Task Force on Kai Tak Harbourfront Development

For discussion TFKT/17/2017
on 8 September 2017

Planning and Engineering Study on Kwun Tong Action Area -
Preliminary Outline Development Plan

PURPOSE

This paper seeks Members’ views and comments on the
Preliminary Outline Development Plan (PODP) and water body co-use
proposals formulated under the Planning and Engineering Study on
Kwun Tong Action Area (KTAA) of Kowloon East (KE) — Feasibility
Study (the Study).

BACKGROUND

2. KE is transforming into another core business district (CBD?2)
to support Hong Kong’s long-term economic development. The 2013
Policy Address announced that the Government was considering
relocating the existing government facilities in KTAA and the Kowloon
Bay Action Area to expedite the transformation. The 2016 Policy
Address further announced that the commercial floor area provided
by the two action areas would be increased from about 500 000m? to
about 560 000m?.

3. KTAA together with the former airport runway tip (the
Runway Tip) and Kwun Tong Typhoon Shelter (KTTS) form the Kai
Tak Fantasy (KTF) area, which is envisioned to be a world-class
tourism, entertainment and leisure attraction. The Study is one of
the two planning and engineering studies to steer the implementation
of the KTF project.

STUDY AREA (Plan 1)

4. The Study Area covers KTAA, KTTS and part of the Kai Tak
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Approach Channel (KTAC). The total size is about 67 hectares (ha)
including a water body of about 62.8 ha. KTAA has an area of about
4.2 ha and is bounded by Wai Yip Street and Hoi Yuen Road
roundabout in the northeast, Kei Yip Street and Kei Yip Lane in the
northwest, and Lu Plaza and Hoi Bun Industrial Building in the
southeast.

3. The existing facilities in KTAA include Kwun Tong Ferry Pier
Square and Pet Garden; Kei Yip Street Public Toilet and Refuse
Collection Point (RCP), Kwun Tong Ferry Pier Public Transport
Interchange (PTI), Cooked Food Market (CFM) and temporary Kwun
Tong Driving School (KTDS). Ferry pier facilities include Kwun Tong
Pubic Pier, Kwun Tong Ferry Pier and Kwun Tong Vehicular Ferry
Pier (KTVFP).

PLANNING CONCEPTS AND PRINCIPLES

6. The design merits of the winning and shortlisted schemes
from the KTF International Ideas Competition on Urban Planning and
Design (the KTF Competition) have been considered in setting out the
following planning concepts and principles in the formulation of the
PODP -

. to plan for comprehensive mixed-use development on land,
and bring vibrancy to the water body in KTTS that would be
complementary with the KTF initiative and the
transformation of KE into CBD2;

. to ensure development compatibility with the surrounding
environment;

) to formulate effective improvement measures on traffic and

road planning, and increase accessibility to the harbourfront;
and
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to optimise resources by introducing co-use initiatives.

In addition, due consideration has been given to the Harbour

Planning Guidelines for Victoria Harbour and Its Harbourfront Areas
(HPGs) including the Harbour Planning Principles in the formulation
of the PODP. Key relevant aspects are highlighted below:

(a) Land Use Planning

(b)

To promote vibrancy and diversity and to enhance public
enjoyment, a mix of uses including open space, retail, dining,
recreation, leisure and cultural facilities are proposed in
KTAA. The existing facilities and uses in the area have been
reviewed and rationalised. Public open spaces (POSs) are
planned to integrate with the adjacent waterfront promenade,
ferry piers/landing steps and public transport facilities to
create a focal point and promote social connectivity.
Marine-based recreation activities are proposed for the water
body.

Urban Design and Landscaping

A lower development density is proposed for the
developments in KTAA to commensurate with the
harbourfront setting. Diversity in building mass with a
stepped height profile is also proposed to promote visual
interest. The inter-relationship between buildings, open
spaces, public realm and pedestrian network is duly
considered to allow preservation of view corridors to and from
the harbour and the ridgelines as well as breezeways.

Landscape master plans are formulated for KTAA having
regard to the HPGs. Greening opportunities will be
optimised along the harbourfront on both ground and
podium levels.
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Connectivity

The provision of a continuous pedestrian linkage along the
habourfront and integrated planning of an efficient public
transport interchange will be encouraged in the proposed
development to enhance accessibility and connectivity.
Pedestrian links in the form of at-grade crossings and
elevated footbridges will be provided to create direct and safe
access to the harbourfront, and existing links will be
enhanced to promote a pleasant walking environment.

Harbourfront Management

Private sector involvement is proposed to finance, develop
and manage some of the proposed POSs including those
within the private development and adjoining it. All POSs
are intended to be open to the public 24 hours a day.
Small-scale retail/dining activities, cultural/social events
and outdoor performances for public enjoyment are
envisaged.

Sustainable Development

The proposals would balance economic, social and
environmental considerations, and a sustainability
assessment would be undertaken at the next stage of the
Study. Green building principles would be encouraged in
the developments in KTAA, and BEAM Plus accreditation of
Gold rating or above would be a mandatory requirement for
the commercial development.

PRELIMINARY OUTLINE DEVELOPMENT PLAN (Plan 2)

KTAA is proposed for commercial, government, institution or

community (GIC), cultural and creative industries (CCI), open space
and public transport uses. The commercial component including
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office, retail, food and beverage (F&B) facilities accounts for about
80 000m? gross floor area (GFA). The CCI component accounts for
about 5 000m2 GFA. The proposed land use mix and development
parameters are as follows -

. “Commercial” (“C”): including office, retail, F&B and CCI uses.
A maximum building height (BH) restriction of 100mPD is
proposed which corresponds to the existing urban context;

. “Government” (“G”): including a restructured KTVFP
dangerous goods vehicles (DGVs) queuing area, a
reprovisioned RCP and an existing CFM (or conversion for
CCl uses). The existing BH restriction of 15mPD is proposed
to be maintained;

. Retain the existing “Other Specified Uses” annotated “Pier”
(“OU(Pier)”) uses and a BH restriction of 15mPD; and

) Open Spaces (“O”): including regional open space (waterfront
promenade), district open space and local open space.

9. Key arrangements proposed in the PODP are -

(a) Improving Traffic and Road Planning (Plan 3)

(i) To take forward the recommendation of the “Pedestrian
Environment Improvement Scheme for Transformation of
Kwun Tong Business Area - Feasibility Study” in
enhancing the traffic flow at the Wai Yip Street/Hoi Yuen
Road junction, the existing roundabout is proposed to be
modified into a signal controlled cross junction. With
signal control, the eastbound and westbound traffic flow
would be let through simultaneously;

(ii) Through reconfiguring the spaces in KTAA, a new access
road would be extended from Kei Yip Lane to divert the
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westbound traffic from Wai Yip Street and U-turn flows in
east-west orientation. The new access road would
connect to the reprovisioned PTI, pick-up/drop-off and
basement carpark of the new commercial development;

(iii) To enable east-bound U-turn flow, a section of Kei Yip

Street north of Kei Yip Lane would be changed into
two-way flows.

(b) Rationalising Government Facilities

(c)

(@)

DGVs are not permitted to travel through tunnels.
Having regard to the fact that the KTVFP is the only pier in
Kowloon allowing boarding of DGVs, whereby dangerous
goods (including those from the Tai Po and Tseung Kwan
O Industrial Estates) are delivered across the harbour to
the North Point VFP, the operation of the KTVFP has to be
maintained. The existing DGV holding area is located on
the ground floor of the KTDS. Upon relocation of KTDS,
the DGV queuing area is proposed to be optimised and
rearranged along Kei Yip Street; and

(ii) The existing Kei Yip Street RCP is proposed to be relocated

next to the new DGV queuing area to allow provision of
POS and to integrate with other development uses.

Pedestrian and Open Space Network

Connectivity from the hinterland to the harbourfront would

be enhanced. A comprehensive pedestrian and open space

network is proposed to promote the walkable KE concept,

help shape the character of KTAA, and preserve views to and

from the harbour and along the harbourfront;
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(d) Complementary to the Existing Urban Context and
Integrate with Possible Future Infrastructure

Future development should respect and be compatible with
the surrounding environment, especially in terms of BH
profile, building disposition and pedestrian network.
Stepped height profile is proposed to increase the visual to the
water body and to promote visual interest. Sufficient
flexibility is also allowed in the PODP to accommodate
different possible alignments of the EFLS and connect with
the future cycle track network in KE.

10. Based on the target commercial and CCI GFA as well as the
aforesaid planning considerations and principles, two conceptual
options are formulated, namely the “Green Carpet” Approach (Option
1) and the “Integrated Grid” Approach (Option 2), to illustrate
different possible spatial distribution and arrangements.

Option 1: “Green Carpet” Approach (Plans 4 to 7)

11. With the relocation of KTDS, opportunity is seized to open up
and extend the waterfront promenade through the KTVFP foreground
to provide a visually open and physically continuous waterfront
promenade connecting the future KTAA harbourfront with the
existing Kwun Tong Promenade as well as the future Tsui Ping River
and waterfront promenade in Cha Kwo Ling. Through opening up
the waterfront promenade, a series of open spaces could be
interconnected to form an extensive green network, forming an
at-grade “Green Carpet” surrounding and connecting to the proposed
elevated green deck above the PTI at the future commercial
development. A pet garden is proposed at the open space along Kei
Yip Lane abutting the Hoi Yuen Road Substation to reprovision the
existing pet garden within the Ferry Pier Square.

12. In terms of architectural layout, a configuration of three
building towers with stepped BH profile is proposed within the “C”
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zone. The existing CFM is proposed to be maintained in situ with
appropriate refurbishment and upgrading works under this option.
Building along Hoi Yuen Road is avoided to maintain the existing
visual corridor and breezeway. Not less than 2 000m?2 of POS would
be provided within the green deck of the future commercial
development. With retail/F&B and CCI uses at the green deck level,
a vibrant green deck with outdoor dining and exhibition uses, etc.
could smoothly connect with the at-grade POS and through the
“Grand Steps” to the major at-grade POS which could be used as an
outdoor performance area.

13. Under this option, the existing footbridge connecting to
Manulife Financial Centre is proposed to be modified to connect to
the green deck. Together with the proposed footbridge connecting
from Hoi Yuen Road to the green deck and the at-grade open space
network, a pedestrian friendly environment could be provided from
the hinterland to the harbourfront.

14. The proposed development parameters and land use
distribution under Option 1 of the proposed PODP are summarised in
Table 1 below -
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Table 1: Development Parameters under Option 1
Site “C” “G” “G)) “OU(Pier)” “OU(Pier)” “OU(Pier)” “O”
(RCP & (CFM) . (KW;I’I (KTVFP) (Ewun
DGV ong Ferry ong
. Pier) Public
Queuing Pier)
Area)
Site Area
(m?2) 12 150 2 240 500 2 600 4 000 700 16 450
BH Restriction
(mPD) 100 15 15 15 15 15 -
Plot Ratio
7.4 0.2 In situ In situ In situ In situ 0.13
(Max. 7.5)
GFA
Distribution (m?)
Office 65 300 - - - - - -
Retail /F&B 14 500 - - - - - -
CCI 2 000 - - 3 000 - - -
G/IC - 450 1000 - - - -
Pier - - - 1 090 845 727 -
PTI 8 000 - - - - - -
Open Space - - - - - - 2160
Facilities
POSPD 100 - - - - - -
(area not
less than
2 000m?)
TOTAL GFA (m?) 89 900 450 1 000 4 090 845 727 2160

Remarks: Difference of parameters under Options 1 and 2 are shown in italic.

Option 2: “Integrated Grid” Approach (Plans 8 to 11)

15.

Currently there is a pedestrian passageway controlled by

rolling shutter at the ground level of KTDS in connection with the

harbourfront.

Under Option 2, the existing gated pedestrian

passageway along the KTVFP is proposed to be maintained for

barrier-free access.

To facilitate a better pedestrian flow along the

waterfront promenade, an elevated green deck is proposed above the
KTVFP access road. The green deck is further extended above the
proposed DGV queuing area and RCP to form a larger elevated

landscape feature.
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deck above the PTI hosting the future commercial development
forming an extensive elevated green pedestrian network.
Connection to the ground level would be made through the staircases,
escalators or elevators within and outside the commercial
development. Besides, a series of open spaces is proposed to lead
pedestrian movement from Hoi Yuen Road and Wai Yip Street to the
harbourfront. The proposed building mass of the future
development should also facilitate horizontal and vertical integration
with retail/F&B attractions both at-grade and at the elevated level to
form an “Integrated Grid” in terms of multi-level uses and pedestrian
network.

16. In terms of architectural layout, a configuration of two
building towers with stepped BH profile is proposed. Not less than
3 000m?2 of POS shall be provided within the green deck of the future
commercial development. With access from both at-grade and
elevated green deck levels, both towers would provide retail/F&B
uses on the lower floors to activate public realm. A sizeable open
area would also be formed at the elevated green deck to form a
“Creative Plaza” open space node to synergise with surrounding uses
as well as providing diverse open spaces for public use.

17. The existing CFM structure is proposed to be converted for
CCI uses while the CFM use is proposed to be relocated into the
future commercial development in a suitable form.

18. The proposed development parameters and land use

distribution under the proposed PODP are summarised in Table 2
below -
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Table 2: Development Parameters under Option 2
Site “C” “G” ({G}) “OU(Pier)” “OU(Pier)” “OU “O”
(RCP & To(rll{ZC.;)Vl‘:“l ;ry RIVED ((Ilzi:fl)n
DGV >
. Pier) Tong
Queuing Public
Area) Pier)
Site Area
(approx. m?) 12 400 2 240 500 2 600 4 000 700 16 290
Maximum BH
Restriction (mPD) 100 15 15 15 15 15 -
Plot Ratio
(about) 7.3 0.2 Conversion In situ In situ In situ 0.13
(Max. of existing
7.5) building
GFA Distribution
(m?)
Office 65 300 - - - - - -
Retail/F&B 14 500 - - - - - -
CCI 1000 - 1000 3 000 - - -
GIC 1500 450 - - - - -
Pier - - - 1 090 845 727 -
PTI 8 000 - - - - - -
Open Space - - - - - - 2120
Facilities
POSPD 150 - - - - -
(area not
less than
3 000m?)
TOTAL GFA (m?) 90 450 450 1 000 4 090 845 727 2120

Remarks: Difference of parameters under Options 1 and 2 are shown in italic.

TRAFFIC AND TRANSPORT ARRANGEMENTS (PLAN 3)

19.

providing bus stops/lay-bys,

stand/pick-up drop-off points.

20.

The PTI is proposed with enhancement of transport facilities,
minibus stops/lay-bys and taxi

The future development would provide parking facilities

according to the Hong Kong Planning Standards and Guidelines,
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including 283-318 parking spaces ancillary to office use, 80 spaces
ancillary to retail use and 36 ancillary loading/unloading (L/UL)
spaces. In addition, there would be 100-130 public parking spaces
for private vehicles, 65 for goods vehicles (some of which belong to
ancillary goods vehicle parking spaces for sharing as public parking
spaces at nighttime) and 10 for coaches. There would also be 4
pick-up/drop-off points for private vehicles, 12 for taxi and 3 for
coaches!.

21. Operation of ferry services at the piers would remain.
Moreover, CEDD has finished the Stage 1 consultation of the Detailed
Feasibility Study on Environmentally Friendly Linkage System and
will further consult the Task Force at the next stage of the study.

SMART AND GREEN COMMUNITY

22. Smart and green initiatives requirements would be
incorporated in the land grant conditions of the commercial
development, including BEAM Plus certification of Gold rating or
above, higher greening ratio, smart water meters, electric vehicle
charging infrastructure, automatic refuse collection system and
sharing of parking availability information. The PTI would also
provide real-time public transport information.

WATER BODY CO-USE PROPOSALS

Existing Operation of KTTS (Plan 12)

23. The water body in the Study Area is composed of KTTS and
part of the adjoining KTAC. There are no restricted or operation
areas located at KTAC while passage areas and berthing areas are
defined in KTTS for vessel navigation, mooring and ferry services.

! Subject to further technical assessments, the number of parking spaces may be adjusted based on
other development constraints.
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24. A specific area at the northern part of KTTS has been
proposed to be designated and reserved for exclusive mooring of
non-pleasure vessels (non-PVs). As the berthing demand and
utilisation of non-PVs is very low during non-typhoon days, the
reserved area could therefore be shared with other secondary contact
water-based recreation activities during non-typhoon days. The
precise size and location of the designated area may be adjusted to
facilitate vessel navigation and water-based recreation activities,
subject to operational needs and further consultation with relevant
stakeholders.

Existing Ferry Operations and Water Access

25. There are currently three licensed ferry operators providing
regular passenger and vehicular ferry services at Kwun Tong Ferry
Pier, KTVFP, Kwun Tong Public Pier and Kai Tak Runway Park Pier.
The ferry services would utilise the KTTS passage areas to various
extent. A number of landing steps are serving as water access points
to the subject water body. The landing steps at Kwun Tong Public
Pier are currently the key water access point serving public use.

Water Quality

26. With various efforts to improve the water quality of the water
body such as measures to rectify expedient connections and intercept
polluted discharges from the hinterland by EPD and DSD, localised
maintenance dredging and in-situ bio-remediation treatment of
sediments by CEDD, as well as the introduction of an Interception
and Pumping (IP) Scheme, there has been progressive improvement of
the water quality to achieve an acceptable level for secondary contact
recreation uses.

27. Temporary events such as Dragon Boat Festival, Kwun Tong

Water Sports Festival and Kwun Tong Rowing Triathlon were held at
the water body in the past two years with proven success. In
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addition to temporary events, demand for water-based activities on a
regular basis is also on the rise (Plan 13).

Short-term Water Body Co-use Proposals (Plan 14)

28.

To better rationalise the co-use proposals by vessels and

water-based recreation activities during non-typhoon days, the
following short-term proposals are made -

(a)

(b)

Water Sports and Recreation Activities at Designated
Water Area

To meet the existing demand, regular water sports and
recreation activities such as rowing training activities
currently conducted by the Kai Tai Youth Rowing Community
(KTYRC) and other water sports activities organised by the
Hong Kong Water Sports Council (HKWSC) are suggested at
the water body. The identity of the water body as a
water-based recreation venue would then be enhanced.
During non-typhoon days, secondary contact water sports
and recreation activities could be generally confined to a
designated water area such as the reserved berthing area for
non-PVs and along the passage areas in KTTS.

Water Access

As the HKWSC has applied for a short term tenancy (STT) to
set up a temporary water sports centre at the existing ex-fire
station site near Kai Tak Runway Park Pier, their activities
could in future access the designated water area with
assistance of designated slipway and temporary pontoons.
Other organisations, both on regular basis or temporary event
access could utilise the landing steps at Kwun Tong Public
Pier with aid of floating pontoons if deemed necessary. A
number of existing bollards along Kwun Tong Promenade are
located alongside openable glass balustrades. Removal of
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the existing glass fin of the bollards could facilitate vessels or
pontoons to anchor. Modification of the openable glass
balustrades could allow effective water access with the aid of
removable pontoon boat ladders. This has been
demonstrated feasible at a recent event of the Kwun Tong
Rowing Triathlon in August 2017.

Medium to Long-term Water Body Co-use Proposals (Plan 15)

29. In the medium to long run, with the establishment of KTAA
and the Tourism Node (TN) development at the Runway Tip,
entertainment and tourism-related uses would be introduced.
Secondary contact water sports and recreation activities at KTTS
would enhance diversity and create synergy with the developments
on land.

30. Redevelopment of both the Kerry Warehouse and the Kowloon
Godown is anticipated in the medium term. The works area for the
construction of Trunk Road T2 should be released and the
south-eastern corner area would become an open space in
accordance with the draft Kai Tak OZP No. S/K22/5. This open
space could adopt a water sports theme with land-based facilities
such as storage and training ground to further develop the “Healthy
City” theme as envisioned under KTF. A set of landing steps is
proposed at this site to allow proper and convenient access for
secondary contact water sports and recreation uses. The proposed
landing steps should be recessed from the existing seawall to ensure
no implications under the Protection of the Harbour Ordinance.

WAY FORWARD

31. In light of the feedback obtained from the consultation
exercise on the PODP and the water body co-use proposals, further

technical assessments would be conducted for formulating the
Recommended Outline Development Plan (RODP) for KTAA.
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VIEWS SOUGHT

32.

Members are invited to provide comments on the PODP for

KTAA and the water body co-use proposals for KTTS.

Energizing Kowloon East Office
Development Bureau
August 2017

Attachments

Plan 1: Study Area

Plan 2: Preliminary Outline Development Plan

Plan 3: Proposed Junctions, Internal Roads and PTI Layout
Plan 4: Option 1: Overall Approach (“Green Carpet”)

Plan 5: Option 1: Proposed Pedestrian Connectivity Plan
Plan 6: Option 1: Proposed Landscape Master Plan

Plan 7: Option 1: Proposed Building Height Profile

Plan 8: Option 2: Overall Approach (“Integrated Grid”)

Plan 9: Option 2: Proposed Pedestrian Connectivity Plan
Plan 10: Option 2: Proposed Landscape Master Plan

Plan 11: Option 2: Proposed Building Height Profile

Plan 12: Existing Operation of KTTS and Water Access Points
Plan 13: Water-based Activities and Events in Water Body
Plan 14: Short-term Co-use Proposals in Water Body

Plan 15: Medium to Long-term Co-use Proposals in Water Body
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