in the KCAA1
area in recent years, forming a cluster of URA’s redevelopment projects
of the existing tenement buildings concentrated in the area. These

projects include:
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e Bailey Street / Wing Kwong Street Development Project (KC-009)

e Hung Fook Street / Ngan Hon Street Development Scheme (KC-010)

e Kai Ming Street Demand-Led Redevelopment Project (DL-8:KC)

e Hung Fook Street / Kai Ming Street Development Project (KC-011)

e Wing Kwong Street Development Project (KC-012)

e Kai Ming Street / Wing Kwong Street Development Project (KC-013)

e Wing Kwong Street / Sung On Street Development Project (KC-014)

e To Kwa Wan Road / Wing Kwong Street Development Scheme (KC-
016)

On-going URA’s projects also include the Shing Tak Street / Ma Tau
Chung Road Development Project (CBS-1: KC), which was approved by
Secretary for Development in June 2021 and the Kau Pui Lung Road /
Chi Kiang Street Development Scheme (CBS-2:KC) which is currently

under planning.

The Scheme, which forms part of holistic planning approach, will continue
to contribute as a vital part of the comprehensive urban renewal of this

part of Kowloon City District.




URA To kwa Wan Road /Ma Tau Kok Road Development Scheme (KC-019) October 2022

A

LEGEND

E:_' The Scheme

=l
) - URA Projects
/ @ Ming Lun Street / Ma Tau Kok Road Development Scheme (KC-018)
@ Pak Tai Street / Mok Cheong Street Project (My Place)
@ Shing Tak Street / Ma Tau Chung Road Development Project (CBS-1: KC)
@ Pak Tai Street / San Shan Road Project (Downtown 38)

@ San Shan Road / Pau Chung Street Project
(93 Pau Chung Street)

@ Kowloon City Road / Sheung Heung Road Project
(Artisan Garden)

@ Kau Pui Lung Road / Chi Kiang Street Development Scheme (CBS-2:KC)
Chi Kiang Street / Ha Heung Road Development Project (City Hub)

@ To Kwa Wan Road / Wing Kwong Street Development Scheme (KC-016)
@ Hung Fook Street / Ngan Hon Street Development Scheme (KC-010)
@ Wing Kwong Street / Sung On Street Project (KC-014)

@ Hung Fook Street / Kai Ming Street Development Project (KG-011)

@ Kai Ming Street Demand-Led Redevelopment Project (DL-8:KC)

@ Kai Ming Street / Wing Kwong Street Development Project (KC-013)
d3 Wing Kwong Street Development Project (KC-012)

7 4 . /‘)‘ ;

S /o~y
/i Not to scale |
b

ares i e s | ) L [

L

Figure 2.2 URA Projects in the Vicinity




URA To kwa Wan Road /Ma Tau Kok Road Development Scheme (KC-019) October 2022

3

3.1

3.2

3.3

3.4

HISTORICAL BACKGROUND AND LOCAL CHARACTERISTICS

Historical Background

Before the 1890s, To Kwa Wan was