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Proposed Redevelopment of an Existing Industrial Building  
with Minor Relaxation of Plot Ratio and Building Height Restrictions  
at No. 33 Tai Yip Street, Kwun Tong 
S16 Planning Application	

Supporting Planning Statement 
PROJECTS:\S1310a\PS\20191230_S1352_PS_V05_ES_rev.docx	

行政摘要 

（內文如有差異，應以英文版本為準） 

 

本規劃申請書為標克塑膠五金有限公司（ 下稱「申請人」）擬備。申請人 根據城市規劃

條例第１６條，向城巿規劃委員會 （ 下稱「城規會」）提出略為增加觀塘大業街 33 號

（下稱「申請地點」）的地積比率百分之二十及建築物高度限制，重建現時的工業大為

商業大廈，作准許的辦公室，商店及服務行業 /食肆發展，藉此回應《施政報告 2018》

公布重啓活化工業大廈計劃，重建一九八七年前所興建的現有工業大廈。 

                             
行政長官公布的新活化計劃提出： 
 
「延伸現時在部分「住宅」地帶內適度提高最高住用地積比率的規劃政策，在位於主要

市區及新市鎮的非「住宅」地帶內，容許相關工廈重建項目可放寬最高核准非住用地積

比率，上限為２０%；但個別申請須在限時三年內向城規會提出，並須在獲批後於指定

時間內完成契約修訂…」 

 

申請地點在牛頭角及九龍灣分區計劃大綱草圖編號 S/K13/29（下稱「大綱圖」）內被劃

為「其他指定用途」 註明「商貿」地帶。 擬議重建發展為一幢位於 28 層高作商業用途

的大廈（包含三層停車場地庫），擬議略為放寬建築物的高度限制至主水平基準以上

109.9 米（主屋頂）。基於約 1,070.244 平方米的總地盤面積以及擬議略為把地積比率由

12 放寬至 14.4（+20%），擬議發展的總樓面面積約為 15,411.514 平方米。 

 

擬議略為放寬地積比率的工廈重建計劃理據充份如下： 

 

 擬議工業大廈重建計劃符合政府活化工廈的政策； 

 擬議重建計劃符合「其他指定用途」 註明「商貿」地帶的規劃意向、提供更多

商用樓面及加速九龍東轉型為第二個的核心商業區； 

 擬議略為放寬地積比率限制，性質上可視為輕微並可接受的； 

 階梯式平台建築為大業街增添生氣；及 

 擬議重建預計不會帶來負面交通、排污及視覺影響。 

 

基於以上各項規劃理據，申請人希望是次的規劃申請能獲城規會批准。 
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Comments Response 

 

Email dated 15 June 2020 refers: 

 

Comments from Chief Engineer/Mainland South, DSD  

(Contact person: Mr Anthony S N LO, Tel: 2300 1585) 

 

 

(iii) Appendices B & C – Please review if ‘Total Base Flow to 

FMH403138’ in the first column of the table should read ‘Total Base 

Flow to FMH4043138’  

 

Noted. This minor typographic error has been corrected. 

 

(iv) Appendices D to G – Please note that the existing 400 mm diameter 

sewers should be vitrified clay pipes according to our drainage records.  

Please review the assume roughness value. 

Noted. The roughness value, ks, has been reduced to 3.0mm, in 

accordance with Table 5 of the Sewerage Manual, Part 1. It is noted that 

this value is lower than the previous assumption and the surcharging 

will therefore be reduced, but the overall findings of the SIA wil reman 

unchanged. 

 

 

Comments from Director of Environmental Protection  

(Contact person: Ms Alice HSU, Tel: 2835 1125) 

 

 

a) We note that the applicant has confirmed that central air-conditioning 

system will be provided for the proposed development and will not 

rely on opened window for ventilation.  

 

 

b) However, the Typical Floor Layout Plan could not demonstrate that 

the fresh air intakes located to meet the buffer distance for vehicular 

emission. Also, the applicant should confirm whether there is any 

chimey emission within 200m from the Application Site.  

 

Wai Yip Street and Tai Yip Street are classified as Primary and Local 

Distributor respectively. The corresponding buffer distance required 

under Hong Kong Planning Standards and Guidelines are >20m and 

>5m. As shown in the attached Typical Floor Plan, the location of fresh 

air intake fulfils the aforementioned requirements.  
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Comments Response 

 

We observe no active chimey within 200m from the Application Site.  

 

 

Compiled by : Kenneth To & Associates Ltd 

Date : 28 May 2020 
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REVISED CALCULATION SHEETS OF SEWERAGE IMPACT ASSESSMENT 
  



C175 Proposed Redevelopment of 33 Tai Yip Street
Sewerage Impact Assessment
Populations and Sewage Flows - Existing Scenario

Refer:

1. Site Areas measured from LandsD GeoInfo Map

2. Number of Floors from building information and/or Google Earth

3. Worker Densities from PlanD CIFSUS Report (Figure 9)

4. Unit flows from EPD GESF (Tables T-2 and T-3)

Building/Development No. of Site Area No. of GFA Worker/ Worker No. of Unit Flow Remarks
Units Floors Resident Density Workers/ Flow

Category (No./100m2) Population
Population

Density (l/m2/d)
(No.) (m2) (m2) (PPF) (m3/h/d) (m3/d)

Upstream Catchment

Ngau Tau Kok Police Station Worker Density as for Community, Social and Personal Services, CIFSUS Figure 9

Ngau Tau Kok Police Division Building 1 710 8 5,680 J12 3.3 187 0.080 15.0

Kowloon East Operational Base Range 1 840 9 7,560 J12 3.3 249 0.080 20.0

Police Operational Base Kowloon East 1 1,550 4 6,200 J12 3.3 205 0.080 16.4

Ngau Tau Kok Ambulance Depot 1 307 2 614 J11 3.3 20 0.280 5.7

Telephone Exchange 1 1,105 3 3,315 J3 16.1 534 0.180 96.1

Ngau Tau Kok Engineering Centre 1 900 10 9,000 J3 16.1 1449 0.180 260.8

Clothing Industry Training Authority Building 1 760 11 8,360 J11 3.3 276 0.280 77.2

Hang Seng Tower 1 1,930 21 40,530 J6 5.5 2229 0.080 178.3

Vocational Training Council Kowloon Bay Complex 1 3,560 9 32,040 J11 3.3 1057 0.280 296.0

Tai Tip Street Sub-station 1 188 1 188 J2 3.3 6 0.320 2.0 Density as for J11

Sunshine Kowloon Bay Cargo Centre 1 7,880 9 70,920 J3 0.4 284 0.180 51.1

Water Supplies Depatment Kowloon East Regional Builidng 1 1,300 12 15,600 J6 5.5 858 0.080 68.6 Office Usage - category and Employee Desity taken as for Finance (J6)

CIC Kowloon Bay Training Centre 1 2,700 5 13,500 J11 3.3 446 0.280 124.7

Government Logistics Department Traing & Testing Centre 1 120 1 120 J11 3.3 4 0.280 1.1

Fortune Industrial Building 1 1,580 8 12,640 Mixed - - 0.009 113.8 Mixed - I Building

Yeung Yiu Chung (No. 5) Industrial Building 1 1,130 8 9,040 Mixed - - 0.009 81.4 Mixed - I Building

33 Tai Yip Street (The Site) 1 1,070 8 8,159 J3 0.4 33 0.180 5.9 Storage (Godown)

NKIL 5593 (Tai Yip Street) 1 1,100 12 13,200 J3 16.1 2125 0.180 382.5 Proposed Data Centre

Total Base Flow to FMH4043138 1,796.6

Inflow Factor 1.1 East Kowloon, GESF T-4

Total Flow to FMH4043138 1,976.2

Average Flow (l/s) 22.9

Contributing Population 0.270 7,319

Peaking Factor (inc. Stormwater) 5 GESF T-5; 5,000-10,000

Peak Sewage Flow to FMH4043138 (l/s) 114.4

Local Downstream Catchment

Unify Commercial Building 1 1,055 9 9,495 Mixed - - 0.009 85.5 Mixed - I Building

Electricity Sub-station 1 170 1 170 J2 3.3 6 0.320 1.8 Density as for J11

Sub-total Base Flow 87.3

Plus Upstream Base Flow 1,796.6

Total Base Flow to FMH4043139 1,883.8

Inflow Factor 1.1 East Kowloon, GESF T-4

Total Flow to FMH4043139 2,072.2

Average Flow (l/s) 24.0

Contributing Population 0.270 7,675

Peaking Factor (inc. Stormwater) 5 GESF T-5; 5,000-10,000

Peak Sewage Flow to FMH4043139 (l/s) 119.9



C175 Proposed Redevelopment of 33 Tai Yip Street
Sewerage Impact Assessment
Populations and Sewage Flows - Future Scenario

Refer:

1. Site Areas measured from LandsD GeoInfo Map

2. Number of Floors from building information and/or Google Earth

3. Worker Densities from PlanD CIFSUS Report (Figure 9)

4. Unit flows from EPD GESF (Tables T-2 and T-3)

Building/Development No. of Site Area No. of GFA Worker/ Worker No. of Unit Flow Remarks
Units Floors Resident Density Workers/ Flow

Category (No./100m2) Population
Population

Density (l/m2/d)
(No.) (m2) (m2) (PPF) (m3/h/d) (m3/d)

Upstream Catchment

Ngau Tau Kok Police Station Worker Density as for Community, Social and Personal Services, CIFSUS Figure 9

Ngau Tau Kok Police Division Building 1 710 8 5,680 J12 3.3 187 0.080 15.0

Kowloon East Operational Base Range 1 840 9 7,560 J12 3.3 249 0.080 20.0

Police Operational Base Kowloon East 1 1,550 4 6,200 J12 3.3 205 0.080 16.4

Ngau Tau Kok Ambulance Depot 1 307 2 614 J11 3.3 20 0.280 5.7

Telephone Exchange 1 1,105 3 3,315 J3 16.1 534 0.180 96.1

Ngau Tau Kok Engineering Centre 1 900 10 9,000 J3 16.1 1449 0.180 260.8

Clothing Industry Training Authority Building 1 760 11 8,360 J11 3.3 276 0.280 77.2

Hang Seng Tower 1 1,930 21 40,530 J6 5.5 2229 0.080 178.3

Vocational Training Council Kowloon Bay Complex 1 3,560 9 32,040 J11 3.3 1057 0.280 296.0

Tai Tip Street Sub-station 1 188 1 188 J2 3.3 6 0.320 2.0 Density as for J11

Sunshine Kowloon Bay Cargo Centre 1 7,880 9 70,920 J3 0.4 284 0.180 51.1

Water Supplies Depatment Kowloon East Regional Builidng 1 1,300 12 15,600 J6 5.5 858 0.080 68.6 Office Usage - category and Employee Desity taken as for Finance (J6)

CIC Kowloon Bay Training Centre 1 2,700 5 13,500 J11 3.3 446 0.280 124.7

Government Logistics Department Traing & Testing Centre 1 120 1 120 J11 3.3 4 0.280 1.1

Fortune Industrial Building 1 1,580 8 12,640 Mixed - - 0.00899 113.6 Mixed - I Building

Yeung Yiu Chung (No. 5) Industrial Building 1 1,130 8 9,040 Mixed - - 0.00899 81.3 Mixed - I Building

33 Tai Yip Street (The Site) 1 1,070 - 13,012 J6 5.5 716 0.080 57.3 Office

2,399 J10 5.1 122 1.580 193.3 Restaurant @ 100% of  "Shop and Services/Eating Place" Area

Site Sub-total 250.6 For reference

NKIL 5593 (Tai Yip Street) 1 1,100 12 13,200 J3 16.1 2125 0.180 382.5 Proposed Data Centre

Total Base Flow to FMH4043138 2,041.1

Inflow Factor 1.1 East Kowloon, GESF T-4

Total Flow to FMH4043138 2,245.2

Average Flow (l/s) 26.0

Contributing Population 0.270 8,315

Peaking Factor (inc. Stormwater) 5 GESF T-5; 5,000-10,000

Peak Sewage Flow to FMH4043138 (l/s) 129.9

Local Downstream Catchment

Unify Commercial Building 1 1,055 9 9,495 Mixed - - 0.00899 85.4 Mixed - I Building

Electricity Sub-station 1 170 1 170 J2 3.3 6 0.320 1.8 Density as for J11

Sub-total Base Flow 87.2

Plus Upstream Base Flow 2,041.1

Total Base Flow to FMH4043139 2,128.2

Inflow Factor 1.1 East Kowloon, GESF T-4

Total Flow to FMH4043139 2,341.0

Average Flow (l/s) 27.1

Contributing Population 0.270 8,670

Peaking Factor (inc. Stormwater) 5 GESF T-5; 5,000-10,000

Peak Sewage Flow to FMH4043139 (l/s) 135.5



C175 Proposed Redevelopment of 33 Tai Yip Street
Sewerage Capacity

Refer LandsD GeoInfo Map

Check capacity of existing sewers

Roughness Factor adjusted for each pipe, depending on pipe material and velocity (as set out in Table 5 of the DSD Sewerage Manual, Part 1).

Manhole Ref. CL IL Pipe Distance Diameter Depth to Gradient Capacity Existing Peak Flow as Future Peak Flow as Remarks
No. Soffit Peak % of Capacity Peak % of Capacity

Discharge Existing Discharge Future
(mPD) (mPD) (m) (mm) (1 in) (m3/s) (m3/s) (%) (m3/s) (%)

FMH4043138 4.61 - 3.735 Connection from the Site to the Trunk Sewer

0.47

1 22 400 314 0.107 0.114 106.4 0.130 121.3 Sewer in Tai Yip Street

FMH4043139 4.51 0.40 3.735

0.38

2 26 400 306 0.109 0.120 110.5 0.136 125.2 Sewer in Tai Yip Street

FMH4042732 4.27 0.29 2.94

-0.02

3 6 1350 600 1.941 - - - -

FMH4042733 4.23 -0.03 2.91

-0.03

4 23 1350 144 3.971 - - - -

FMH4042734 4.14 -0.19 3.00

-0.21

5 19 1350 380 2.441 - - - -

FMH4042735 4.11 -0.26 3.02



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity
Existing Sewer 1 

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 314 0.003

Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001336774
Term 2 3.09521E-05
Term 3 18.77352608

Term 4 18.77433479

Diff 0 Should be zero for solution

Capacity, Q 0.107 m3/s

A = 0.13 m
2

v = Q/A = 0.85 m/s

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity
Existing Sewer 2

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 306 0.003

Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001336747
Term 2 3.05346E-05
Term 3 18.77445008

Term 4 18.77526009

Diff 0 Should be zero for solution

Capacity, Q 0.109 m3/s

A = 0.13 m
2

v = Q/A = 0.86 m/s

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity
Existing Sewer 3

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 1.350 m 1350 mm

S (1 in) 600 0.002

Ks 3 mm 0.003 m (D >=0.525m, Concrete Pipe. v > 1.2m/s. Poor)

Term 1 0.00036869
Term 2 6.19452E-06
Term 3 22.45810532

Term 4 22.45809362

Diff 0 Should be zero for solution

Capacity, Q 1.941 m3/s

A = 1.43 m
2

v = Q/A = 1.36 m/s

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity
Existing Sewer 4

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 1.350 m 1350 mm

S (1 in) 144 0.007

Ks 3 mm 0.003 m (D >=0.525m, Concrete Pipe. v > 1.2m/s. Poor)

Term 1 0.000368526
Term 2 3.03003E-06
Term 3 22.48349258

Term 4 22.48305588

Diff 0 Should be zero for solution

Capacity, Q 3.971 m3/s

A = 1.43 m
2

v = Q/A = 2.77 m/s

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity
Existing Sewer 5

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 1.350 m 1350 mm

S (1 in) 380 0.003

Ks 3 mm 0.003 m (D >=0.525m, Concrete Pipe. v > 1.2m/s. Poor)

Term 1 0.000368623
Term 2 4.92841E-06
Term 3 22.46824209

Term 4 22.46820592

Diff 0 Should be zero for solution

Capacity, Q 2.441 m3/s

A = 1.43 m
2

v = Q/A = 1.70 m/s

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Sewerage Conditions under Surcharge - Existing Scenario

Refer LandsD GeoInfo Map

Check capacity of existing sewers

Roughness Factor taken as 6mm throughout (as set out in Table 5 of the DSD Sewerage Manual, Part 1).

Headloss at manholes = Kv
2
/2g

From Wallingford:

Condition K
Straight Manhole 0.15

Manhole with 30 Deg Bend 0.5

Manhole with 60 Deg Bend 0.9

Manhole with 90 Deg Bend 1.0

Manhole Junction (Significant) 1.5

Manhole Ref. CL IL Pipe Distance Diameter Depth to Existing Water Level Surcharge Freeboard Remarks
No. Soffit Peak

Discharge

(mPD) (mPD) (m) (mm) (m3/s) (mPD) (m) (m)

FMH4043138 4.61 - 3.735 1.64 0.77 2.96 Connection from the Site to the Trunk Sewer

0.47

1 22 400 0.114

FMH4043139 4.51 0.40 3.735 1.50 0.73 3.01

0.38

2 26 400 0.120

FMH4042732 4.27 0.29 2.94 1.33 0.00 2.94 Assume 1350mm diameter trunk sewer flowing full

-0.02



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity - Surcharged Conditions (Existing Scenario)
Existing Sewer 1 

Downstream Water Level 1.50 mPD

Peak Flow 0.114 m3/s

Check Hydraulic Gradient required to pass the Peak Flow

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 275 0.004 REQUIRED HYDRAULIC GRADIENT
Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001337
Term 2 2.9E-05
Term 3 18.77785

Term 4 18.77785

Diff 0 Should be zero for solution

Capacity, Q 0.114 m3/s = 0.114 m
3
/s (Peak Flow)

A = 0.13 m
2

v = Q/A = 0.91 m/s

Length of Sewer 22 m

Fall over Length 0.08 m

U/S Manhole Loss @ 1.5v
2
/2g 0.06 m

Total Losses 0.14 m

D/S Water Level 1.50 mPD

U/S Water Level 1.64 mPD

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity - Surcharged Conditions (Existing Scenario)
Existing Sewer 2

Downstream Water Level 1.33 mPD

Peak Flow 0.120 m3/s

Check Hydraulic Gradient required to pass the Peak Flow

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 253 0.004 REQUIRED HYDRAULIC GRADIENT
Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001337
Term 2 2.78E-05
Term 3 18.78056

Term 4 18.78056

Diff 0 Should be zero for solution

Capacity, Q 0.120 m3/s = 0.120 m
3
/s (Peak Flow)

A = 0.13 m
2

v = Q/A = 0.95 m/s

Length of Sewer 26 m

Fall over Length 0.10 m

U/S Manhole Loss @ 1.5v
2
/2g 0.07 m

Total Losses 0.17 m

D/S Water Level 1.33 mPD

U/S Water Level 1.50 mPD

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Sewerage Conditions under Surcharge - Future Scenario

Refer LandsD GeoInfo Map

Check capacity of existing sewers

Roughness Factor taken as 6mm throughout (as set out in Table 5 of the DSD Sewerage Manual, Part 1).

Headloss at manholes = Kv
2
/2g

From Wallingford:

Condition K
Straight Manhole 0.15

Manhole with 30 Deg Bend 0.5

Manhole with 60 Deg Bend 0.9

Manhole with 90 Deg Bend 1.0

Manhole Junction (Significant) 1.5

Manhole Ref. CL IL Pipe Distance Diameter Depth to Future Water Level Surcharge Freeboard Remarks
No. Soffit Peak

Discharge

(mPD) (mPD) (m) (mm) (m3/s) (mPD) (m) (m)

FMH4043138 4.61 - 3.735 1.73 0.86 2.87 Connection from the Site to the Trunk Sewer

0.47

1 22 400 0.130

FMH4043139 4.51 0.40 3.735 1.55 0.78 2.96

0.38

2 26 400 0.136

FMH4042732 4.27 0.29 2.94 1.33 0.00 2.94 Assume 1350mm diameter trunk sewer flowing full

-0.02



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity - Surcharged Conditions (Future Scenario)
Existing Sewer 1 

Downstream Water Level 1.55 mPD

Peak Flow 0.13 m3/s

Check Hydraulic Gradient required to pass the Peak Flow

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 215 0.005 REQUIRED HYDRAULIC GRADIENT
Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001336
Term 2 2.56E-05
Term 3 18.78538

Term 4 18.78537

Diff 0 Should be zero for solution

Capacity, Q 0.130 m3/s = 0.130 m
3
/s (Peak Flow)

A = 0.13 m
2

v = Q/A = 1.03 m/s

Length of Sewer 22 m

Fall over Length 0.10 m

U/S Manhole Loss @ 1.5v
2
/2g 0.08 m

Total Losses 0.18 m

D/S Water Level 1.55 mPD

U/S Water Level 1.73 mPD

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity - Surcharged Conditions (Future Scenario)
Existing Sewer 2

Downstream Water Level 1.33 mPD

Peak Flow 0.136 m3/s

Check Hydraulic Gradient required to pass the Peak Flow

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 196 0.005 REQUIRED HYDRAULIC GRADIENT
Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001336
Term 2 2.44E-05
Term 3 18.78794

Term 4 18.78794

Diff 0 Should be zero for solution

Capacity, Q 0.136 m3/s = 0.136 m
3
/s (Peak Flow)

A = 0.13 m
2

v = Q/A = 1.08 m/s

Length of Sewer 26 m

Fall over Length 0.13 m

U/S Manhole Loss @ 1.5v
2
/2g 0.09 m

Total Losses 0.22 m

D/S Water Level 1.33 mPD

U/S Water Level 1.55 mPD

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Sewerage Conditions under Surcharge - Future Scenario x 1.15

Refer LandsD GeoInfo Map

Check capacity of existing sewers

Roughness Factor taken as 6mm throughout (as set out in Table 5 of the DSD Sewerage Manual, Part 1).

Headloss at manholes = Kv
2
/2g

From Wallingford:

Condition K
Straight Manhole 0.15

Manhole with 30 Deg Bend 0.5

Manhole with 60 Deg Bend 0.9

Manhole with 90 Deg Bend 1.0

Manhole Junction (Significant) 1.5

Manhole Ref. CL IL Pipe Distance Diameter Depth to Future Water Level Surcharge Freeboard Remarks
No. Soffit Peak

Discharge
x 1.15

(mPD) (mPD) (m) (mm) (m3/s) (mPD) (m) (m)

FMH4043138 4.61 - 3.735 1.87 1.00 2.74 Connection from the Site to the Trunk Sewer

0.47

1 22 400 0.150

FMH4043139 4.51 0.40 3.735 1.62 0.85 2.89

0.38

2 26 400 0.156

FMH4042732 4.27 0.29 2.94 1.33 0.00 2.94 Assume 1350mm diameter trunk sewer flowing full

-0.02



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity - Surcharged Conditions (Future Scenario)
Existing Sewer 1 

Downstream Water Level 1.62 mPD

Peak Flow 0.1495 m3/s

Check Hydraulic Gradient required to pass the Peak Flow

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 161 0.006 REQUIRED HYDRAULIC GRADIENT
Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001336
Term 2 2.21E-05
Term 3 18.7931

Term 4 18.7931

Diff 0 Should be zero for solution

Capacity, Q 0.150 m3/s = 0.150 m
3
/s (Peak Flow)

A = 0.13 m
2

v = Q/A = 1.19 m/s

Length of Sewer 22 m

Fall over Length 0.14 m

U/S Manhole Loss @ 1.5v
2
/2g 0.11 m

Total Losses 0.24 m

D/S Water Level 1.62 mPD

U/S Water Level 1.87 mPD

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6



C175 Proposed Redevelopment of 33 Tai Yip Street
Existing Sewerage Capacity - Surcharged Conditions (Future Scenario)
Existing Sewer 2

Downstream Water Level 1.33 mPD

Peak Flow 0.156 m3/s

Check Hydraulic Gradient required to pass the Peak Flow

Colebrook-white Equation in SI units, simplified for solution for D
(From "Tables for the Hydraulic Design of Pipes, Sewers & Channels" HR Wallingford)

D 0.400 m 400 mm

S (1 in) 148 0.007 REQUIRED HYDRAULIC GRADIENT
Ks 3 mm 0.003 m (Clayware Pipe. V = 0.75m/s approx. Poor)

Term 1 0.001336
Term 2 2.12E-05
Term 3 18.79508

Term 4 18.79508

Diff 0 Should be zero for solution

Capacity, Q 0.156 m3/s = 0.156 m
3
/s (Peak Flow)

A = 0.13 m
2

v = Q/A = 1.24 m/s

Length of Sewer 26 m

Fall over Length 0.18 m

U/S Manhole Loss @ 1.5v
2
/2g 0.12 m

Total Losses 0.29 m

D/S Water Level 1.33 mPD

U/S Water Level 1.62 mPD

Term 3

Term 1 Term 2Term 4







 ×

+−=
−

SQQ
KS

DS
Q s

2.06.0

6

4.0

2.0

5.2

10566.2576.0log555.6
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Proposed Redevelopment of an Existing Industrial Building 

With Minor Relaxation of Plot Ratio & Building Height Restrictions 

at 33 Tai Yip Street, Kwun Tong 
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Proposed Redevelopment of an Existing Industrial Building 

With Minor Relaxation of Plot Ratio & Building Height Restrictions 

at 33 Tai Yip Street, Kwun Tong 

S16 Planning Application 
 

(Planning Application No: A/K13/316) 

 

 

 1 

Comments Response 

 

Email dated 30 June 2020 refers: 

 

Comments from Commission for Transport, Transport 

Department:  

(Contact person: Ms Ada K Y YAU, Tel: 2399 2510) 

 

 

a) The pedestrian survey conducted in early during COVID-19 period 

may not reflect a normal pedestrian traffic condition in the area.  

Please review and update. 

 

The pedestrian survey was conducted on Thursday, 9th January 2020, 

when there was no impact from the outbreak of COVID-19.  Therefore, 

the survey results reflect the normal pedestrian traffic condition. 

b) Regarding the car lifts, please clarify the queuing spaces to be 

provided for each car lift.  Please refer to the TPDM for the design 

requirements. 

 

A car lift analysis conducted based on the queuing theory was attached 

in the previous response to comment submitted to the Town Planning 

Board on 15th May 2020.  For your ease of reference, the car lift 

analysis is found in Appendix A. 

 

The car lift analysis found that the probability of 1 car arriving when 2 

car lifts and 1 waiting space are being occupied is only 4.54%, which is 

considered as acceptable.   

 

 

Compiled by : Kenneth To & Associates Ltd 

Date : 1 July 2020 
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3D VIEW / CONCRETE WALL 

SCALE 3/8" - 1'-0"   (FILE # 1-p-1)

DESIGN NOTE:

*STRUCTURE MUST SUPPORT 30 LB/SQ.FT SATURATED GSKY GREEN WALL SYSTEM

*WALL SURFACE MUST BE SMOOTH

*WATERPROOFING IS REQUIRED TO BE APPLIED (LIQUID OR SELF ADHESIVE TYPE IS RECOMMENDED)
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*EMBEDDED PIPE OR CONDUIT LOCATIONS MUST BE INDICATED TO GSKY

*TRIM WIDTH MAY INCREASE DEPENDING ON LOCATION OF ZONE VALVES; SEE 9-p, 10-p AND 11-p FOR DETAIL

*GREEN WALL BELOW MUST TO BE CLEAR FOR MAINTENANCE LIFT ACCESS

2

PLAN DETAIL / CONCRETE WALL

SCALE 3/4" - 1'-0"   (FILE # 1-p-2)

3

SECTION DETAIL / CONCRETE WALL 

SCALE 3/4" - 1'-0"   (FILE # 1-p-3)

4

FASTENER DETAIL / CONCRETE WALL

SCALE 3" - 1'-0"   (FILE # 1-p-4)
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Similar Applications 

 

No. OZP 

Zoning 

Application 

No. 

Address  

(Site Area) 

Proposed 

Uses[1] 

Proposed 

Minor 

Relaxation 

Date of 

Consideration 

Typical 

Floor Height 

(Uses) 

Major Planning & Design Merits 

Kwun Tong Business Area      

1.  S/K14S/22 

“OU(B)” 

A/K14/763 

 

BHR: 

100mPD 

 

350 Kwun Tong 

Road, Kwun 

Tong 

(1,782m2) 

 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

125.9mPD 

(+25.9%) 

Approved 

with 

conditions on 

22.3.2019 

4m  

(Office)  

 

 Full-height setback along Hang Yip Street and Lai Yip Street in accordance with ODP requirement for 

improving pedestrian environment 

 Greening provision of 357m2 (about 20% of Site Area) 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and 

may still allow a stepped BH profile in the Area   

 Incorporation of refuge floor cum communal sky garden  

2.  S/K14S/22 

“OU(B)” 

A/K14/764 

 

(same site 

as 

No. 

A/K14/771) 

 

BHR: 

100mPD 

32 Hung To 

Road,  

Kwun Tong 

(911.2m2) 

 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

130.2mPD 

(+30.2%) 

 

Rejected  

on 22.3.2019 

on the 

following 

grounds:  

(I), (II) [see 

remarks for 

details] 

3.5m  

(Office) 

 

 Full-height setback/ground floor NBA[2] along Hung To Road and the back alley in accordance with ODP 

requirement for improving pedestrian environment 

 Greening provision of 127m2 (about 14% of Site Area) [Note: greenery requirement under SBDG is not 

applicable to this site of <1,000m2] 

 Incorporation of refuge floor cum communal sky garden 

3.  S/K14S/22 

“OU(B)” 

A/K14/766 

 

BHR: 

100mPD 

 

41 King Yip 

Street,  

Kwun Tong 

(2,042.011m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

126mPD 

(+26%) 

 

Approved 

with 

conditions on 

16.8.2019 

4.025m  

(Office) 

 

 

 Full-height setback/ground floor NBA[2] along King Yip Street and the back alley in accordance with ODP 

requirement for improving pedestrian environment. 

 Voluntary setback and corner setback (G/F to 1/F) along King Yip Street to provide more ground floor 

greening and weather protection to the pedestrian  

 Curvilinear building design with five layers of edge plantings  

 Greening provision of 530 m2 (about 26% of Site Area) 

 Incorporation of refuge floor cum communal sky garden   

 Compliance with SBDG and incorporation of green building design measures  

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and 

may not be incompatible with the planned stepped BH profile in the Area 

Appendix II of

MPC Paper No. A/K13/316A
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No. OZP 

Zoning 

Application 

No. 

Address  

(Site Area) 

Proposed 

Uses[1] 

Proposed 

Minor 

Relaxation 

Date of 

Consideration 

Typical 

Floor Height 

(Uses) 

Major Planning & Design Merits 

4.  S/K14S/22 

“OU(B)” 

A/K14/771 

 

(same site 

as No. 

A/K14/764) 

 

BHR: 

100mPD 

 

32 Hung To 

Road, 

Kwun Tong 

(911.2m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

119.7mPD 

(+19.7%) 

 

Approved 

with 

conditions on 

16.8.2019 

3.5m  

(Office) 

 

 

 Full-height setback/ground floor NBA[2] along Hung To Road and the back alley in accordance with ODP 

requirement for improving pedestrian environment 

 Greening provision of 197 m2 (about 22% of Site Area) [Note: greenery requirement under SBDG is not 

applicable to this site of <1,000m2]    

 Incorporation of refuge floor cum communal sky garden 

 Tower deposition to allow building separation at tower with adjoining building to facilitate wind 

penetration to inland area   

 Compliance with SBDG and incorporation of green building design measures  

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and 

may not be incompatible with the planned stepped BH profile in the Area. 

 Confined site configuration while the applicant had made effort in the building design to improve the local 

environment as listed above.  

5.  S/K14S/22 

“OU(B)” 

A/K14/774 

 

BHR: 

100mPD 

 

7 Lai Yip Street, 

Kwun Tong 

(1,026m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

125.9mPD 

(+25.9%) 

 

Approved 

with 

conditions on 

13.12.2019 

4m  

(Office) 

 

 

 Full-height setback along Lai Yip Street and Hang Yip Street in accordance with ODP requirement for 

improving pedestrian environment 

 Greening provision of 222.7m2 (about 22% of Site Area) 

 Incorporation of refuge floor cum communal sky garden  

 Weather protection canopy along the frontage facing Lai Yip Street  

 Compliance with SBDG and incorporation of green building design measures 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and 

may still allow a stepped BH profile 

6.  S/K14S/22 

“OU(B)” 

A/K14/775 

 

BHR: 

100mPD 

 

132 Wai Yip 

Street, Kwun 

Tong 

(418.06m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

120mPD 

(+20%) 

Approved 

with 

conditions on 

3.1.2020 

3.9m  

(Office) 

 

 

 Full-height setback/ground floor NBA [2] along Wai Yip Street and the back alley in accordance with ODP 

requirement for improving pedestrian environment 

 Greening provision of 63m2 including vertical greenery (about 15% of Site Area) [Note: greenery 

requirement under SBDG is not applicable to this site of <1,000m2] 

 Compliance with SBDG and incorporation of green building design measures 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and 

could be 

tolerated 
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No. OZP 

Zoning 

Application 

No. 

Address  

(Site Area) 

Proposed 

Uses[1] 

Proposed 

Minor 

Relaxation 

Date of 

Consideration 

Typical 

Floor Height 

(Uses) 

Major Planning & Design Merits 

7.  S/K14S/22 

“OU(B)” 

A/K14/773 

 

BHR: 

100mPD 

 

82 Hung To 

Road, 

Kwun Tong 

(929.03m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

119.85mPD 

(+19.85%) 

Approved 

with 

conditions on 

17.1.2020 

4.1m 

(Workshop) 

 Voluntary full-height setback along Hung To Road for improving pedestrian environment 

 Greening provision of 202.3m2
 including vertical greenery (about 21.8% of Site Area) [Note: greenery 

requirement under SBDG is not applicable to this site of <1,000m2] 

 Incorporation of refuge floor cum communal sky garden 

 Weather protection canopy along the frontage facing Hung To Road 

 Compliance with SBDG and incorporation of green building design measures 

 Proposed minor relaxation of BH generally in proportion to the 20% increase in PR under application; and 

could be 

tolerated 

8.  S/K14S/22 

“OU(B)” 

A/K14/778 

 

BHR: 

100mPD 

203 Wai Yip 

Street, Kwun 

Tong 

(935.99m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

17.1.2020 

4.04m 

(Workshop) 

 Full-height setback/ground floor NBA[2] along Wai Yip Street and the back alley in accordance with ODP 

requirement for improving pedestrian environment 

 Greening provision of 270m2 (about 29% of Site Area) [Note: greenery requirement under SBDG is not 

applicable to this site of <1,000m2] 

 Weather protection canopy along the frontage facing Wai Yip Street 

 Compliance with SBDG and incorporation of green building design measures 

9.  S/K14S/22 

“OU(B)” 

A/K14/777 

 

BHR:  

160mPD 

71 How Ming 

Street, Kwun 

Tong 

(1,271.66m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

 

Approved 

with 

conditions on 

15.5.2020 

5m 

(Office) 

 Full-height setback/ground floor NBA[2] along How Ming Street, Chong Yip Street and the back alley in 

accordance with ODP requirement for improving pedestrian environment 

 Incorporation of refuge floor cum communal sky garden 

 Weather protection canopy along the frontage facing How Ming Street and Chong Yip Street 

 Greening provision of about 20% of Site Area 

 Compliance with SBDG 

10.  S/K14S/22 

“OU(B)” 

A/K14/782 

 

BHR:  

100mPD 

 

4 Tai Yip Street, 

Kwun Tong 

(557.414m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

125.9mPD 

(+25.9%) 

 

 

 

 

 

Approved 

with 

conditions on 

15.5.2020 

3.875m 

(Shop and 

Services 

(Medical- 

related)) 

 Full-height setback along Tai Yip Street and Yan Yip Street in accordance with ODP requirement for 

improving pedestrian environment 

 Pedestrian Accesses on G/F facing both Tai Yip Street and Yan Yip Street to enhance pedestrian 

connectivity 

 Greening provision of not less than 20% of Site Area) [Note: greenery requirement under SBDG is not 

applicable to this site of <1,000m2] 

 Incorporation of refuge floor cum communal podium garden  

 Compliance with SBDG and incorporation of green building design measures 
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No. OZP 

Zoning 

Application 

No. 

Address  

(Site Area) 

Proposed 

Uses[1] 

Proposed 

Minor 

Relaxation 

Date of 

Consideration 

Typical 

Floor Height 

(Uses) 

Major Planning & Design Merits 

11.  S/K14S/22 

“OU(B)” 

A/K14/780 

 

BHR:  

100mPD 

 

107-109 Wai 

Yip Street, 

Kwun Tong 

(1,170.578m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

100mPD to 

115mPD 

(+15%) 

 

Approved 

with 

conditions on 

29.5.2020 

 

4.08m 

(Office) 

 Full-height setback/ground floor NBA[2] along Wai Yip Street and the back alley in accordance with ODP 

requirement and additional above-ground NBA along the back alley for improving pedestrian environment 

 4.4m-wide public passageway on G/F for better connection between Wai Yip Street and the back alley 

 Greening provision of about 27% of Site Area 

 Compliance with SBDG and incorporation of green building design measures 

Kowloon Bay Business Area      

12.  S/K13/29 

“OU(B)” 

A/K13/313 

 

BHR: 

120mPD 

 

13 Sheung Yuet 

Road, Kowloon 

Bay, Kowloon 

(1,696m2) 

O PR 

12 to 14.4 

(+20%) 

 

BH 

120mPD to 

141.25mPD 

(+17.7%) 

Rejected  

on 17.3.2020 

on the 

following 

grounds:  

(III), (IV) [see 

remarks for 

details] 

4.2m 

(Office) 

 Proposed setbacks along Sheung Yuet Road and Wang Tai Road in accordance with ODP requirement for 

air ventilation, footpath widening and amenity purposes 

 Ground floor NBA from the lot boundary abutting Wang Chiu Road in accordance with OZP requirement 

 Incorporation of refuge floor cum communal sky garden  

 Greenery coverage of 438m2 (about 26% of Site Area) excluding 146m2 of greenery area at refuge floor at 

16/F  

 Compliance with SBDG  

San Po Kong Business Area      

13.  S/K11/29 

“OU(B)” 

A/K11/233 

 

BHR: 

120mPD 

 

1 Tsat Po Street,  

San Po Kong 

(1,386m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

12.4.2019 

3.325m  

(Workshop) 

 Full-height setback in accordance with OZP along Tsat Po Street and Sam Chuk Street for improving 

pedestrian environment. 

 Greening provision of 278 m2 (about 20% of Site Area) 

14.  S/K11/29 

“OU(B)” 

A/K11/235 

 

BHR: 

120mPD 

 

No. 21 Luk Hop 

Street, San Po 

Kong, Kowloon 

(776.1m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

 

 

Approved 

with 

conditions on 

13.12.2019 

3.603m  

(Workshop) 

 Full-height setback wider than OZP requirement to achieve a total of 3.4m-wide setback from the lot 

boundary abutting Luk Hop Street featured with landscape planters 

 Greening provision of 278 m2 (about 35.8% of Site Area) by inclusion of planters, vertical green wall and 

green roof  

 Incorporation of green building design measures 
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No. OZP 

Zoning 

Application 

No. 

Address  

(Site Area) 

Proposed 

Uses[1] 

Proposed 

Minor 

Relaxation 

Date of 

Consideration 

Typical 

Floor Height 

(Uses) 

Major Planning & Design Merits 

Hung Hom      

15.  S/K9/26 

“OU(B)” 

A/K9/274 

 

BHR: 

120mPD 

 

13 Hok Yuen 

Street,  

Hung Hom 

(3,698.8m2) 

 

C/O PR 

12 to 12.782 

(+6.52%) 

 

BH 

Nil 

Approved 

with 

conditions on 

17.5.2019 

N/A 

 

 

 Proposed corner setback at Hok Yuen Street and 4.5m setbacks from adjacent buildings at east and west for 

improving the pedestrian environment  

 A 26.8m-wide building gap between the two office towers 

 Greening provision of 740 m2 (including a landscaped garden on 1/F) (about 20% of Site Area) 

 

Yau Tsim Mong Area      

16.  S/K3/31 

“OU(B)” 

A/K3/582 

 

BHR: 

110mPD 

 

107-111 (Odd 

Numbers Only) 

Tung Chau 

Street, Tai Kok 

Tsui, Kowloon 

(386.5m2) 

I PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

17.3.2020 

4.025m 

(Workshop) 

 Setback above 15m measured from the mean street level along Maple Street in accordance with OZP 

requirement 

 Full-height setback along Tung Chau Street  

 Greening ratio of about 33.4% (about 129m2) with greening on G/F (about 11m2) and 3/F (about 48m2) as 

well as vertical greening (about 70m2) 

 Incorporation of landscaped area at the setback on G/F  

 Incorporation of a sky garden with edge planters on 3/F 

 Provision of vertical greening features on the podium façade along Tung Chau Street 

 Compliance with SBDG and incorporation of green building design measures 

17.  S/K3/32 

“OU(B)” 

A/K3/588 

 

BHR: 

110mPD 

100-114 

Bedford Road, 

Kowloon 

(932.925m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

29.5.2020 

 

3.73m 

(Office) 

 Voluntary Full-height setback from the south-eastern part of the lot boundary abutting Bedford Road 

 Greening ratio of about 25.87% (about 241.39m2) with greening on 3/F (about 116m2) and R/F (about 

80m2) as well as green wall on lower floors (about 45.39m2) 

 Incorporation of a sky garden on 3/F 

 Compliance with SBDG and incorporation of green building design measures 

Cheung Sha Wan      

18.  S/K5/37 

“OU(B)” 

A/K5/813 

 

BHR: 

120mPD 

 

822 Lai Chi 

Kok Road, 

Cheung Sha 

Wan 

(1318.3m2) 

C/O PR 

12 to 14.4 

(+20%) 

 

BH 

120mPD to 

125.7mPD 

(+4.75%) 

 

Approved 

with 

conditions on 

6.3.2020 

4.375m 

(Office) 

 Full-height setbacks along Lai Chi Kok Road and Cheung Lai Street in accordance with ODP requirement 

for street 

 widening and streetscape improvement 

 Voluntary setback at G/F and 1/F along Cheung Yee Street to provide shading and to enhance pedestrian 

connectivity and comfort 

 Incorporation of refuge floor cum communal sky garden 

 Incorporation of flat roofs/recessed terraces with greenery 

 Greenery coverage of 263.891m2 (about 20% of Site Area) with an additional 50m2 vertical greening 

 Compliance with SBDG and incorporation of green building design measures 
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Kwai Chung       

19.  S/KC/29 

“OU(B)” 

A/KC/460 

 

BHR: 

130mPD 

57 – 61 Ta 

Chuen Ping 

Street, 

Kwai Chung 

(2,261m2) 

 

I-O 

 

PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

5.7.2019 

N/A 

 

 Full-height setback along Ta Chuen Ping Street wider than OZP requirement for long-term road widening 

and improving air ventilation 

20.  S/KC/29 

“OU(B)” 

A/KC/464 

 

BHR: 

105mPD 

20-24 Kwai 

Wing Road, 

Kwai Chung 

(1,579m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

29.11.2019 

4.2m 

(Workshop) 

 Voluntary full-height setbacks at the northern portion of site and along Castle Peak Road - Kwai Chung for 

improving pedestrian environment, air ventilation and visual permeability 

 Greening provision of 316m2 (about 20% of Site Area) 

 Provision of communal escalator with universal accessible lift and staircase open to the public for 

improving pedestrian connectivity, accessibility and comfort 

 Compliance with SBDG and incorporation of green building design measures  

21.  S/KC/29 

“OU(B)” 

A/KC/463 

 

BHR: 

105mPD 

 

Kwai Chung 

Town Lot 

(KCTL) 49 and 

Ext. RP, 45-51 

Kwok Shui 

Road, Kwai 

Chung, New 

Territories 

(Gross Site 

Area: 1,324.3m2  

Net Site Area[3]: 

1,181.727 

m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

17.3.2020 

4.20m 

(Workshop) 

 2m Voluntary full-height setback along Kwok Shui Road for proposed pedestrian footpath and landscaped 

area 

 Weather protection canopy along the northern and western facades 

 Greening ratio of about 28.37% (335m2) 

 Incorporation of landscaped area at G/F, 1/F, 3/F and the rooftop 

 Compliance with SBDG and incorporation of green building design measures 

22.  S/KC/29 

“OU(B)” 

A/KC/466 

 

BHR: 

130mPD 

 

2-16 Lam Tin 

Street 

(1,858m2) 

Information 

Technology 

and 

Telecommuni

-cations 

Industries 

PR 

9.5 to 11.4 

(+20%) 

 

BH 

130mPD to 

146.5mPD 

(+12.7%) 

Approved 

with 

conditions on 

29.5.2020 

 

5.5m 

(data centre) 

 Full-height NBAs along Lam Tin Street and Chun Pin Street in accordance with OZP requirement to cater 

for the long-term road widening proposal and enhance the air permeability of the area 

 Incorporation of landscape area at B1/F, G/F, 1/F, 3/F and R/F and vertical greening at the low zone of the 

building along the western and eastern façades 

 Greening ratio of about 22.69% (421.501m2) 

 Compliance with SBDG and incorporation of green building design measures 
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Tsuen Wan      

23.  S/TW/33 

“Industrial” 

A/TW/505 

 

BHR: 

100mPD 

 

14-18 Ma Kok 

Street, Tsuen 

Wan 

(1,858.1m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

Approved 

with 

conditions on 

1.11.2019 

 

3.5m  

(Workshop) 

 Voluntary full-height setback along Ma Kok Street for improving pedestrian environment 

 Greening at G/F (with 0.6m setback) along Tsuen Yip Street 

 Greening provision of 389 m2 (about 20% of Site Area) 

 Compliance with SBDG and incorporation of green building design measures  

24.  S/TW/33 

“Industrial” 

A/TW/509 

 

BHR: 

100mPD 

 

8-14 Sha Tsui 

Road, Tsuen 

Wan 

(4,645.16m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

13.12.2019 

4.95m  

(Workshop) 

 Full-height setback along Sha Tsui Road, Pun Shan Street and back alley 

 Building setback above 1/F 

 Landscape and seating provided in setback area along Sha Tsui Road and Pun Shan Street 

 Substantial vertical greenery in front facade and total greenery coverage of not less than 20% 

 Compliance with SBDG and incorporation of green building design measures 

25.  S/TW/33 

“OU(B)” 

A/TW/508 

 

BHR: 

100mPD 

 

18-20 Pun 

Shan Street, 

Tsuen Wan 

(2,322.557m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

17.1.2020 

3.85m 

(Workshop) 

 Full-height setback along Pun Shan Street in accordance with ODP requirement for improving pedestrian 

environment 

 Setback from G/F to 3/F along the service lane at the west of the application site 

 Landscape area provided at 1/F, 2/F and roof floor 

 Greenery provided at entrance foyer and run-in/out, and total greenery coverage of not less than 20% 

 Compliance with SBDG and incorporation of green building design measures 

26.  S/TW/33 

“Industrial” 

A/TW/514 

 

BHR: 

100mPD 

Tsuen Wan 

Town Lot 85 

and Lot 486 in 

D.D. 443, Fui 

Yiu Kok Street, 

Tsuen Wan 

(593 m2) 

 

 

 

 

 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

29.5.2020 

 

3.5m 

(Workshop) 

 Full-height setback along Fui Yiu Kok Street 

 Upgrading works at G/F setback area and adjoining public footpath 

 Provision of a continuous glass canopy structure facing Fui Yiu Kok Street above the pavement 

 Incorporation of a communal podium garden at 1/F  

 Total greenery provision of about 119.378m2 (not less than 20% of site area) 

 Compliance with SBDG and incorporation of green building design measures  
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Major Planning & Design Merits 

27.  S/TW/33 

“Industrial” 

A/TW/516 

 

BHR: 

100mPD 

24-32 Fui Yiu 

Kok Street, 

Tsuen Wan 

(973.6 m2) 

I PR 

9.5 to 11.4 

(+20%) 

 

BH 

Nil 

 

Approved 

with 

conditions on 

12.6.2020 

4.08m 

(Workshop) 

 Full-height setback along Fui Yiu Kok Street 

 Incorporation of landscape area at the flat roof at 1/F 

 Total greenery provision of about 201.8m2 (about 20.7% of site area) 

 Compliance with SBDG and incorporation of green building design measures  

        

Notes 

[1] Proposed Uses: Industrial (I), Commercial/ Office (C/O), Office (O) and Industrial-Office (I-O)  

[2] For back alleys, in addition to a 1.5m full-height setback, a 1.5m non-building area (NBA) from ground level with clear headroom of 5.1 are required, which basement structures as well as cantilevered structures 

projecting above the minimum 5.1m headroom are allowed. 

[3] The Site comprises parent lot KCTL No.49 (about 1,181.727m2) and Ext. RP (about 142.6m2). The extension area was granted after the building plans for the existing Toppy Tower were approved in 1974. Under the lease, 

no structure other than boundary walls and fences is permitted to be erected within the extension area except with prior approval of the Director of Lands, and the extension area shall not be PR/site coverage accountable. 

Hence, only the area of KCTL 49, i.e. about 1,181.727m2 should be accountable for PR/GFA calculation. 

 

Rejection Reasons 

(I) The applicant failed to demonstrate that there were sufficient planning and design merits to justify the proposed minor relaxation of building height restriction. 

(II) The approval of the application would set an undesirable precedent for similar applications for minor relaxation of building height restriction in the area, the cumulative effects of approving similar applications would have 

adverse visual impact on the area. 

(III) The applicant failed to demonstrate that the proposed minor relaxation of BH restriction will not create adverse visual impact on the area. 

(IV) The applicant had not provided strong justifications for the proposed minor relaxation of BH restriction. 
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Recommended Advisory Clauses 

(a) to note the comments of District Lands Officer/Kowloon East, Lands 

Department (LandsD) and Chief Estate Surveyor/Development Control, 

LandsD on the need to apply to the LandsD for a lease modification to give 

effect to the proposal.  However, there is no guarantee that the lease 

modification would be approved and if the application is eventually approved 

by LandsD in the capacity as the landlord at his discretion. It will be subject 

to such terms and conditions, including payment of any administration fee and 

premium, as imposed by LandsD.  Among the conditions under the 2018 

Industrial Building revitalisation measure for redevelopment, the lease 

modification letter/conditions of land exchange shall be executed no later than 

three years from the date of the TPB’s approval letter and the proposed 

redevelopment shall be completed within five years from the date of execution 

of the lease modification letter/conditions of land exchange; 

(b) to note the comments of the Chief Building Surveyor/Kowloon, Building 

Department that : 

(i) the proposal should in all aspects comply with the Buildings Ordinance 

(BO); 

(ii) the proposed setback areas to be surrendered, whether bonus plot ratio 

(PR) and site coverage (SC) could be granted for the surrender under 

BB(P)R 22(2) could only be considered in the building plan submission 

stage.  Bonus PR and SC for the development will only be allowed if 

such surrender is considered essential and acceptable to relevant 

departments.  PNAP APP-20 is relevant;  

(iii) under PNAP APP-2, 100% GFA concession may be granted for 

underground private carpark while only 50% GFA concession may be 

granted for aboveground private carpark, provided that the car parking 

spaces are electric vehicle charging-enabling.  The design for car parks 

and loading/unloading facilities should follow the requirements under 

PNAP APP-111; 

(iv) under PNAP APP-42, 100% GFA concessions may be granted to non-

essential plant rooms subject to the compliance with the pre-requisites 

and the overall cap on GFA concessions stipulated in PNAP APP-151 on 

Building Design to Foster a Quality and Sustainable Built Environment 

as well as compliance with the requirements stipulated under PNAP 

APP-152 on Sustainable Building Design Guidelines; 

(v)  natural lighting and ventilation to rooms from office and kitchen should 

be provided in accordance with Building (Planning) Regulations 

(‘B(P)Rs’) 30 and 31; 

( vi) natural lighting and ventilation to lavatories should be provided in 

accordance with B(P)R 36; 
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(vii) access and facilities for persons with a disability should be provided to 

the premises in accordance with B(P)R 72 and Design Manual: Barrier 

Free Access 2008; 

(viii) adequate emergency vehicular access should be provided in accordance 

with B(P)R 41D and the Code of Practice for Fire Safety in Buildings 

2011 (FS Code); 

(ix) adequate means of escape should be provided to the premises in 

accordance with B(P)R 41(1) and the FS code; 

(x) the subject premises should be separated from different use of adequate 

fire resistance rating pursuant to Building (Construction Regulation) 90 

and the FS code; 

(xi) adequate sanitary fitments should be provided to the premises in 

accordance with the Building (Standard of Sanitary Fitments, Plumbing, 

Drainage Works and Latrines) Regulations; 

(xii) the approval of the application does not imply that any proposal on 

building design elements to fulfil the requirements under the Sustainable 

Building Design Guidelines and any gross floor area concession of the 

proposed development will be granted by the Building Authority (BA). 

The applicant should approach the Buildings Department (BD) direct to 

obtain the necessary approval. If the proposed building design elements 

and GFA concession/bonus PR are not approved/granted by the BA and 

major changes to the current scheme are required, a fresh planning 

application to the Town Planning Board (TPB) may be required; and 

(xiii) detailed comments under the BO will be given at the BP submission 

stage. 

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

applicant is advised to minimise the generation of Construction and 

Demolition (C&D) materials; reuse and recycle the C&D materials on site as 

far as possible; and observe and comply with the legislative requirements and 

prevailing guidelines on proper waste management for the proposed 

development; and 

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

Services Department that the sewerage impact assessment needs to meet the 

full satisfaction of EPD as the planning authority of sewerage infrastructure.  

DSD’s comments on the SIA are subject to views and agreement of EPD. 
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(vii) access and facilities for persons with a disability should be provided to 

the premises in accordance with B(P)R 72 and Design Manual: Barrier 

Free Access 2008; 

(viii) adequate emergency vehicular access should be provided in accordance 

with B(P)R 41D and the Code of Practice for Fire Safety in Buildings 

2011 (FS Code); 

(ix) adequate means of escape should be provided to the premises in 

accordance with B(P)R 41(1) and the FS code; 

(x) the subject premises should be separated from different use of adequate 

fire resistance rating pursuant to Building (Construction Regulation) 90 

and the FS code; 

(xi) adequate sanitary fitments should be provided to the premises in 

accordance with the Building (Standard of Sanitary Fitments, Plumbing, 

Drainage Works and Latrines) Regulations; 

(xii) the approval of the application does not imply that any proposal on 

building design elements to fulfil the requirements under the Sustainable 

Building Design Guidelines and any gross floor area concession of the 

proposed development will be granted by the Building Authority (BA). 

The applicant should approach the Buildings Department (BD) direct to 

obtain the necessary approval. If the proposed building design elements 

and GFA concession/bonus PR are not approved/granted by the BA and 

major changes to the current scheme are required, a fresh planning 

application to the Town Planning Board (TPB) may be required; and 

(xiii) detailed comments under the BO will be given at the BP submission 

stage. 

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

applicant is advised to minimise the generation of Construction and 

Demolition (C&D) materials; reuse and recycle the C&D materials on site as 

far as possible; and observe and comply with the legislative requirements and 

prevailing guidelines on proper waste management for the proposed 

development; and ; 

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

Services Department that the sewerage impact assessment needs to meet the 

full satisfaction of EPD as the planning authority of sewerage infrastructure.  

DSD’s comments on the SIA are subject to views and agreement of EPD. ; 

and 

(e) to note the comments of the Chief Town Planner/Urban Design and 

Landscape, Planning Department: 

it is noted that vertical greening (VG) and small planting areas are 

proposed on 2/F, 3/F and R/F.  If proprietary VG system is proposed, 

the applicant is reminded to take into consideration of the long-term 

commitment to provide proper maintenance for healthy and sustainable 

plant growth. 
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