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Background

Hong Kong is famous for its picturesque image characterized by
high-rise developments set against a mountain backdrop around
Victoria Harbour. This has become the unique identity of Hong Kong.

In 1999, Planning Department commissioned a consultancy study
“Urban Design Guidelines for Hong Kong" to promote public
awareness on design considerations and to provide a broad
framework for urban design assessment. Two rounds of public
consultation were undertaken in 2000 and late-2001/early-2002 to
collect public views on the various major urban design issues of
Hong Kong. One of the major topics covered in the consultations
which received general support is that the ridgelines/peaks around
the harbour are valuable assets and public views to them should be
preserved. There was also general agreement that height control
should be applied to areas within the selected view corridors from
seven popular vantage points (Figure 1). The consultancy study was
completed in 2003 cumulating in the promulgation of Chapter 11 of
the Hong Kong Planning Standards and Guidelines on the broad
urban design guidelines.
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Figure 1 Seven Popular Vantage Points
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In accordance with the recommendations of the consultancy study,
Planning Department is taking action to impose appropriate statutory
height limits on individual statutory town plans for preservation of
views to ridgelines. Proposals on building height limits have been
prepared for the Kowloon Bay and Kwun Tong Business Areas, which
are the subject of the current consultation exercise.

These two areas are located close to the waterfront. They are being
transformed to more business oriented areas and have experienced
considerable development/redevelopment pressures. An updated
planning framework, including control on building heights, is required
to guide the transformation of the areas.

The purpose of this consultation exercise is to seek your views on
the building height limits for the two business areas. Based on the
comments received, the building height limits would be further refined
before they are incorporated into the relevant statutory town plans.

In order to provide guidance for the consideration of development
proposals by the Town Planning Board pending result of the
consultation exercise and amendments to the statutory town plans, a
set of guidelines for interim building height control in these two
business areas has been promulgated in March 2004,

1. A copy of the Town Planning Board Guidelines for Interim Building Height Control in Kowloon Bay
and Kwun Tong Business Areas (TPB PG-No. 28) can be obtained from the Secretariat of the Town
Planning Board at 15/F,, North Point Government Offices, 333 Java Road, Hong Kong or downloaded
from the Town Planning Board web site at http://www.info.gov.hk/tpb/guideline/pg28_e.htm.
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Figure 2 : Preservation of
Views to Ridgelines
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Figure 3 : Nodal Points near

mass transit railway station

(d)

HE T

Community Hall

B i
School

L (e)

Blw : RAKBSBUT - i R &30k, (f)
R BB EH AL, BT LG AR
Figure 4 : Lower heights for GIC
facilities for diversity in building
heights and retention of visual relief
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General Principles in setting Height Control

While preservation of views to ridgelines is one of
the primary considerations, local area context has
been taken into account in formulating the height
control in Kwun Tong and Kowloon Bay Business
Areas with a view to maintaining visually compatible
height profile in the wider setting.

The general principles are:

(@) taking the 20% to 30% building-free zone as a

starting point in the consideration of
preservation of views to ridgelines, allowing
punctuation effects at suitable locations and
preservation of mountain backdrop with
distinguished identity (Figure 2);

allowing sufficient height to accommodate the
maximum plot ratio of 12 as stipulated on the
OZPs for business uses;

taller heights nearer mass transit railway
stations for creation of nodal points (Figure 3);

avoiding extreme height contrast with and
significant visual barrier to the adjoining
residential developments;

lower heights for G/IC and other specified
sites for utility facilities for diversity in
building heights and retention of visual relief
and breathing space within a tall and dense
environment (Figure 4);

adopting a minimum 20m difference of height
bands for creation of a distinct contrast in
height profile; and

allowing provision of minor relaxation for
individual developments with merits.
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Kwun Tong Business Area (Figures 5, 6, 7, 8 and 9):

(a)

preserving largely views to the 20% to 30% building-free
zone of the ridgeline and the distinguished identity and
dramatic backdrop of Kowloon Peak

(b) establishing a stepped height profile for the business area

(b) BTHEMLHEEN TBEME L and to increase visual permeability by:
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Figure 5 : Varying building
profile, taller buildings inland
and lower buildings on

the waterfront
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Figure 6 : Elevation View to
the Major Height Bands of
Kwun Tong Business Area

closest to MTR Station/Town Centre

100 mPD to maintain a more intertwined relationship with
the Harbour edge

® 130 mPD to avoid sharp height contrast with Laguna City

B 200 mPD to reinforce the discernible district centre

character

® 15 mPD for the waterfront G/IC and utility sites and 40

mPD for the inland G/IC and utility sites as punctuating
spaces between the tall building masses and for greater
visual harmony with the waterfront
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Figure 7 : Kwun Tong Business Area: View from Sau Mau Ping Estate
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Figure 8 : Proposed Height Control for Kwun Tong Business Area
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Figure 9 : Kowloon Bay and Kwun Tong Business Area : View from Reference Viewpoint of Quarry Bay Park
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PROPOSED HEIGHT CONTROL OF
KOWLOON BAY BUSINESS AREA

Main Features of the building height concept for the Kowloon Bay
Business Area (Figures 9, 10, 11 and 12):

(a) generally preserving a minmum of 20% to 30% building-free zone of the
ridgeline and allow skyline punctuation effect at Sha Tin Pass

(b) creating discernible townscape of the business area by :

® an identifiable area node of 170 mPD circumscribed by a stepped
backdrop of 120 mPD and 140 mPD to reinforce the business area
image

® 120 mPD to avoid an extreme height contrast with Telford Gardens and
allow greater visual penetration to the Harbour

® 100 mPD in the southeastern tip to conform with the Kwun Tong
Business Area waterfront height profile

m  |ower heights ranging from 15 mPD to 60 mPD for the G/IC and utility
sites as punctuating spaces between the tall building masses and for
greater visual permeability along the principal edges of the business
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Figure 10 : Elevation View to the Major Height Bands of Kowloon Bay Business Area
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Figure 12 : Kowloon Bay Business Area: View from Shun Lee Disciplined Services Quarters
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Your Views

= Do you agree to impose building height restrictions for the
Kwun Tong and Kowloon Bay Business Areas as suggested on
pages 4 and 7 and shown in Figures 8 and 11?

o If you do not agree to the proposed height restrictions, is it
because you consider them to be in general too stringent or
too relaxed? What are your counter-proposals?

L Do you have any other comments or suggestions to us?

Please forward your comments to :
Planning Department

Kowloon District Planning Office

14/F, North Point Government Offices,
333 Java Road, North Point,

HONG KONG

OR by fax to 2894 9502

OR by email to kdpo@pland.gov.hk
BEFORE 13 JULY 2004

Public Forum

A public forum will be organised for you to exchange views with us.
Please send us your name, email address and contact details by
email to kdpo@pland.gov.hk or by fax (2894 9502) so that we can
notify you the arrangement of the forum, or you can visit Planning
Department's web site (www.info.gov.hk/planning) for the details.

Next Steps

We will carefully assess all the public comments received and
recommend appropriate building height limits for the Kowloon Bay
and Kwun Tong Business Areas for the consideration of Town
Planning Board. There will be another round of public consultation
under the Town Planning Ordinance when the building height limits
are agreed by the Town Planning Board for gazetting as amendments
to the relevant Statutory Outline Zoning Plans.
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