






















Figure 1 - The scope of this round of public engagement 

This public engagement focuses on the design and layout of buildings within 

their sites, and the impacts they have on the quality and sustainability of 

the neighbourhood. 

building materials. Another important design factor is the provision of space 

and facilities for "at source" waste separation and recycling by building 

occupants. 

Water Conservation - water consumption and wastage is heavily dependent 

on design of our buildings. Inclusion of water saving devices (faucets, showers, 

toilets, etc), recycling I reuse of grey-water (from bathing and washing) and 

rainwater, and water metering and leak detection, can all help to optimize 

the use of water, which is an increasingly scarce resource. Site drainage, 

effluent management, low-maintenance native plants, and efficient irrigation 

systems can further reduce the water footprint of a building. 

Indoor Environment - the goal is always to create a safe, healthy and 

comfortable home or workplace for the occupants. Key design considerations 

include: thermal comfort, indoor temperature, humidity and air movement, 

natural ventilation, day-lighting and views, indoor air quality, avoidance or 

removal of outdoor and indoor pollutants, health and hygiene in plumbing, 

drainage and refuse collection systems, indoor noise, acoustics and vibration, 

accessibility for the young, aged and people with disabilities, and amenities 

for building users and public. 

3.1.4 Whilst the importance of these factors is well recognised, to examine all of 

them in any single public engagement exercise would be too substantial, 

complex, and simply impracticable. Accordingly, the Council for Sustainable 

Development has decided to focus the scope of engagement on the design 

of buildings within their own site boundary, and in particular with the 

following three questions: 

• How to achieve sustainable design in terms of building separation, set

back from narrow streets, and greenery;

• How to balance the need for essential, green and amenity features of

buildings against the increase in building height and size that they create;

and

• How to improve energy efficiency of buildings through more effective and

sustainable design

3.1.5 Every one of us is affected by these aspects of our built environment in our 

daily lives, although we may not be consciously aware of it. For example, 

you may feel hot downtown. This may be a result of high density of high

rise buildings with little separation in-between, or the heat of reflected 

sunlight from buildings. On the other hand, you may also have experienced 
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Hong Kong has been praised as a model 
of "Vertical City" which surpasses New 
York 

Affordable, efficient and comfortable 
public transport system 

Hong Kong is a city famous for its 
dynamic lifestyle and vibrancy 

Most people enjoy having their 
homes, workplaces, schools, and 
facilities for social and other activities 
conveniently located and nearby each 
other 

Narrow streets - Limited 
opportunity for urban
greening or social amenity at 
ground level

Traffic and pedestrian in 
conflict 

Wall-like barriers causing negative 
visual impact and reducing air flow 

Canyons - narrow streets and 
pavements, high walls and a 
poor pedestrian environment 

Impact on neighbouring 
b u i l d i n g s ,  t h r o u g h  
overshadowing and glare 

Figure 2 - Illustrates the characteristics of our existing built environment: 
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Figure 3 - Possible solutions to reduce energy consumption 

Some examples of how money can be saved through energy conservation ... 

Use shading devices and high-performance 
glass to optimise natural daylight into buildings 
to reduce energy usage 

Innovative lighting systems, 
including blinds and wall 
l ight fixtures, further 
optimise the use of natural 
and artificial light, thus 
lowering energy usage and 
reducing cooling loads 

External sunshades and sunshade curtains reduce solar heat gain and increase 
overall comfort of the living space floor 

External 
sunshades 

Sunshade 
curtain 

Double-glazed 
glass curtain wall 

4.2.5. Buildings account for almost 90% of the electricity consumption in Hong 

Kong and are therefore our most significant contributors to greenhouse gas 

emissions. Reducing building energy use is a critical component of our 

community's response to the global challenge of climate change. Electricity 

generation also affects our air quality and therefore our health, with electricity 

generation being the largest source of air pollution in Hong Kong. On this 

point alone, the importance of energy efficiency is a matter of significant 

public concern. When we consider also the potential for cost savings from 

reduced energy bills, we can quickly realise that energy efficiency is a primary 

concern for our sustainable development. Many solutions have emerged in 

recent years and some of these are illustrated in Figure 3 below. 
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4.2.6. Our overall goal of course is to enhance the positive features of our built 

environment and create a quality and sustainable built environment. Our 

efforts must lead to better connectivity, whether at ground level or through 

elevated pedestrian networks, reduced air pollution, more public space to 

enhance vibrancy and social amenity. Greening should enhance our 

neighbourhoods and the buildings themselves should be designed in a 

manner to fit in and enhance the environment and offer higher levels of 

user amenity. 

4.3 What are the established policies and practices that 

influence our built environment? 

4.3.1 As our city and economy have matured, aspirations of our community have 

changed. While previous generations focused on meeting their basic needs 

in terms of accommodation, employment and social welfare by maximising 

development potential and ensuring that a basic infrastructure was provided 

(i.e. a balance of residential and commercial development, schools, hospitals, 

recreational facilities, fire stations etc), the present generation's aspiration 

has shifted towards a better quality of life in harmony with the environment 

or a quality and sustainable built environment as we refer to it in this exercise. 





Figure 4 - Three types of GFA concessions and how they affect building bulk and height 

Bonus GFA: 2 % of the domestic GFA was 

granted which was equivalent to 1.5 storeys . 

Basic Building Bulk: (41.5 storeys assuming 

the car-park & recreational facilities will not be 

provided without GFA concession) - Development 

intensity permitted under First Schedule of B(P)R, 

lease conditions or OZP, whichever is smaller 

Exempted GFA: 18% of the domestic GFA was 

granted which was equivalent to 2 storeys and 

10% of the site coverage of the tower. 

Disregarded GFA: Total 20%, including 16% 

for car-park and 4% for plant rooms and others, 

of the domestic GFA was granted which was 

equivalent to 4 storeys. 

Remark: GFA concessions granted in this example is based on the BD's study findings on an average building among the 54 cases of Residential Zone 1 (as defined in Chapter 2 of the HKPSG, 
which covers the highest density of residential development and applies to districts well served by high capacity public transport systems such as rail station or other major transport 
interchange). 

4.3.5 There are three types of GFA concessions, namely a) disregarded b) exempted allowed (details on the eligibility of features and associated GFA and SC 

and c) bonus GFA7
. These are explained in more detail in Figures 4, 5 and calculations are set out in various PNAPs available on the Buildings Department's 

6 below. If approved for concession, the area occupied by the concerned website). 

features will not be included within the calculation of the maximum GFA 

7 GFA Concessions via "disregarded GFA" (covered under section 23(3)(b)/23A of the B(P)R), "exempted GFA" (covered under section 42 of the BO) and "bonus GFA" (covered under section 22 of the B(P)R).
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Figure 9 - GFA exemption of covered landscaped communal areas on G/F in 

Singapore (Source: Singapore Urban Redevelopment Authority) 

Landscaped 
area for 
communal use 

ELEVATION 

Area not counted 
asGFA Area not counted Area not counted 

as GFA as GFA 
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Singapore also uses guidelines to promote sky-rise greening. Floor area of covered 

sky terrace, defined by the 45-degree line taken from the outer edge of the building, 

is exempted from GFA calculation. To further encourage provision of larger sky 

terraces, additional GFA exemption, subject to a cap of 20% of the area of the floor 

plate, is given to the residual area that form part of the sky terrace but fall outside 

the 45-degree line provided that the sky terrace areas within the 45-degree line 

occupy at least 60% of the floor plate, and at least 60% of the perimeter of the 

sky terrace floor is kept open with low wall. Studies in Singapore demonstrate that 

sky-rise greenery helps to create a more pleasant and softer cityscape. For inaccessible 

roof gardens, it shows that rooftop vegetation can cut annual energy consumption 

by 0.6% and reduce air-conditioning load of the buildings by 17%. For accessible 

roofs, they provide additional space for individual relaxation and social gathering, 

in addition to the environmental benefits such as reducing ambient temperature 

by up to 4 degrees Celsius, as well as improving air quality of the atmosphere and 

help in storm-water retention, which is a common problem in heavily developed 

urban areas. 

• In the United States, City of New York's High Performance Building Guidelines

requires new public buildings to plant at least one tree on the site for approximately

1 OOsq.m. of impermeable surface.



Figure 10 - Building Separation 
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5. 1 Introduction 

With a view to addressing public concerns over the issues regarding our built 

environment, a number of options under the three major aspects, namely: 

1. Sustainable Building Design Guidelines, 2. Control on GFA Concessions,

and 3. Energy Efficient Building Design and Installations are set out below 

for discussion. 

5.2 Sustainable Building Design Guidelines 

5.2.1 The Government is considering a number of measures to promote additional 

sustainable building design guidelines, in particular: 

a) separation of buildings in certain large developments;

b) provision of building setback in certain developments on narrow streets;

and

c) enhancing the amount of greening in building developments.

These proposed measures are introduced in more details below. 

Building Separation 

5.2.2 It is proposed that buildings on large development sites and those with long 

continuous frontage should be separated such that there are suitable 

separation between buildings to provide good air ventilation by neighbouring 

buildings. Related measures to improve building permeability (i.e. holes, 

notches or other such open sections of the building) should also be 

encouraged. Such features would also improve the flow of air through and 

around the building, and improve the air quality in the surrounding 

neighbourhood. 

.. 

5.2.3 The broader benefit of this proposal would be to enhance the pedestrian 

environment, improve the visual permeability of neighbouring buildings, and 

helping to reduce the temperature in the neighbourhood. 

5.2.4 We must consider how this might be achieved and any potential downside, 

e.g. a reduction in design flexibility, scale of development and the development 

potential of the land, and a reduction in the roofed over area allowable for 

the building leading to reduction in flexibility in spatial design if separation 

between buildings is to increase. 

5.2.5 As shown in Figure 10, it is proposed that for site areas greater than two 

hectares or with continuous building width of greater than 60 metres, an 

intervening space equivalent to 20% to 33.3% of the total frontage area 

of the building or buildings would be required. 
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Figure 11 - Building Setback 
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The 'canyon' effect is created when tall buildings 
are abutting narrow streets which results in poor 
air ventilation, high temperatures, poor 
pedestrian environment generally. In addition, 
narrow footpaths often cause pedestrians to step 
into the road. 
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Building setback can improve the flow of air either 
through or around the building, enhance air quality 
in the neighbourhood, and provide safety and 
better environment for pedestrians. 

Building setback allows provision of public open spaces 
for the use of ... 

Plaza Semi-Private area 

Dense urban setting often results in air pollution and 
congested street environment, which put our health and 
safety at risk. Building setback, on one hand, enhances air 
ventilation, mitigates urban heat island effect, and provides 
open space for landscaping and recreational use, it may 
allow increase in building height since setback area could 
be compensated. 

5.2.8 As shown in the Figure 11, it is proposed that on streets less than 15-metre 

wide, new building developments measured from ground level to a height 

of 15 metres should be set back to provide a space with a width of not less 

than 7.5 metres measured from the centre line of the street. 
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Figure 12 - Site coverage of greenery 

Greenery at street level 

Site Coverage of Greenery 

5.2.9 It is proposed that greenery should be provided according to the site area 

of a development as a way to improve the local environment. 

5.2.10 Greenery on different levels of buildings (ground level, podia and rooftops) 

reduces the internal heat gain, and also provides a pleasant external 

environment in which to relax. At ground level, greenery may be used to 

separate roads and people, thereby improving safety and comfort. Studies 

have shown that even modest increases of greenery in urban areas may 

reduce the temperature in urban areas by up to 1 degree Celsius (based on 

a study in Canada of the impact of adding 6% additional greenery). Green 

roofs may also reduce the temperature inside the top floor of buildings by 

up to 4-5 degrees Celsius8
. 

5.2.11 While site greenery may add tremendous value, consideration should also 

be given to the cost of maintaining the plants and adequacy of site drainage, 

and ensuring that consequential damage to buildings does not occur. In 

particular, the introduction of measures to ensure long-term maintenance 

responsibility for the greenery should also be considered. 

5.2.12 As shown in Figure 12, it is proposed that greenery should be required for 

sites larger than 1,000 sq.m., and that fixed planting areas equivalent to 

20% to 30% of the site areas should be provided, including greenery at 

ground, podium and roof levels. 

• Data is drawn from the HKSAR Government's Architectural Services Department's Study on Green Roof Application in Hong Kong, February 2007.
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Figure 14 - Energy efficient building design and installations 

Enhanced use of daylight through building windows Rooftop solar photovoltaic panels can 
convert solar energy to electrical energy 
for the building 

Use of shading devices - fixed or movable, located inside or 
outside the glazing, can control direct or indirect solar gain 

Non-absorbing roofing - roof 
covered by light-coloured or 
reflective membranes -
absorbs less heat 

Rooftop greening reduces 
heat absorbed by the roof 

Landscape shading - use of trees or major landscaping 
elements to provide beneficial shading 

5.4.2 In addition, integration of renewable energy devices in buildings could also 

help reduce reliance on fossil fuel and thereby reduce the emission of 

greenhouse gases. 

5.4.3 In common with other green features, GFA concessions may be applied as 

a means to further promote energy-efficient building designs. As considered 

in the previous texts on overall GFA caps, the community should consider 

such concessions as part of an overall and balanced consideration. Other 

mechanisms may also be applied to achieve the same or similar ends. These 

are briefly described below. 

5.5 Considerations for these possible policy options 
��������������������������������i) 

5.5.1 Incorporation of green, amenity and energy efficient features into buildings 

are desirable from many perspectives as highlighted above. They may however 

lead to an increase in building height or bulk and adversely impact the 

neighbourhood by reducing visual permeability, and causing overshadowing. 

5.5.2 Balancing between the incorporation of these features and the associated 

trade-offs/costs is an important issue for the community to discuss. In this 

document, we have introduced the existing situation in Hong Kong, some 

of the potential design approaches and control mechanisms. 

5.5.3 While control on GFA concessions is one approach, it is certainly not the 

only approach and other mechanisms may be applied. Consideration of 

whether to make certain features mandatory and accountable for GFA 

calculations or to apply a GFA cap (a limit) on the amount of GFA (as described 

above) for these features must be made. The Council wishes to engage all 

stakeholders in this discussion in order to be able to make an appropriately 

balanced recommendation to the Government at the end of this public 

engagement exercise. 
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