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1. PURPOSE 
 
1.1 Main Wealth Development Limited has submitted a Section 16 Planning Application to the 

Town Planning Board (TPB) in respect of a Proposed District Revitalisation Scheme, which 
incorporates a Comprehensive Composite Residential Development (the “Proposed 
Development”) with associated public planning gains. Given the potential of the Proposed 
Development to enhance and revitalize the area around Yau Tong Bay, the Harbourfront 
Commission is requested to provide their in-principle support to this Project.    

 
2. BACKGROUND & HISTORY 

 
2.1 According to the “Selected Strategy of Metroplan” endorsed by the Executive Council in 

September 1991, Yau Tong Marine Lots and the adjoining Bay were designated 
“Comprehensive Development Area” (“CDA”) to facilitate private residential/commercial 
development and associated community uses. 
 

2.2 The Yau Tong Bay “CDA”, was subsequently incorporated into the Draft Cha Kwo Ling, Yau 
Tong, Lei Yue Mun Outline Zoning Plan (OZP No.S/K15/6) exhibited on 8.1.1993. The “CDA” 
scheme covered an area of about 17.31 ha, of which about 9.13 ha was to be reclaimed. In 
2002, the boundary of the CDA was further expanded from 17.31 ha to 22 ha (of which 12.46 
ha to be reclaimed) and incorporated into the OZP No. S/K15/15. 
 

2.3 However, in an effort to reduce the development intensities and building heights of the 
potential development on the CDA, revised development parameters were incorporated into 
the Draft Cha Kwo Ling, Yau Tong, Lei Yue Mun OZP No. S/K15/16 (which also included a 
revision to the boundary of the Yau Tong Bay “CDA” by excising the water area from the 
“CDA” zone as per the “no reclamation approach”). Subsequently, the Approved Cha Kwo 
Ling, Yau Tong, Lei Yue Mun OZP No. S/K15/17 was gazetted on 31.3.2009 with Building 
Height Restrictions incorporated.  
 

2.4 The Draft Planning Brief in respect of the subject CDA was endorsed by the TPB on 6.11.2009. 
The Brief was revised in response to views raised by District Council and the Harbourfront 
Enhancement Committee, and subsequently endorsed by the TPB on 9.4.2010. 
 

2.5 On 26.3.2010, the Applicant submitted a Section 16 Planning Application for the Proposed 
Development under the Draft Cha Kwo Ling, Yau Tong, Lei Yue Mun OZP No. S/K15/18. This 
Application is still under processing and the Applicant is in active discussions with relevant 
Government Departments and stakeholders to address comments received.  
 

3. THE PROPOSED DEVELOPMENT 
 
3.1 The Application Site has long been zoned “CDA” for comprehensive restructuring of the 

existing obsolete industrial buildings on the Site. The Proposed Development is in line with 
the planning intention in respect of the “CDA” zone which is to facilitate “comprehensive 
development/redevelopment of the area for residential and/or commercial uses with the 
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provision of open space and other community and supporting facilities” as stated in the Draft 
OZP. 

 
3.2 The Proposed Development is a comprehensive, mixed-used scheme, including residential 

use alongside hotel, commercial, recreational and G/IC facilities with a continuous Public 
Waterfront Promenade. 
 

3.3 The Applicant has also proposed a Minor Relaxation of the Building Height (BH) Restriction 
from 120mPD to maximum 132mPD, and Plot Ratio (PR) from 4.5 to 5.0 to allow for a more 
prestigious and attractive waterfront development. The proposed Minor Relaxations of PR 
have fulfilled all the preset requirements prescribed by the TPB as stipulated in the OZP and 
Planning Brief including the amalgamation of over 80% of private land within the CDA zone. 

 
3.4 Development parameters of the Proposed Development (Appendix 1 refers) together with 

Architectural Drawings (Appendix 2 refers) are provided. 
 
4.  CONFORMITY WITH THE HARBOUR PLANNING GUIDELINES  
 
4.1  Introduction 
 
4.1.1 Given the prominence of the Site at Yau Tong Bay near the eastern gateway of Victoria Harbour, 

every effort has been made to ensure a development that not only provides a quality living 
environment for its residents, but can also provide opportunities for the general public to enjoy 
the waterfront. Also important has been the design objective to create an innovative and 
attractive landmark for the emerging residential/tourism node around the South East 
Kowloon/Yau Tong/Lei Yue Mun Area.  

 
4.1.2 Assessment of the Proposed Development against the Harbour Planning Guidelines has been 

undertaken to demonstrate that full consideration has been given to achieve a “positive, 
effective and balanced utilization of land and marine resources.” 

 
4.2 Public Engagement 
 
4.2.1 The Draft Planning Brief for the subject “CDA” was commented by District Council and the 

Harbourfront Enhancement Committee prior to being finalized.  
 
4.2.2 The Section 16 Planning Application was submitted on 26.3.2010 and subsequently published 

for Public Comment for 3 weeks, during which time only 12 comments were received. Amongst 
these comments, there were 5 supporting, 3 opposing and 4 neutral comments. In sum, the 
supporting comments were made in regards to the following reasons: redevelopment of vacant 
land; more job opportunities; improved visual quality of the area; conformed Stepped Building 
Height Design principle along the waterfront and a vibrant Public Waterfront Promenade. 
Opposing comments were made in relation to the Building Height, insufficient notification and 
liaison with dissenting lot owners in the “CDA” zone and not in line with the planning principle of 
the “CDA” zone. 

 
4.2.3 To address the various Public and Government comments, the Applicant has made 

amendments to the Original Scheme and prepared a Revised Scheme which was submitted as 
a Supplementary Information Paper to the TPB on 2.2.2011. This consultation with Habourfront 
Commission also reflects the willingness of the Applicant to consult with key stakeholders.  
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4.3 Land Use Planning 
 
 Diversity of Uses 
 
4.3.1 The Proposed Development includes a comprehensive range of complementary uses to 

promote vibrancy & enhance public enjoyment at the Harbourfront (i.e. Open space, 
Recreation / Leisure, Tourism, Commercial / Retail uses). A variety of recreational / leisure 
activities will be provided at the Promenade, promoting the Harbourfront as a tourist attraction. 
In addition, a total of 6,014 flats are proposed in the Revised Scheme to meet housing 
demands whilst ancillary facilities in the form of, for instance, residents’ clubhouse, 
recreational area and gardens are proposed for private and public uses and enjoyment.  

 
4.3.2 A max. 320-room hotel is also proposed to provide comprehensive services such as F&B, 

security, shops, meeting rooms, exhibition/convention halls and modern hotel amenities that 
help upgrade of Yau Tong Bay as a local tourism node, thereby integrating with the tourism 
development in Lei Yue Mun and Kai Tak in the long term.  

 
4.3.3 A low-rise block is proposed to accommodate Government, Institutional and Community (G/IC) 

facilities including an integrated vocational rehabilitation services centre, hostel for 
moderately mentally handicapped persons, integrated children and youth services centre to 
serve the wider East Kowloon area. In addition, full consideration was given to relocating 
existing undesirable G/IC uses to allow for a safe, convenient and continuous Waterfront 
Promenade for the public. As such, the Cha Kwo Ling Salt Water Pumping Station is also 
proposed to be relocated within the G/IC block to enable better use of the waterfront at its 
current site including the provision of a continuous Public Waterfront Promenade. In addition, 
a 6-classroom kindergarten is provided to meet the requirement stated in the Hong Kong 
Planning Standards and Guidelines (“HKPSG”). 

 
 Open Space, Recreation and Leisure Uses 
 
4.3.4 The Proposed Development will enable the provision of a Public Waterfront Promenade along 

the entire shore of Yau Tong Bay with a minimum width of 15m wide and comprising a total 
area of 24,700 m2. The landscaped Waterfront Promenade provides an attractive Open Space 
for both active and passive recreational facilities for public enjoyment. Furthermore, the 
Maintenance Depot of the Civil Engineering Development Department will be removed to 
allow for recreational usage. A possible use may include a Marina Club to allow for 
marine-based recreation. 

 
4.3.5 Not less than 18,042 m2 of ancillary open space will be provided within the Proposed 

Development, complying with the Hong Kong Planning Standards and Guidelines.  A variety 
of recreational facilities including Sky Gardens in all the residential blocks, residents’ 
clubhouse and sitting-out areas in landscape gardens will be provided within the Proposed 
Development and the Open Space and amenities will be fully landscaped.  

 
4.3.6 Among the variety of Open Space and recreational facilities, the Sky Gardens form a crucial 

design and landscape element. In addition to visually softening the building mass and 
improving wind and visual permeability within the Site, the Sky Gardens also help create more 
Open Space and provide more greenery/planting opportunities throughout the Site.   

 
4.3.7 To ensure there are varieties of activities going on along the waterfront, there will be an 

1,152m long jogging trail, Tai Chi area and paved area for walking and seating etc. These 
allow both the public and the residents to exercise along the Public Waterfront Promenade.  
 



Task Force on Harbourfront Developments 
in Kowloon, Tsuen Wan and Kwai Tsing 

 

 
  TFK/04/2011 

 

Page 4 

4.3.8 There are two boat docking/berthing facilities, one on the northern side of the harbour in front 
of the Town Gas Pigging Station and the other one in front of Tower 4 and 5 on the south side 
of the Bay. The berthing areas include generous sets of steps allowing access to boats, as 
well as shaded waiting areas. 

 
Ancillary Commercial Facilities 

 
4.3.9 The Proposed Development will include ancillary commercial facilities which will serve both 

the local residents as well as the general public, creating a vibrant environment. Other than a 
small component of commercial GFA allocated to shops and services offering daily 
convenience goods/services to the future residents, high-end restaurants and alfresco dining 
are also proposed to add vibrancy in the immediate neighbourhood as well as to the 
waterfront. Retailing and restaurants of the Proposed Development at street-level will attract 
visitors and tourist into the area, creating a sense of place and increasing the level of activities 
in the area and open space in close proximity. The commercial facilities will be developed with 
a festive maritime theme to integrate with the Harbour. With the continuous linkage along the 
Public Waterfront Promenade, local residents and visitors alike will be able to enjoy the new 
dining and retail experience to be provided on the Application Site. 

 
4.4 Urban Design 
 
 Development Intensity 

 
4.4.1 A maximum PR of 5 is sought (inclusive of GFA of G/IC facilities) consistent with the maximum 

PR allowable under the Statutory Notes of the OZP. The development intensity is compatible 
with the PR restriction of the nearby “R(E)” zone (viz. maximum domestic PR of 5 and 
non-domestic PR of 1), the PR pertaining to the Planning Approvals in the adjacent Yau Tong 
Industrial Area (viz. a total PR of 6 to 6.6) and the proposed medium-density Harbourfront 
residential development in the Kai Tak new development area [i.e. a maximum PR of 5 for the 
Harbourfront “Residential (Group B)” zone in Kai Tak]. Furthermore, it will not result in any 
adverse impacts on infrastructure or the environment of the Area. 
 
Building Height 
 

4.4.2 The proposed building height of the Proposed Development is in line with the stepped 
building height principle as stated in the Explanatory Statement of the Draft OZP and the 
Planning Brief for the “CDA” site. The Proposed Development adopts a distinct stepped 
building height profile with descending building height towards the harbourfront (from the 
tallest of 132mPD inland to 70mPD at the two western ends) to avoid a monotonous 
Harbourfront image and wall effect. This is also sympathetic to the wider urban design context 
which comprises existing high-rise public housing estates to the east and northeast, as well 
as the building height restrictions stipulated in the Yau Tong Industrial Area right to the south 
of the Site under the prevailing Draft OZP.  
 
Permeability 

 
4.4.3 To maximise air ventilation and visual permeability within the Site, the building blocks are 

arranged according to the principle of ‘Louvre Blades ’ to promote desirable passage of air 
and daylight between them blocks, and crucially, to maximize view corridors to Yau Tong Bay 
and the harbour beyond. The Proposed Development has incorporated permeable zones 
between building blocks with an average width of 31.36m and podiums are minimized to 
enable physical and visual permeability to the waterfront. In addition, the parking provision for 
the Proposed Development are provided at basement level instead of adopting the 
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“conventional” practice to accommodate carparking and commercial uses in a bulky podium 
structure covering the entire site. 

 
4.4.4 Aside from towers situated along the northern portion of the Application Site which are 

designed to mitigate against noise from Cha Kwo Ling Road, an aerodynamic building 
footprint with Green Sleeves, Podium Gardens and Sky Gardens are proposed to enhance air 
flow between the buildings as well as to ensure penetration of sunlight and enjoyment of 
views over Yau Tong Bay and beyond the Harbour.  
  

 Streetscape Design 
 
4.4.4 In addition to the public Waterfront Promenade which will be fully landscaped for the public 

enjoyment, the interface between the Proposed Development, Ko Fai Road and Cha Kwo 
Ling Road will be planted with large trees to visually enhance the streetscape. At locations 
where podiums are situated close to the site boundary, terraced planters will be used to 
achieve vertical greening.  

 
4.4.5 A number of the towers are open at ground floor level, reducing the possible sense of 

enclosure and providing the opportunity to continue the soft landscaping treatment within the 
footprint of the building. Shade tolerant planting, such as appropriate shrubs, ferns and 
grasses will be used in these areas to further enhance the ground floor visually and 
ecologically. 

 
4.4.6 Large tree planting at podium levels will also be visible from the street level. In addition, the 

towers along Ko Fai Road are orientated to maintain views across the Site and beyond to Yau 
Tong Bay. Breaks in vegetation and clear signage will clearly define pedestrian access from 
Ko Fai Road and Cha Kwo Ling Road to the Public Waterfront Promenade. 

 
4.5 Landscaping 
 
4.5.1 The objective of the landscape design is to create a quality living environment with due 

respect to the surrounding environment. Greening opportunities will be maximised in the form 
of Sky Gardens and vertical “Green Sleeves” cutting through the body of most of the 
residential towers. The Landscape Master Plan for the Proposed Development is shown in 
Appendix 3. A main concept behind the Landscape Proposal is to create an attractive 
environment to bring the people to the Harbour and the Harbour to the people in line with the 
Harbour Planning Framework, mainly viz. provision of a landscaped Public Waterfront 
Promenade. New plantings comprising of a mix of native and exotic flowering trees and 
shrubs and thematic plantings will be provided to increase aesthetic effect and to lighten up 
the environment, thus, creating an attractive Waterfront Promenade. This is also in line with 
the requirement stated in the Draft OZP, which requires provision of recreational facilities 
along the waterfront promenade to add vibrancy to the waterfront. 

 
4.6 Physical Linkage  
 
4.6.1  The Application Site is currently occupied by industrial uses that prohibit access to the 

waterfront. The Proposed Development aims to open up the waterfront so as to allow an 
accessible harbour. The waterfront promenade will be easily accessible directly from MTR 
Yau Tong Station via two footbridges at each end of Yau Tong Station and seven pedestrian 
accesses from ground level. There will be 24-hour covered/uncovered pedestrian walkways 
which welcome the public to enjoy the waterfront at all hours. The proposed linkages 
provide direct, safe and barrier-free linkages to the Harbourfront.  
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4.6.2 The major public access to the waterfront promenade at the south-eastern corner of the bay 
will be accompanied by an open area with water features and sitting out facilities. There will 
also be retail and alfresco dining around the plaza to enhance the vibrancy and to create a 
welcoming environment to the general public. In addition, escalators will be provided to allow 
a convenient and barrier-free access to the waterfront promenade.  

   
4.6.3 Landing steps for berthing are proposed to be incorporated within the Public Waterfront 

Promenade in front of T4 and T5, allowing concurrent mooring and servicing of little pleasure 
boats, which helps to reinforce Yau Tong Bay as an activity and tourism node in Kowloon East. 
The proposed landing steps will be in close proximity to the MTR Station, thus, inviting the 
general public to the Harbourfront. This will also become a main feature for the proposed 
hotel, creating potential for an integrated tourism network with other attractions along Victoria 
Harbour (Plan 7.1 to 7.3 of Appendix 2 refers).  

 
4.7 Land Formation 
 
4.7.1  The Proposed Development has been developed on the general principle and approach of 

“no reclamation”. Extensive dredging would not be anticipated under the current scheme and 
dredging would only be restricted to seawall construction along the waterfront and for odour 
mitigation measures. Although extensive dredging is not expected under the current scheme, 
maintenance dredging is considered necessary in order to maintain the water depth within 
Yau Tong Bay for the purpose of navigation. With the implementation of appropriate mitigation 
measures, adverse environmental impacts are not anticipated. Further studies and 
investigations will be undertaken for detailed assessment of the existing seawalls. 
 

4.8 Harbour-Front Management 
 
4.8.1 The Public Waterfront Promenade and boat docking/berthing facilities will allow both the 

public and private to have an easy access to the Harboufront but at the same time not 
affecting the privacy of the residence. In order to integrate the public area and the private 
area cohesively, the abovementioned facilities will be maintained and managed by the 
Applicant. Together with the Leisure and Cultural Services Department’s close monitoring, the 
Public Waterfront Promenade will become an attractive urban escape. In addition, the 
preservation of the existing pontoon will be reviewed by the Applicant if the pontoon, which is 
the property of the tenant, remains in-situ. 

 
4.9 Sustainable Development 
 
4.9.1 Technical Assessments have demonstrated that the Proposed Development is sustainable on 

the Application Site and will NOT generate any insurmountable traffic, environmental, 
engineering or visual impacts on the surrounding area. 

 
4.9.2 Innovative and green building principles that have been adopted through the following 

measures: 
 

• Careful Disposition/Orientation of the Blocks and Aerodynamic Building Form to 
Enhance Natural Ventilation and Visual Permeability – The Proposed Development 
will provide 31.36m (average) permeable zones between building blocks. This careful 
disposition of building blocks does not only allow penetration of prevailing wind, but 
also preserves view for adjacent development. There will be two Sky Gardens and 
vertical “Green Sleeves” cutting through the body of each residential tower. These 
provide a greater spatial relief to the future residents and also ensure visual 
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penetration from the surroundings to the waterfront. Moreover, the aerodynamic 
shape of the building façade helps to encourage air circulation to the neighbourhood. 
Furthermore, such arrangement enables the main façade of the blocks to be set-back 
from major roads to minimise the impact of noise from the roads to the future 
residents. 

 
• Avoiding Bulky Podium Structures – Instead of adopting the “conventional” practice to 

accommodate carparking and commercial uses in a bulky podium structure covering 
the entire site, the Applicant proposes to allocate all parking facilities underground. 
This will maximize opportunities for street level greening, visual permeability and 
natural airflow through the Application Site.  
 

• Maximise Green Opportunities – Sky Gardens are provided within the residential 
blocks to improve visual permeability, light penetration and a “double” green effect (i.e. 
contiguous street level landscape plus Sky Garden landscape) for pedestrians at 
street level.  

 
4.10  Temporary Land Uses 
 
4.10.1 The Public Waterfront Promenade with 24,700m2 will be implemented in three phases for 

early public enjoyment. The Public Waterfront Promenade will be of at least 7.5m wide and 
16,560.31 m2 in Phase I (2016) in order to establish a proper buffer between the works area 
and the Promenade. Temporary pedestrian connections will be arranged from Cha Kwo Ling 
Road to the Public Waterfront Promenade accordingly for convenient linkage. The Public 
Waterfront Promenade of 15 - 20m will be gradually opened up at the remaining area (Plan 5 
of Appendix 2 refers). 

 
 
5. SUMMARY OF OTHER PLANNING JUSTIFICATIONS 
 
5.1 As demonstrated above in Section 4, the Proposed Development is in line with the Harbour 

Planning Guidelines and Vision “ to make Victoria Harbour attractive, vibrant, accessible 
and symbolic of Hong Kong: a harbour for people and a harbour of life”. In formulating 
the Proposed Development, the prime objective has been to achieve an optimal scheme in 
compliance with the statutory and non-statutory requirements relevant to the Site as 
prescribed in the Draft OZP and the relevant Planning Brief, to improve the environmental and 
visual qualities of the Area, to proactively implement the statutory planning intention for the 
Area and ensure compatibility with the existing developments in the surrounding areas (which 
is mainly comprise high rise public and private residential buildings, vacant industrial buildings 
and warehouses).  

 
5.2 The Proposed Development with Minor Relaxation of the BH and PR is perfectly in line with 

the TPB/Government’s intention to facilitate restructuring of obsolete areas and to phase out 
incompatible development and non-conforming uses in the CDA zones. It is also in line with 
public aspirations by achieving urban renewal in the metro area. The Proposed Development 
will create an attractive and well-patronised waterfront by revitalise the current unwelcoming 
environment.  

  
5.3 The Proposed Development has incorporated significant design merits, e.g. adopting a 

visually interesting and aerodynamic building form, avoiding bulky podium structures, 
providing Sky Gardens, creating a visually interesting harbour image with diversity in building 
mass and varying roof heights, etc. It will bring significant public planning gains to the public, 
e.g. realisation of the planning intention and provision of an impetus to urban renewal; 
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removal of the existing dilapidated industrial buildings and associated environmental impacts; 
provision of a Public Waterfront Promenade and provision of public landing steps to facilitate 
berthing; provision of G/IC facilities; enhancement on the quality of the landscape within the 
Application Site; provision of a balanced housing mix; and enhanced local employment 
opportunities for improvement to local socio-economic conditions. 

 
5.4 Lastly, the Proposed Development is also assessed to be acceptable in terms of visual and 

technical impacts.  
 
6. CONCLUSION 

 
6.1 In light of the justifications provided, the Commission is invited to give support to the 

Proposed Development. 
 
 
7. Appendices 
 

Appendix 1 - Broad Development Parameters of the Applied Development (Gist) 
 

Appendix 2 - Architectural Drawings 
 
Appendix 3 - Landscape Master Plan/ Perspectives 
 
Appendix 4 - Photomontages 
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