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Executive Summary

This planning application is submitted by the Hong Kong Housing Authority (HA) as the project
proponent to seek approval from the Town Planning Board (TPB) under Section 16 of the Town
Planning Ordinance for minor relaxation of the non-building area (NBA), representing an
increase of about 1,460m? net site area and building height (BH) restriction from 120mPD to
160mPD (+ around 33.3%) for Pak Tin Estate Redevelopment Phase 12, Shek Kip Mei (the
Application Site).

The Application Site falls within an area zoned “Residential (Group A)” under the Approved
Shek Kip Mei Outline Zoning Plan No. S/K4/31, subject to a maximum domestic plot ratio (PR)
of 7.5 for a domestic building or 9.0 for a building that is partly domestic and partly non-domestic
and BH restriction of +120mPD.

The public housing supply target of 308,000 has been set under the Long Term Housing Strategy
Annual Review 2023. The average waiting time for public rental housing is 5.7 years (as at
end-March 2024). The Government is taking all possible steps to spearhead land production
and improve housing supply. As Pak Tin Estate Redevelopment Phase 12 is no longer required
for school development as advised by the Education Bureau (EDB), the site is released for public
housing development. The Application Site is elongated in shape and given its various site
constraints, minor relaxation of a portion of the NBA and BH restriction is proposed with a view
to optimise the use of the public housing land for better site planning and to maximise flat
production. As a result, the maximum domestic and non-domestic PR permitted for the
Application Site can be fully utilised. The proposed BH restriction is also compatible with the
BH profile in the area. With the proposed minor relaxations, the Application Site is able to
increase the production of public housing units from 1,350 units to 2,091 units, providing an
additional 741 units (+about 55%).

The proposed minor relaxation of the NBA and BH restriction is in line with Government’s
policy to maximise the development potential of public housing land and to address the space
shortfall of the welfare sector while taking into account the site constraints. Relevant technical
assessments have indicated that the proposed development will not generate any insurmountable
impacts in visual, air ventilation, traffic, sewerage, drainage, water supply, environmental,

landscape and geotechnical aspects.

In view of the above, the TPB is sincerely requested to give favourable consideration to the

proposed minor relaxation of the NBA and BH restriction of the Application Site.



Supporting Planning Statement for the
Proposed Pak Tin Estate Redevelopment Phase 12, Shek Kip Mei

TBURE
G2 BEACGRAER S W SGEARIYSIFCUA R JESCRSCRE - )

AREHFEEHTEFEZES (TR FEE ) mhREEES CME S )
fEt > MRIE CRrTRREIRGT) 55 16 (5 - [t & HHEEARETET AT > BE B R AL R
FHEREE S -+ ] T8 T R agsthis ) ) AYFREER A (I R0 1,460 P 5 K A
15 S SR e PR (ER £ /KPR B 120 SR HT 2 160 AR E 0 Z =+ =%=)-

HEE AR AR CAREE Bt SR YL A B 4RaE S/K4/31) LY T EEERE) , N - =
BRBY B HASREER 7.5 fs CREMEE Ry £ AR ERY) K 9.0 {5 (— e SR (o FH S A A A5
71) > PURCESRY = FEBRAIAY /K PEAE F 120 0K -

Rg (REFERES) 2023 EFEELERS > A2FEMAEEER 308,000 {EE{L - —
FRELN R FREE Y TR I R B 5.7 FR(B R 2024 4 3 HJE) » BURFES S 2 ids it » DASE
NERFEMNE - B0 HEES S A (R - B IR A
fEAEfFEERE - PRI R 2 Bl SR e PR > AN R 35 SR R R F R
FY— 00 RS P R SR FE PR A > DUSE A 5t 8 P £ 3t 0 e (S ARG S Fee A =5
EMmigtE 2 N2 BREEAL - Bkt ERE TS/ B M aTRIR AN A R IR A AREE = -
B RS N B AR Y S SRS - R B AIRE B IR R
REFRE e PR R BRALTE 1,350 A0 2,001 i - $RHEERSN 741 EEAL (W E 2T
1)

TR R B E R SR I M R R SR e FE PR AR 5 BURFBUAR  AE AR PR A T 2 F L R
M FETFEAER MR B VIR K SRR IS BN R S e A GERSE ~ Z2 SRl ~ S »
B ~ B oK~ 3158 - F R T EE A Al e R A

B DAE 28R ZRER IR G I (B R R R R R s AR Y F R 5 I M R S = P PR A -



Supporting Planning Statement for the
Proposed Pak Tin Estate Redevelopment Phase 12, Shek Kip Mei

1.1

2.1

2.2

2.3

INTRODUCTION

This planning application seeks the Town Planning Board (TPB)’s approval under
Section 16 of the Town Planning Ordinance for the proposed minor relaxation of the non-
building area (NBA) and building height (BH) restriction from 120mPD to 160mPD for
the proposed Pak Tin Estate Redevelopment Phase 12, Shek Kip Mei (Plan 1) (the
Application Site).

SITE CONTEXT

Background

The entire Pak Tin Estate, with a gross site area of about 14.33 ha, is surrounded by Nam
Cheong Street to its east and north, Pak Tin Street and Wai Lun Street to its south and
Shek Kip Mei Fresh Water Service Reservoir to its west. The Application Site with a
gross site area of about 1.92 ha is situated in the northernmost part of the existing Pak
Tin Estate, abutting Nam Cheong Street. It was previously occupied by Block 13 of
Pak Tin Estate, a vacant school premises (VSP) of Ex-Pak Tin Catholic Primary School
(all cleared and demolished) and a strip of man-made cut slope.

The Hong Kong Housing Authority (HA) announced the clearance and redevelopment
of Pak Tin Estate in April 2012. Being part of Pak Tin Estate Redevelopment, Phase 12
was originally reserved for the Education Bureau (EDB)'s school development. In
March and May 2022, EDB confirmed respectively that school development at the site
would not be pursued due to technical considerations and retaining of the adjacent VSP
(i.e. the ex-Pak Tin Catholic Primary School) was no longer required. The Planning
Department and the Development Bureau had no objection to release the VVSP for public
housing development.

Planning Context

The Application Site has a gross site area and net site area (NSA) of about 1.92 ha and
1.14 ha respectively. It is currently zoned “Residential (Group A)” (“R(A)”) on the
Approved Shek Kip Mei Outline Zoning Plan (OZP) No. S/K4/31, subject to a maximum
domestic plot ratio (PR) of 7.5 for a domestic building or 9.0 for a building that is partly
domestic and partly non-domestic and a BH restriction of 120mPD. The Application
Site also comprises a strip of man-made cut slope along the northern and eastern site
boundaries which is designated as NBA on the OZP, leading to a long and narrow net
site configuration. There is also a 30m wide north-south ventilation corridor across the
western portion of the Application Site as recommended in the Explanatory Statement of
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2.4

2.5

2.6

2.7

the OZP (Plan 2).

Surrounding Land Uses

The Application Site is located at the northern portion of the high-density residential
cluster, adjacent to the residential blocks of Pak Tin Estate. To the north across Nam
Cheong Street is a large “Government, Institution or Community” (GIC) zone occupied
by four primary/ secondary schools and other GIC facilities. To the northeast and
southeast across Nam Cheong Street is the “Open Space” of Shek Kip Mei Park, which
provides a range of facilities for both active and passive recreational activities.

Other residential blocks of Pak Tin Estate and Shek Kip Mei Estate are to the south and
further south of the Application Site. To the immediate southwest is Pak Tin Estate
Redevelopment Phase 13 which is under construction and consists three new residential
blocks. To the immediate northwest of the Application Site are other planned public
housing developments of Chak On Road South and Pak Tin Extension. Further
northwest is the public housing development of Chak On Estate.

Existing/Proposed Building Heights in the Surrounding Area

The BHs for the GIC cluster to the north range from about 71.1mPD to 132.1mPD. The
proposed public housing developments of Chak On Road South and Pak Tin Extension
to the immediate northwest are subject to BH restriction of 200mPD. The BHs for Chak
On Estate to the further northwest range from about 85.3mPD to 119.2mPD.

The planned Pak Tin Estate Redevelopment Phase 13 to the immediate southwest has a
proposed BH of 157mPD under the approved planning application No. A/K4/70-1. To
the south adjacent to the Application Site is the existing Pak Tin Estate, which includes
Ching Tin House and Long Tin House (130mPD), Shing Tin House and Cheung Tin
House (134.7mPD), Hong Tin House, Kin Tin House, Wing Tin House and Sum Tin
House (120.7 — 122mPD) and other residential blocks of other phases of Pak Tin Estate
with BHs ranging from about 70.9mPD to 135.1mPD. The BHs for the residential
blocks of Shek Kip Mei Estate to the further south range from about 42.3mPD to
136.2mPD.
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3.1

3.2

DEVELOPMENT PROPOSAL

The Proposed Scheme for Pak Tin Estate Redevelopment Phase 12

Taking into account the site constraints as mentioned in Para. 2.3 and with the aim to
fully utilise the permitted domestic and non-domestic PR, the application proposes a BH
restriction of 160mPD and a minor relaxation of the NBA restriction such that the portion
of the relaxed NBA could be decked over for non-domestic uses. The mean site
formation level is +32mPD. The differences in key parameters of the Proposed Scheme
as compared against the OZP-compliant Scheme are summarised in Table 1 below.

Table 1 — Comparison between the OZP-compliant Scheme and the Proposed

Scheme
Development OZP-compliant Proposed Scheme Difference
Parameters SchemeN°te !
[A] [B] [B] - [A]
(Plan 3a) (Plan 3b)
Gross Site 1.92 1.92 0 (£0%)
Area (ha)
Net Site Area 0.974 About 1.14 +0.17 ha (+17%)
(ha)
Achievable About 7.97 About 9.00 +1.03 (+12.9%)
Total PR
Domestic About 6.91 About 7.50
Non-domestic About 1.06 About 1.50
Maximum Not exceeding Not exceeding +40m (+33.3%)
Building +120mPD +160mPD
Height (main
roof level)
Relaxed NBA 0 m? About 1,460m? +1,460 m?
to be decked
over
Flat 1,350 2,091 +741 (+55%)
Production
Design About 3,645 About 5,646 +2,001 (+55%)
Population

Note 1: OZP-compliant Scheme is derived from the existing NBA and BH restriction under the Approved Shek
Kip Mei OZP No. S/K4/31.

The Proposed Scheme consists of three public housing blocks (36 domestic storeys
(Block 11) and 37 domestic storeys (Block 12 & Block 13)) on a podium (4-5 storeys
including a podium garden). The portion of the relaxed NBA would be decked over as
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3.3

3.4

an extended podium to accommodate non-domestic use and recreational facilities as well
as a pedestrian linkage to Nam Cheong Street at the podium deck to facilitate pedestrian
flow from Pak Tin Estate to Nam Cheong Street.

The podium height would not exceed the height of the adjoining man-made cut slope
(abutting Nam Cheong Street), so as to minimise its impact on the air path of the north-
south ventilation corridor and the NBA. No domestic block would encroach onto the
NBA. Not less than 5,646m? of local open space in accordance with the HKPSG
requirement of 1m? per person will be provided (Plan 5). Podium gardens and
recreational facilities will also be provided in the Proposed Scheme.  Apart from welfare
facilities, HA’s office would be provided as one of the non-domestic facilities in the
podium. Please refer to Plan 3b for the Master Layout Plan and Sections.

The key development parameters of the Proposed Scheme are summarised in Table 2
below.

Table 2 — Key Development Parameters of the Proposed Scheme

Development Parameters Proposed Scheme
Site AreaN°t2
Gross (about) 1.92 ha
Net (about) 1.14 ha
Maximum PR 9.0
- Domestic 7.5
- Non-domestic 1.5
Maximum Domestic: About 85,500m?
Total Gross Floor Area (GFA) Non-Domestic: About 17,100m?
Maximum Building Height +160mPD
(main roof level)
Number of Blocks 3
No. of Storey Block 11: 36 domestic storeys on

5-storey podium
Block 12: 37 domestic storeys on

4-storey podium
Block 13: 37 domestic storeys on

4-storey podium

Flat Production 2,091
Design Population™N°t¢3 About 5,646
Green Coverage At least 20%

(% of Gross Site Area including the
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Development Parameters

Proposed Scheme

planters and planting areas on the slope
with gradient less than 45 degree within
the site)

Recreation Facilities

Local Open Space Not less than 5,646m?
Children/Communal Play Area Not less than 452m?
Badminton Court 1

Table Tennis Court 1

Social Welfare Facilities

(about 3,930 m? GFA)
equivalent to about 5% of attainable GFA
and subject to change as per SWD’s
request at detailed design stage.

Integrated Community Centre for 1
Mental Wellness sub-base (ICCMW
sub-base)
Community  Rehabilitation = Day 1
Centre (CRDC)
District Support Centre for Persons 1
with Disabilities (DSC)
Multi-disciplinary Outreaching 1
Support Team for the Elderly
(MOSTE)
Home Care Services (HCS) for Frail 1
Elderly Persons (3-team size non-
kitchen-based)
District Elderly Community Centre 1
sub-base (DECC sub-base)
Management Office and Ancillary Facilities
HA’s Office (‘Government Use’) ‘ (about 2,200 m? GFA)
Parking Facilities™°®*
Private Car Parking (Domestic) 135
(including 2 accessible
parking spaces)
Private Car Parking (Visitor) 15
Private Car Parking (HA’s Office) 11
Motorcycle Parking 14
Light Goods Vehicles (LGV) Parking 6
(Domestic)
Loading/ Unloading (L/UL) 6
(Domestic) (shared-use by HA’s Office,

coaches/buses and M/HGV
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3.5

4.1

Development Parameters Proposed Scheme

loading/unloading bay for service
vehicles and overnight parking"°?)
Parking (Welfare) 2
(for private light buses with tail-lift for
CRDC)
1
(for private light bus with tail-lift for
DSC)
1
(for private light bus with tail-lift for
HCS for Frail Elderly Persons)
Footbridge 2
(including 1 at the northeastern part of
the Application Site connecting to Nam
Cheong Street and 1 at the western part
of the Application Site supported with a
lift tower connecting to Nam Cheong
Street and the future public housing

developments of Pak Tin Extension and
Chak On Road South)

Note 2:  Subject to detailed survey.

Note 3:  Based on average household size of 2.7.

Note 4:  Parking provisions as agreed with the Transport Department.

Note 5:  Overnight parking requirement should be applied with due consideration of the site
constraint and local situation.

Implementation Programme
The demolition/construction works has been commenced in September 2022 for building
completion in 2028/29 tentatively.

JUSTIFICATIONS AND PLANNING MERITS

Increasing Public Housing Production

The public housing supply target of 308,000 has been set under the Long Term Housing
Strategy Annual Review 2023. As at end-March 2024, the average waiting time for
public rental housing for general applicants was about 5.7 years. The Government is
taking all possible steps to spearhead land production and to improve housing supply.
With the proposed minor relaxations, the Application Site is able to increase the
production of public housing units from 1,350 units to 2,091 units, providing an
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4.2

4.3

4.4

4.5

additional 741 units (+about 55%b).

Optimising Development Potential

The Proposed Scheme has been optimised taking into account a number of site constraints
and considerations, among which the most critical is the confined buildable site area for
sitting the domestic blocks, and the BH restriction under the OZP. The housing site is
elongated and narrow in shape and about half of it is a steep slope (12m to 40m high)
falling in the NBA. Also, the OZP requires a 30m wide air ventilation corridor passing
through the western part, hence only about one-third of the site area is available for
developing into domestic blocks (The OZP-compliant Scheme (Plan 3a) refers). In
view of the severe site constraints, minor relaxation of BH restriction is required in order
to fully utilise the permitted PR for the Application Site, as stipulated under the “R(A)”
zone of the OZP.

In addition, relaxation of the NBA restriction is also applied to balance the effect of the
increased BH so as to optimise the development potential. The small portion of the
relaxed NBA would be decked over, serving as an extended podium to accommodate
non-domestic and recreational facilities as well as greenery.  The relaxation of the NBA
would allow more efficient placement of non-domestic facilities and usage of podium,
such that the proposed BH could be contained at 160mPD. The small relaxed portion
of the NBA would also increase the NSA so as to maximise flat production. To
minimise the impact of the podium structure on the air path of the north-south ventilation
corridor and the NBA, the podium height would not exceed the height of adjoining man-
made cut slope and Nam Cheong Street and supported by the Air Ventilation Assessment
— Initial Study (AVA-1S) (Appendix 2).

In Line with Government’s Policy to Address the Space Shortfall of the Welfare
Sector

The 2020 Policy Address invited the Hong Kong Housing Authority to explore setting
aside a GFA equivalent to about 5% of attainable domestic GFA in public housing
projects for the provision of social welfare facilities to address the space shortfall of the
welfare sector. In response to the PA’s initiative, social welfare facilities with a total
GFA of about 3,930m? (about 5 % of the total attainable domestic GFA as agreed with
the Social Welfare Department (SWD)) will be provided within the Application Site
subject to change as per SWD’s request at detailed design stage and confirmation on
funding.

To incorporate the proposed social welfare facilities and other non-domestic facilities
within the Application Site in achieving the non-domestic PR of 1.5 allowed under the

7
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4.6

4.7

4.8

4.9

“R(A)” zone, the NBA and BH restriction would need to be relaxed.

Compatible with Surrounding Development Context

The Application Site, which is zoned “R(A)”, is intended primarily for high-density
development. It is located in the high-rise cluster of existing/ planned residential
developments of Pak Tin Estate, Shek Kip Mei Estate and other developments in the
vicinity. The proposed BH restriction of 160mPD has made reference to the planned
Pak Tin Estate Redevelopment Phase 13 with an approved BH of 157mPD (Planning
Application No.A/K4/70-1) to the immediate southwest. Other developments include
the proposed public housing developments of Chak On Road South and Pak Tin
Extension to the immediate northwest with BH restriction of 200mPD; the GIC cluster
to the north with BHs ranging from about 71.1mPD to 132.1mPD.

Moreover, the proposed BH restriction of 160mPD together with the residential blocks
of other phases of Pak Tin Estate to the south with BHs ranging from about 70.9mPD to
135.1mPD will provide varying building height profile within the same residential cluster
to avoid wall effect of buildings and add variation to the whole estate. Thus, the
proposed BH restriction with the same urban context is compatible with the surrounding
area.

Enhancing the Connectivity and Accessibility of the Surrounding Areas

Due to the topography, the GIC cluster located to the north of the Application Site (at a
higher terrain level abutting Nam Cheong Street) could not be accessed by walking easily.
Currently, the public would have to walk along Nam Cheong Street, which is a route with
certain gradient. Under the Proposed Scheme, two footbridge linkages to Nam Cheong
Street are proposed, connecting Pak Tin Estate with Nam Cheong Street (Plan 3b-1).
The connection at the west is supported with a lift tower, addressing the difference in
terrain levels between Pak Tin Estate and Nam Cheong Street. The western linkage
would also enable future connection with the proposed public housing developments of
Pak Tin Extension and Chak On Road South.  Another proposed linkage at the northeast
of the site would be connected to the extended podium. Both linkages would allow
universal access and facilitate the public in accessing the GIC cluster, hugely enhancing
the pedestrian connectivity of the vicinity.

No Adverse Visual, Landscape, Air Ventilation and Technical Implications

No Adverse Impact on Visual Aspect

Eight viewpoints have been chosen for Visual Appraisal (“VA”) (Appendix 1). As
demonstrated by the photomontages in the VA, it is concluded that the resultant overall
visual impact associated with the proposed minor relaxation of BH restriction is

8
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4.10

411

412

4.13

4.14

acceptable and the proposed BH restriction of 160mPD, as compared with the permitted
BH restriction of 120mPD, would unlikely induce significant adverse effects on the
visual character of the surrounding townscape.

No Adverse Impact on Air Ventilation Aspect

An AVA-IS has been undertaken (Appendix 2). No insurmountable air ventilation
Impact is anticipated. To maintain and enhance the wind performance of the Proposed
Scheme, the following wind enhancement features have been incorporated:

At least 15m wide separation between the domestic blocks to allow penetration of

summer south-westerly prevailing wind; and

- Podium not higher than adjoining Nam Cheong Street to allow air penetration in

the north-south ventilation corridor.

No Adverse Impact on Sewerage Aspect

A Sewerage Impact Assessment (SIA) (Appendix 3) has been completed. The existing
sewers along Pak Wan Street have adequate capacity to cater for the additional flow from
the development.  Drainage Services Department and Environmental Protection
Department have no objection in principle from infrastructural capacity point of view to
the proposed development.

No Adverse Impact on Traffic Aspect

A Traffic Impact Assessment (TIA) (Appendix 4) has been completed. It is anticipated
that no insurmountable impact with road improvement works at the junction of Nam
Cheong Street / Cornwall Street being implemented. The Transport Department (TD)
has no objection in principle from traffic point of view to the proposed development.

No Adverse Impact on Drainage and Water Supply Aspect

Based on the draft planning parameters, no comment was received from DSD, EPD and
Water Supplies Department. No insurmountable impact on the drainage aspect and
water supply are anticipated.

No Adverse Impact on Environmental Aspect

An Environmental Assessment Study has been conducted (Appendix 5). Domestic
blocks are far away from Nam Cheong Street (i.e. about 25m). The identified chimney
of the emergency generator at the roof of PCCW Telephone Exchange Building, at about
300m from the proposed development, is found to have extremely low possibility to be
operated, which adverse air quality impact due to chimney emission is not anticipated.

9
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4.15

4.16

4.17

4.18

4.19

5.1

No insurmountable impact on the environmental aspect is anticipated. EPD has no
objection in principle from environmental point of view.

No Adverse Impact on Landscape Aspect

A total of 19 trees of common species at ground level were affected by the proposed
development. No old and valuable trees have been identified and no trees are proposed
to be retained or transplanted. A Tree Preservation and Removal Proposal for the 19
trees at ground level have been submitted to HD’s Tree Preservation Committee and
approval was obtained on 20 June 2023. The tree felling works was completed in
December 2023.

Additionally, a total of 239 self-seeded trees have germinated on the man-made cut slope
within the application boundary (Plan 6 refers). These trees will need to be cleared for
the slope upgrading works.  No old and valuable trees have been identified and no trees
are proposed to be retained or transplanted. For safety purposes, it is recommended to
remove the 239 existing self-seeded trees in accordance with prevailing government
guidelines. The submission to HD’s Tree Preservation Committee will be made in July
2024. No insurmountable landscape impact is anticipated.

Local open space and community play areas will be provided according to the ratios and
provisions in the approved Planning Brief (Plan 5).

No Adverse Impact on Geotechnical Aspect

There are a number of man-made geotechnical features within or in close proximity to
the site that are likely to affect or to be affected by the proposed redevelopment. These
geotechnical features will be modified to suit the proposed development and upgraded to
meet the prevailing standards.

No Objection from District Council

The Environment, Hygiene and Housing Affairs Committee of Sham Shui Po District
Council was consulted on the proposed redevelopment on 12 July 2022. No objection
was received from the District Council Members.

CONCLUSION

This planning application is submitted under Section 16 of the Town Planning Ordinance
for the proposed minor relaxation of the NBA and BH restriction from 120mPD to
160mPD for the proposed Pak Tin Estate Redevelopment Phase 12, Shek Kip Mei in

10
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5.2

5.3

order to optimise the development potential by fully utilise the permitted domestic and
non-domestic PR of the site. The Proposed Scheme is in line with the Government’s
initiatives in meeting the pressing demand for affordable housing and providing social
welfare facilities equivalent to about 5% of the total attainable domestic GFA.

The Proposed Scheme is optimised taking into consideration the site constraints and it is
compatible with the surrounding area. The portion of the relaxed NBA would allow a
more efficient building layout and an increase in NSA. The Proposed Scheme will have
no insurmountable impacts in terms of visual, air ventilation, traffic, sewerage, drainage,
water supply, environmental, landscape and geotechnical aspects.

In view of the above, the TPB is sincerely requested to give favourable consideration on
the proposed minor relaxation of the NBA and BH restriction of the Application Site.

HOUSING DEPARTMENT
May 2024

11
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