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APPLICATION NO. Y/H3/6

Jonnex International Limited, Mr. LEUNG Chung Ching, Edwin and
Ms. Wong Fung San, Hanny represented by Kenneth To and Associates
Limited

Approved Sai Ying Pun & Sheung Wan Outline Zoning Plan (OZP) No.
S/H3/29

1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong
About 495m”

Inland Lot (IL) 635 s.B ss.1 (part), 635 s.B ss.2 (part), 635 s.B RP
(part), 635 s.E ss.1 (part), 635 s.E ss.2 (part), 635 s.E ss.3 (part), 635 s.E
RP (part) and 635 (P) (part) subject to restrictions, among others, of the
non-offensive trades clause and rate and range clause

“Open Space” (“O”) (about 96% of the site, 476m°)
“Pedestrian Precinct / Street” (“PPS™)  (about 4% of the site, 19m?)

To rezone the application site from “O” and “PPS” to “Residential
(Group A) 23” (“R(A)23”), and stipulate building height (BH)
restriction of 120mPD for the “R(A)23” zone

1. The Prop\"()‘gal

1.1 The applicant proposes to rezone the site from “O” and “PPS” to “R(A)23”
and stipulate BH restriction of 120mPD for the “R(A)23” zone on the
approved Sai Ying Pun & Sheung Wan OZP No. S/H3/29 (Plan Z-1) for
residential development. The proposed amendments to the OZP and Notes
under “R(A)23” zone are at Drawing Z-1. The site is currently occupied by
seven 3-storey buildings which were constructed in early 1950s.

1.2 In support of the application, the applicant has submitted the following

documents:

(a) Application form received on 28.8.2014 (Appendix I)
(b) Supplementary planning statement received on 28.8.2014 (Appendix Ia)
(c) Further Information (FI) dated 1.9.2014 (Appendix Ib)
(d) FIldated 5.11.2014 (published on 28.11.2014) (Appendix Ic)
(e) Fldated 7.11.2014 (published on 28.11.2014) (Appendix 1d)
(f) Fldated 17.11.2014 (published on 28.11.2014) (Appendix Ie)



1.3

1.4

Development Area 385m?
(excluding the NBA and service lane)
Plot Ratio (PR) » 8.78
» Domestic 7.08
» Non-domestic 1.70
Total Gross Floor Area (GFA) 3,380m”
» Domestic GFA 2,723m’
» Non-domestic GFA 655m”
Site Coverage
1>  Domestic ‘ 33.33%
» Non-domestic 99% (G/F), 95% (1/F),
79% (2/F) and 33.33% (3/F)
No. of Storeys 25 (including G/F)
Building Height (BH) 120mPD
No. of Residential Units 80
Private Open Space Not less than 176m?
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(g) FIdated 23.1.2015 (published on 13.2.2015) (Appendix If)
(h) FI dated 6.2.2015 (published on 13.2.2015) (Appendix Ig)

According to the indicative development scheme, the proposed 25-storey
residential building has a total GFA of about 3,380m> plot ratio of about 8.78
and a maximum BH of 120mPD with shops on G/F and 1/F. Tak Sing Lane
will be retained as Non-Building Area (NBA) and a service lane will also be
provided along the eastern boundary. Two entrances will be provided on G/F
and 1/F via Tak Sing Lane/Second Street and Third Street respectively to
provide a public access through the subject site. The floor plans, section
plans and photomontages are at Drawings Z-3 to Z-13. The proposed
development parameters are provided below.

Site Area ' 495m?

~  The calculation of plot ratio and site coverage is based on the Development Area only.

On 28.1.2015, the applicant’s representative wrote to the Secretary of the
Board requesting the Committee to defer making a decision on the application
for one month in order to prepare further information to address the
departmental comments and substantiate the application. On 6.2.2015, the
Committee agreed to defer consideration of the application as requested by the

~applicant. On 23.1.2015 and 6.2.2015, the applicant submitted further

information providing new and revised technical assessments which were
published for public comments on 13.2.2015. The application is scheduled
for consideration by the Committee at this meeting.

Justifications from the Applicant

The justifications put forth by the applicant in support of the application are detailed
in the supplementary planning statement and FIs at Appendices Ia to Ig. They can
be summarized as follows:



Outdated “O” Zoning for the Site

(a) the existing seven 3-storey residential buildings were completed in 1952 and
1953 before the site was zoned “O” on the first OZP which was gazetted in
1970. Although there is a shortfall of overall open space provision within the
Sai Ying Pun & Sheung Wan area, the proposed “O” involving about 495m? has
negligible impact on the overall open space provision in the area. Whilst there
has never been any implementation programme for the planned open space by
the Government, the “permanent loss of open space” is only in terms of number
without any physical loss; 4

Jeopardized Owners’ Development Rights

(b) whilst the site has been zoned “O” since 1970, there is no programme for
implementing the subject open space. The prevailing “O” zoning had
jeopardized the development right of the land owners;

Examples of Taking Up “O” for Other Uses

(c) ‘asevere shortage of local open space’ was not a strong reason to retain the site
for open space which is under private ownership. It is the duty of the
Government to seek suitable and available government land for development of
‘open space’. Nevertheless, there are already examples of taking up “O” zone
for other uses (Annex 2 of Appendix Ia);

In line with Government’s Housing Supply Policy

(d) the proposed rezoning of the site for residential use is in line with the
Government’s prevailing policy on increasing supply of residential flats, in
particular the small- to medium-sized flats, to meet the pressing housing
demand;

Compatible with the Surroundings

(e) the proposed residential use with high-density development is compatible with
the surrounding area which is a predominant residential neighbourhood. The
proposed maximum domestic PR of 7.08, non-domestic PR of 1.70 and a
maximum BH at 120mPD is comparable with the adjoining developments
within R(A)” zones;

(f) as shown on Drawing Z-2, there are reasonable separations between the
- proposed residential tower and the surrounding developments, i.e. Yee Shun
Mansion, Yue Sun Mansion and Goodwill Garden, at 7.7m, 11.9m and 5m
respectively. As the proposed development has to comply with the statutory
requirements under relevant ordinances/regulations, it will not affect the
sunlight penetration, air ventilation and means of escape of the adjoining
residential developments. Photomontages has been prepared to demonstrate
the spatial quality of the views from Third Street, Second Street and Tak Sing
Lane (Drawings Z-12 and Z-13); ’



Proposed Public Pedestrian Access

(g) a public pedestrian access is proposed to pass through the site linking Second
Street and Third Street (Drawing Z-14), which will be a planning gain to the
local community. A lift will be provided within the site and opened for public
use, which is free from opening hours constraints;

- No Adverse Traffic, Sewerage, Air Quality and Air Ventilation Impacts

(h) given the limited scale of the proposed development (80 flats) and the close
proximity of the future Sai Ying Pun MTR Station, there will be no provision of
internal transport facilities within the site. It is anticipated that the additional
pedestrian and vehicular flows generated by the proposed development is
limited. Moreover, it is not anticipated that the proposed development would
generate adverse environmental impacts, including air quality and sewerage, on
the surrounding area;

(1) the Air Ventilation Assessment Expert Evaluation (AVA EE) Report concludes
that the site does not encroach into any air paths of the area and the proposed
development would not cause adverse air ventilation impact on the local area
(Annex 1 of Appendix Ig); and

Preservation of Two Existing Trees
(j) the two existing trees will be preserved by reserving spaces between the trees
and the residential block. The site coverage at 2/F and 3/F (i.e. 79% and

33.33% respectively) has been reduced so as to reserve larger space and reduce
the amount of pruning for T1 tree (Appendix I of Appendix If).

- Compliance with the “Owner’s Consent/Notification” Requirements

The applicants are one of the “current land owners”. In respect of the other “current
land owner(s)”, the applicants have complied with the requirements as set out in the
Town Planning Board Guidelines on Satisfying the “Owner’s Consent/Notification”
Requirements under Sections 12A and 16 of the Town Planning Ordinance (TPB
PG-No. 31) by publishing newspaper notices and posting site notices. Detailed
information would be deposited at the meeting for Members’ inspection.

Backgrdund

4.1 The subject seven 3-storey residential buildings at 1-7 Tak Sing Lane were
completed in 1952 and 1953 before the site was zoned “O” on the first
statutory plan, i.e. Urban Renewal District OZP No. LH3/48 which was
gazetted on 20.3.1970. In the Explanatory Statement of the OZP No. LH3/48
for Public Open Space, it was stated that ‘There is a deficiency of public open
space and recreational facilities in the district .... so as to provide centres of
recreation within walking distance of most of the commercial/residential and
residential zones. However, these sites are on private land and it may be
many years before they can be acquired and used for recreational purposes.’
Under the Notes of OZP No. LH3/48, ‘Flat’ is a Column 2 use under “O” zone.
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On 17.3.2006', the draft OZP No. S/H3/21, incorporating, inter alia,
amendment to delete ‘Flat’ use from Column 2 of the Notes of the “O” zone
was gazetted. This is in accordance with the revised Master Schedule of
Notes to statutory plans endorsed by the Town Planning Board (the Board).
No objection to this amendment item was received during the plan exhibition
period.

4.2  Taking into account of the findings of a review of the “O” zones in Sai Ying
Pun & Sheung Wan, the proposed amendments to the approved OZP No.
S/H3/20 were submitted to the Committee for consideration on 3.3.2006 .
At that time, there were 30 “O” sites of various sizes on the OZP. Out of
these sites, 27 were under Government ownership whilst 3 involving private
land, i.e. Yu Lok Lane, Ui On Lane and Tak Sing Lane (Sites 1, 2 and 3 on
Plan Z-10). "

4.3 The Committee noted that the majority part of “O” site at Yu Lok Lane (Site 1
on Plan Z-10) together with the adjoining area zoned “R(A)” and small area
shown as “PPS” would be rezoned to “Comprehensive Development Area” on
the draft Urban Renewal Authority (URA) Yu Lok Lane/Center Street
Development Scheme Plan. The remaining part of this “O” site had been
used as open play area of Kau Yan School to the west.

4.4  For the two “O” sites at Ui On Lane and Tak Sing Lane (Sites 2 and 3 on Plan
7Z-10), the Committee agreed on 3.3.2006 that these sites should be retained
for the following reasons:-

(a) the site was zoned “O” since the publication of the first OZP for the Sai
Ying Pun & Sheung Wan area in 1970. The implementation of the
open space development would depend on the programme of LCSD;

(b) there was a severe shortage of local open space in the Sai Ying Pun and
Sheung Wan area;

(c) surrounded by building and with no direct street frontages nor direct
vehicular access, the two sites were essentially landlocked. Accesses
to the sites were via stepped streets in the vicinity. The sites were
considered not suitable for other types of uses other than public open
space so as to alleviate the congested 11V1ng environment and meet the
needs of the local residents; and

(d) about 73% of the “O” zone at Ui On Lane was Government land which
was partly used as storage area for cleansing equipment by the Food &

The proposed amendments to the approved OZP No. S/H3/20 covering the following three aspects were

agreed by the Committee on 3.3.2006:

(i) a technical amendment to the OZP to excise the area delineated and described in the draft Yu Lok
Lane/Centre Street DSP;

(ii) areview of the “O” sites in the Sai Ying Pun and Sheung Wan area; and

(iii) amendments to the Notes of the OZP to reflect the revised MSN endorsed by the Board.

The proposed amendments to the OZP were subsequently gazetted on 17.3.2006.
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Environmental Hygiene Department > and partly as a temporary
landscape area® of the District Office (Central & Western). Given that
the majority of the Ui On Lane “O” site was under Government
ownership, the “O” zoning should be retained to facilitate future
implementation of the open space.

45  On 29.3.2006, the Secretary of the Board wrote to the DLCS relaying the
Board’s request for open space development on both sites of Ui On Lane and
Tak Sing Lane be expedited. On the same date (29.3.2006), the Secretary of
the Board also wrote to URA relaying the Board’s concern on the difficulty in
implementing planned public open spaces involving private land, and the
Board’s request that URA should consider developing public open spaces as
part of its urban renewal work in the area either on its own or in joint effort
with LCSD. On 15.5.2006, the LCSD replied that it would be difficult to
seek funding to implement the project as resumption of private lots was
involved. On 7.4.2006, URA replied that it recognized the opportunities
offered by sites zoned “O” (without implementation programme) to be
included as part of their comprehensive schemes.

4.6  As of today, the “O” sites on the current OZP (Plan Z-11) is basically the
same except the addition of two new “0O” sites on Government land at
Pottinger Street and Graham Street. DLCS advises that there is no
programme for open space development at the subject site at Tak Sing Lane
and the land resumption matters needs to be resolved before the department
may proceed with open space development. On 8.4.2015, URA advised that
there is currently no plan to include the subject site at Tak Sing Lane as a
comprehensive project. Under the current policy, URA should avoid
developing site(s) which are largely zoned “O” unless there is a significant
community and/or social gain in so doing. Nevertheless, URA will continue
identify suitable sites in the old urban areas for redevelopment.

Previous Application

The site is the subject of a s.16 planning application (No. A/H3/421) for proposed
eating place on ground floor which was approved with conditions on 23.5.2014.

Similar Rezoning Request/Application for Amendment of Plan

6.1  There is no similar rezoning request or application for amendment to the OZP
covering “0O” zone within the Sai Ying Pun & Sheung Wan OZP.

The site is currently used as FEHD’s temporary offices and facilities. FEHD’s offices and facilities, which
were originally located next to the Centre Street Market, were relocated to the subject site temporarily to
facilitate the construction of WIL Sai Ying Pun Station. Upon completion of the Station, the FEHD’s
offices and facilities will be reprovisioned and relocated back to the original location.

The site is currently used as works area by CEDD for slope maintenance works until 2015.
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6.2  For Members’ reference, before 2006, there were 27 s.16 applications
involving “O” zone for residential or commercial/residential developments on
Sai Ying Pun & Sheung Wan OZP. Amongst them, six applications
involving four sites were approved with conditions between 1975 and 1987
whilst 21 applications involving 11 sites were rejected between 1977 and 2005.
For those approved. applications, part of the application sites fell within “O”
zone with reprovisoning of open space upon redevelopment.

The Site and Its Surrounding Area (Plans Z-1 to Z-2 and photos on Plans Z-3 to Z-9) '

7.1 The subject site is:

(a) occupied by Tak Sing Lane, and seven 3-storey tenement buildings
constructed in early 1950s, which are currently vacant;

(b) bounded by residential buildings of about 25 storeys high fronting onto
Second Street to the north and Third Street to the south; and

(¢) no direct street frontage nor vehicular access. * Access to the site is via a
stepped street connecting to Second Street.

7.2  The surrounding areas have the following characteristics:

(a) the surrounding areas are mainly zoned “R(A)” and predominantly
residential in nature with commercial uses such as shops and restaurants
on ground floors;

(b) there are two existing trees grown on the retaining wall to the south of
' the site (Plan Z-2);

(¢) to the immediate east of the site, there is a site under “Government,
Institution or Community” zone at David Lane, which is currently
occupied by four 2-storey tenement buildings, a temporary public toilet *
and an electricity sub-station;

(d) to the south across Third Street is URA Yu Lok Lane/Centre Street
project which is under construction; and

(e) the area is well served by public transport including buses, public light
buses and tram. The site is about 30m away from an entrance of the
future West Island Line (WIL) Sai Ying Pun Station which is located to
the north across Second Street.

The public toilet, which was originally located next to the Centre Street Market, was relocated to the subject
site temporarily to facilitate the construction of WIL Sai Ying Pun Station. Upon completion of the
Station, the public toilet will be reprovisioned and relocated back to the original location. The subject site
will be handed over to LCSD for the reprovisioning of the Centre Street Sitting-out Area.



Planning Intention

The planning intention of “O” zone is intended primarily for the provision of outdoor
open-air public space for active and/or passive recreational uses serving the needs of
the general public and visitors.

Comments from Relevant Government Departments

9.1

The following Government departments have been consulted and their views
on the application and the public comments received are summarized as
follows:

Land Administration

9.1.1  Comments of the District Lands Officer/Hong Kong West & South,
Lands Department (DLO/HKW &S, LandsD):

(a) the site falls within IL 635 s.E ss.3, 635 s.E RP, 635 s.E ss.2,
635 s.E ss.1, 635 s.B ss.1, 635 S.B RP and 635 s.B ss.2. The
Government lease governing the subject lots is subject to
restrictions, among others, of the non-offensive trades clause
and rate and range clause. If catering facilities such as
bar/restaurant/cafe are provided within the site, an application
for licence or technical modification to remove the offensive
trade clause of the subject lots will be required; and

(b) regarding para. 2.3.2 of the Supporting Planning Statement,
please be clarified that the mentioned right-of-way at Tak Sing

Lane and the staircase connected to Second Street are not lease
requirements.

Open Space
9.1.2  Comments of the Director of Leisure and Cultural Services (DLCS):
- there is no programme for open space development and the land
resumption matters needs to be resolved before the department

may proceed with open space development.

Urban Design and Visual

9.1.3  Comments of the Chief Town Planner/Urban Design and Landscape,
Planning Department (CTP/UD&L, PlanD):

(a) he has some reservations on the application;
Urban Design/Visual Impact
(b) the proposal is mainly to rezone the subject site from “O” and

“PPS” to “R(A)23”. In terms of the wider cityscape, it is
generally accepted that “O” zones offer valuable spatial and



(c)
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visual relief in densely built-up urban areas, including the Sai
Ying Pun and Sheung Wan area. The loss of “O” zones for
development uses would permanently deprive the built
environment of much needed spatial and visual reliefs;

notwithstanding the above, the subject site is surrounded by
existing medium to high-rise composite developments with
building heights ranging from about 90mPD on the southern
side of Second Street to about 100mPD on the northern side of
Third Street. The “R(A)8” zone to the north, west and south
of the subject site currently has a BH restriction of 120mPD.
With considerations to the existing and planned context, the
proposal would be most discernible from public views from the
east. Judging from the submitted photomontages, the proposal
is not considered visually incompatible with the surrounding
built-up context;

Air Ventilation

(d)

(e)

®

the AVA EE Report for the Sai Ying Pun and Sheung Wan area
(May 2010) (SYP&SW AVA Report) recommended that all the
“O” zones should be maintained and should not be further
developed with tall buildings or rezoned for bulky
developments as they provide useful ‘lungs’ of air spaces in the
Area. With considerations to the recommendations of the
SYP&SW AVA Report and the existing situation at and around
the application site, adverse air ventilation impact is expected
when comparing the current proposal with the existing and
planned scenarios; ~

for the current application, the applicant has included an AVA
EE Report to substantiate the proposal. However, the
applicant’s AVA EE Report has failed to address the air
ventilation impact and to propose mitigation measures to
alleviate such impact. Many of the submitted information are
erroneous and there are also many inconsistencies throughout
the applicant’s AVA EE Report. The overall analysis is not
convincing. In this regard, the applicant’s AVA EE Report is
considered unsatisfactory. The applicant should address the
specific issues which are listed in Appendix I accordingly;
and '

overall, for the reasons listed above, the applicant has failed to
provide sufficient information to demonstrate that the proposal
would have no adverse air ventilation impact on the
surrounding area.

Comments of Chief Architect/Central Management Division 2,
Architectural Services Department (CA/CMD2, ArchSD):

the site is located in an existing residential neighbourhood of
high rise and low rise buildings. Stepped building profile
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should be considered for the proposed residential development in
detailed design stage for a design which is more responsive to
.the surrounding environment.

Tree Preservation and Landscape

9.1.5 Comments of the CTP/UD&L, PlanD:
(a) he has some reservations from landscape perspective;

(b) low to high rise residential buildings are found in the immediate
vicinity and the proposed rezoning for residential development
is not incompatible with the existing landscape character;

(c) asrevealed by the applicant, there is a shortfall of overall open
space provision to serve the current population of Sai Ying Pun
and Sheung Wan area. The applicant argues that the loss of
495m* of open space is negligible. However, the proposed
rezoning would signify a permanent loss of open space and
further aggravate the shortfall of open space provision within
the area covered by the OZP; and

(d) there are two existing trees (T1 and T2) growing on the
retaining wall at the southern boundary of the site. Whilst the
tree preservation proposal > is submitted, the architectural
scheme has subsequently been modified so as to reserve more
spaces for T1. The applicant should provide more information
to demonstrate how the modified architectural scheme would
reduce the amount of pruning on T1 and by what extent.
Further, the applicant should provide substantiation regarding
the feasibility of retaining T1 and T2. '

Traffic

9.1.6  Commissioner for Transport (C for T):

- no comment on the application.
9.1.7  Comments of the Commissioner of Police (C of P):

- no objection to the application provided that no nuisances,
obstruction and traffic congestion caused to the public.

Air Quality and Sewerage

9.1.8  Comments of the Director of Environmental Protection (DEP):

(a) he cannot lend support to the application at this stage;

5

According to the tree preservation proposal, the extents of pruning for T1 and T2 ére 40-50% and 20-25%

respectively.
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Air Quality

(b)

(©)

(d)

the applicant should address all potential air quality issues, such
as possible chimney emissions from the nearby Tsan Yuk
Hospital;

the applicant should conduct site surveys to address any
potential (chimney) impacts within a study area of 200m in
accordance with HKPSG and if necessary propose mitigation
measures should any air quality sensitive receivers be affected.
Adverse air quality impact can be avoided provided that there is
sufficient separation distance between the chimney/source and
the air sensitive use of the future development;

any other major concerns from air quality planning perspective
should be fully addressed; and

Sewerage Impact Assessment

(e)

Annex 2, Table 3 - The calculation for sewage generation rate
of Catchment A has missed out three buildings, namely Sun
Luen Building, Ka Fu Building and 62-64 Centre Street, which
are located within Catchment A.

9.1.9  Comments of the Chief Engineer/Hong Kong & Islands, Drainage
Services Department (CE/HK &I, DSD):

(a)

(b)

(c)

Building

it appears that the effect of sewer outlet from manhole
FMH7010887 to the west of High Street was not taken into
account in the calculation;

it appears that the extent of Catchment A shall be reviewed.
For instance, King’s College shall be included; and

the project proponent shall clarify who will carry out the
proposed sewerage upgrading works.

9.1.10 Comments of the Chief Building Surveyor/Hong Kong West,
Buildings Department (CBS/HKW, BD):

(a)
®)

no objection in principle to the application; and

detailed comments will be given at formal building plan
submission stage.
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9.3

Fire Safety

9.1.11

-12-

Comments of the Director of Fire Services (D of FS):

(a)

(b)

no in-principle objection to the application subject to fire
service installations and water supplies for firefighting being
provided to the satisfaction of D of FS. Detailed fire safety
requirements will be formulated upon receipt of building plans
or referral from licensing authority; and

the applicant should be reminded that the arrangement of
emergency vehicular access shall comply with the Code of
Practice for Fire Safety in Buildings which is administered by
the Building Department.

District Officer’s View

9.1.12 Comments of the District Officer (Central & Western), Home Affairs
Department (DO(C&W), HAD):

he notes that the concerned District Council member of the
subject constituency, together with residents/owner associations

" in the district, have raised objection against the application. At

the Food, Environment, Hygiene & Works Committee (FEHWC)
of the Central & Western District Council (C&WDC) held on
23.10.2014, members have raised grave concern over the
application given the adverse visual, environmental and air
circulation impact on nearby buildings together with other
concerns on fire safety and privacy. The minutes of meeting is
at Appendix III. Furthermore, two petition letters were handed
to the Director of Planning during his visit to. the C&WDC on
4.12.2014 (Appendix IV).

The following Government departments have no objection to the application:

(2)
(b)

Chief Highway Engineer/Hong Kong, Highways Department; and
Head of Geotechnical Engineering Officer, Civil Engineering and
Development Department.

The following Government departments have no comment on the application:

(2)
(b)

(©
(d)
(e)

Chief Engineer/Development (2), Water Supplies Department;

Chief Engineer/Railway Development 2-1, Railway Development Office,
Highways Department;

Director of Electrical and Mechanical Services;

Director of Food and Environmental Hygiene; and

Project Manager (Hong Kong Island and Islands), Civil Engmeermg and

Development Department.
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10. Public Comments Received During Statutory Publication Period

10.1

10.2

On 5.9.2014, the application was published for public inspection. During the
first three weeks of the statutory public inspection period ended on 26.9.2014,-
196 public comments were received with one supports and 195 object to the
application. On 28.11.2014, the first batch of FI was published for public
inspection. During the first three weeks of the statutory public inspection
period ended on 19.12.2014, 375 public comments were received with two
support and 373 object to the application. On 13.2.2015, the second batch of
FI was published for public inspection. During the first three weeks of the
statutory public inspection period ended on 6.3.2015, 319 public comments
were received objecting to the application. The public - comments are
deposited at the meeting for Members’ inspection.

To sum up, out of the 890 total public comments submitted by C&WDC
members, Democratic Party, Designing Hong Kong Limited, Incorporated
Owners/Owners Committee of nearby buildings, local residents and members
of the public, three support and 887 object to the application. The supporting
views have not provided any reasons. The objecting views are summarised
as follows: :

(a) the proposed development is not compatible with the surrounding
environment;

(b) the site is enclosed by residential buildings and the proposed
development is too close to the surrounding buildings. The proposed
BH of 120mPD is unreasonable resulting in infill of a tall building
within a small site (3 41 4£);

(c) the proposed development will cause adverse impacts on traffic,
environment (air, noise, hygienic), visual, natural lighting, air ventilation
and fire safety. It will block the views of the nearby buildings, create
security and privacy concerns, and affect the living standard of the
nearby residents;

(d) the proposed development is not in line with the planning intention of
“O” zone. As there is shortfall of open space, the site should be
reserved for open space development;

(e) the Government should consider resuming the land and develop it
together with the neighbouring David Lane as open space;

(f) the site should be reserved for community uses such as community .
centre, education centre and public library;

(g) the flat sizes of the proposed residential development are too small. It
is more desirable for a comprehensive redevelopment with the

surrounding lots; and

(h) construction works would create nuisances to the nearby residents.
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Planning Considerations and Assessment

11.1  The site falls within “O” zone which is primarily intended to provide land for
the provision of outdoor open-air public space for active and/or passive
recreational uses serving the needs of local residents as well as the general
public. The site is currently occupied by seven 3-storey private residential
buildings on private lots. The residential buildings had existed since 1950s
before the site was zoned “O” on the first OZP covering the area, which was
gazetted on 20.3.1970.

11.2  As mentioned in paragraph 4 above, a review of the “O” zones in Sai Ying
Pun and Sheung Wan area was completed in 2006, the Committee agreed at
that time that the subject “O” site at Tak Sing Lane should be retained for
reasons, among others, that there was a severe shortage of local open space in
the Sai Ying Pun and Sheung Wan area; the site was surrounded by buildings
and essentially landlocked with no direct street frontages nor direct vehicular
access; and it was considered not suitable for other types of uses other than
public open space so as to alleviate the congested living environment and meet
the needs of the local residents. Since then, the planning circumstances
remain largely the same.

Open Space Provision

11.3  According to the requirements of the Hong Kong Planning Standards and
Guidelines (HKPSG) ©, there are deficits of 9.9ha and 9.3ha in the existing
and planned provision of local open space respectively in the Central and
Western District. The applicant proposes to rezone the site from “O” and
“PPS” to “R(A)23” for residential development. Despite the applicant argues
that the loss of 495m” open space is negligible, the proposed rezoning would
result in a permanent loss of open space as no reprovisioning site would be
identified in the locality. Given the severe deficit in local open space in the
area, the proposed rezoning would aggravate the shortfall of local open space
in alleviating the congested living environment and meeting the needs of the
local residents. Rezoning of the subject site for residential use is considered
not appropriate.

Breathing Space and Visual Relief

11.4 In the old and densely built-up urban area in Sai Ying Pun and Sheung Wan,
the pocket open spaces including the subject site are important to serve the
local residents as breathing space and visual relief. The AVA EE Report for
the Sheung Wan & Sai Ying Pun Area (May 2010) recommended that all the
“0O” zones should be maintained and should not be further developed with tall
buildings or rezoned for bulky developments as they provide useful ‘lungs’ of
air spaces in the area. The proposed change from open space to residential
use at the subject site would permanently deprive the built environment of the
much needed spatial and visual reliefs.

According to the HKPSG, in the urban areas, including the Metro Area and the New Towns, the standard
for provision of open space is a minimum of 20 ha per 100,000 persons i.e. 2m” per person, apportioned as
follows:

(@) a minimum of 10 ha per 100,000 persons (i.e. Im’ per person) for District Open Space; and

(b) a minimum of 10 ha per 100,000 persons (i.e. 1m” per person) for Local Open Space.
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The applicant has submitted an AVA EE Report to substantiate the proposed
development. However, CTP/UD&L of PlanD considers the applicant’s
AVA EE Report - unsatisfactory with many incorrect information and
inconsistencies. In this regard, the applicant has failed to provide sufficient
information to demonstrate that the proposal would have no adverse air
ventilation impact on the surrounding area.

Other Technical Considerations

11.6

Moreover, the applicant fails to demonstrate that the proposed development
would not have adverse tree preservation, sewerage and air quality impacts on
the surrounding areas. The technical assessments including tree preservation
report and sewerage impact assessment have yet to be accepted by the relevant
government departments. Moreover, there is no information in the current
submission to demonstrate the air quality implications of the proposal. DEP
cannot lend support to whilst CTP/UD&L of PlanD has reservations on the
application.

Planning Merits |

11.7

11.8

The applicant offers public pedestrian access between G/F and 1/F of the
proposed development through provision of a lift for public use, which is free
from opening hours constraints (Drawing Z-14). There is no provision
under the OZP or Town Planning Ordinance to cater for implementation and
management issues of such proposal. Besides, as the lease governing the site
is virtually unrestricted with non-offensive trades clause and rate & range
clause, it is doubtful whether the requirement for the provision of public
pedestrian access could be enforced under the lease.

Besides, there had been grave public concern and media coverage on the
public accessibility and standards of provision in some public open
spaces/public facilities within private developments, as well as the conflicting
interests between public users and private owners espec1a11y those in private
residential developments.

Undesirable Precedent

11.9

While the technical feasibility of the proposal is yet to be established,
approval of the application would set an undesirable precedent for similar
applications in the “O” zone and the cumulative effect of which would result
in a permanent loss of public open space and deprlve the built environment of
the much needed spatial and visual reliefs.

Implementation Issues

11.10 With respect to the applicant’s concern that the development right of the land

owners is jeopardized as there is no programme for implementing the subject
open space, DLCS advises that there is no programme for open space
development and the land resumption matters needs to be resolved before the
department may proceed with open space development. For Members’
information, a s.16 planning application (No. A/H3/421) for proposed eating
place on ground floor of the subject site submitted by the same applicant was
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approved with conditions on 23.5.2014.

Public Concerns

11.11 C&WDC and local residents have raised grave concern on the proposed
rezoning and object to residential development at the subject site. The
grounds of objection include the proposed development will increase the
building density and is incompatible with the surrounding environment, the
site should be reserved for open space development, the proposed
development would cause adverse traffic, visual, environmental, sunlight and
air ventilation impacts on nearby buildings together with other concerns on
fire safety, privacy and living quality. In this connection, the planning
assessment and departments’ advices on these aspects in paragraphs 11.1 to
11.6 are relevant.

Planning Department’s Views

12.1

12.2

Based on the assessment made in paragraph 11 above and having taken into
account the public comment mentioned in paragraph 10, the Planning
Department does not support the application for the following reasons:

(2)

(b)

(c)

(d)

given the site is surrounded by buildings and landlocked with no direct
street frontages nor direct vehicular access, the “O” zoning for the site
is considered appropriate to alleviate the congested living environment
and meet the needs of local residents;

rezoning of the site from “O” to residential use would result in a
permanent loss of open space and further aggravate the shortfall of
local open space provision in Sai Ying Pun and Sheung Wan area;

there is no strong planning justification nor merit for rezoning of the
site from “O” and “PPS” to “R(A)23”; and

the approval of the application would set an undesirable precedent for
similar applications in the “O” zone and the cumulative effect of which
would deprive the built environment of the much needed spatial and
visual reliefs.

Should the Committee decide to agree or partially agree to the application, the
proposed amendment to the approved Sheung Wan & Sai Ying Pun Outline
Zoning Plan No. S/H3/29 would be submitted to the Committee for approval
prior to gazetting under section 5 of the Town Planning Ordinance.

Decision Sought

13.1

13.2

The Committee is invited to consider the application and decide whether to
agree, partially agree, or not to agree to the application.

Should the Committee decide not to agree to the application, Members are
invited to advise what reason(s) for the decision should be given to the
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" Form No. S12A
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'APPLICATION FOR
AMENDMENT OF PLAN UNDER SECTION 12A OF
THE TOWN PLANNING ORDINANCE

| ~ (CAP.131)

Mg (T HEERLN) (F131%F)
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‘a@?
/ "%’/EHJﬁﬂ)ﬁ’zﬁtfH #
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: tisreceivedon ___
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FomNo. S12A %S 1 2 Age

AppligatioglNo. X _ .
For Official Use Only |  Farma: X / H3 / A \
HORELE DaeReceived | 2 § 2014

1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F., North Point
Government Offices, 333 Java Road, North Point, Hong Kong. ’

HRAFHCRZA AR R MR (85) - BRERILAEEN I3 RILABFAE 1S BBt RS ene
4. ’

2. Please read the “Guidance Notes” carefully before you fill in this form. The document can be downloaded from the Town Planning Board’s

(the Board’s) website at http://www.info.gov.hk/tpb/. It can also be obtained from the Secretariat of the Board at 15/F., North Point
Government Offices, 333 Java Road, North Point, Hong Kong (Tel.: 2231 4810 or 2231 4835), and the Planning Enquiry Counters of the
Planning Department (Hotline: 2231 5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F,,
Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories).
ARSCHIIBE (SRR MRHER  ARETE IR . ENNFTRBHHHNEEET (TH "E289 ) WESTHR (4
http://www.info.gov.hkitph/) - FAMBEREWEE (B AELEY 333 SALABUFSSE 1518 - BEET 2231 48102231 4835)
BARBIFLRBTENE (2 2231 5000) (BHIL ARy 333 SILABUFSE 17 BRI AW E R | SYERT
BF 1498) BEW -

3. This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enquiry Counters
of the Planning Depaitment. The form should be typed or completed in block letters, preferably in both English and Chinese. The
processing of the application may be refused if the required information or the required copies are incomplete.
HRETREETOEE TH A AERGHER RS TR SR SRR - FEEAZRLUTEN AR E R B 5K » 1]
BRI E PR - MEFB AR R RGBT » RS TEERE GRS -

1.  Name of Applicant = HAELZ/ILE
(MerAMers-AMissMis-/Company/Orgamization* St/ get—/ /A ] i)

Jonnex International Limited,
Mr. Leung Chung Ching, Edwin
Ms. Wong Fung San, Hanny

2. Name of Authorized Agent (if applicable) 1 33 # £ 3 A %/%E qWER
(irAvirs-AvlissAvEs./Company /Orgamization® SrlietShkrfrbdBfstid / NGRS - o))

Kenneth To and Associates Limited

3. Application Site ¥ 5% iy =t

(@) Whether the application directly
relates to any specific site? Y2 '
SR AL e 7 No & [ (please proceed to Part 7 Shfeiiness 7 5
(b) Full address/Location .
FEREEAE / B Nos. 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong
(¢} Demarcation District and Lot no.
(if applicable)
TR RIMESE (MEH) IL 635 S.B. ss.1 (part), IL 635 S.B. s5.2 (part),
_ IL 635 S.B. RP (part), IL 635 S.E. ss.1 (part),
~ IL 635 S.E. s5.2 (part), IL 635 S.E. ss5.3 (part),
- IL. 835 S.E. RP (part), IL 635 (P) (part)
* Delete as appropriatc * EMERERE '
Please fill “NA” for inapplicable item Z5E7R3& NIEEEE "REE,

v, at the appropriate box WEEEENABAmME TV | 8 ‘
. , Parts1,2and3_ 251 - 2 BE IS




FomnNo. SI2A 4% S 1 2 ASE

3.  Application Site (Continued) Hi 5F i 2§ (#)

(d) Sitearea

EHEE R B approx. 49-?}§£\Ietf,;8i:te Area: approx. 385) sq. m. =K
(e} Area of Government land included '
(if any) Nil sq. m. ZFJ5RK
Fr RSBy L HETR (99) ’
() Current use(s)
7S s e

There are seven nos. of 3-storey bundlngs at
Nos. 1-7 Tak Sing Lane

(If there are any Government, institution or community facilities, pleas
illustrate on plan and s ec1fy the use and total floor area Z[1&" EE%B[

JiF %%Jﬁ@aﬁ AAERER] BN » R AR AR AR

"4, “Current Land Owner” of Application Site FAFF i Bipy "SHT LB E A,

The applicant EHFFA :
[  is the sole “current land owner"” (please proceed to Part 7 and attach documentary proof of ownership).
| BME—8 TERIT LA N (GEEBIREE 7S - WRKTEEHANE) -
g#  is one of the “current land owners"” (please attach documentary proof of ownership).
REP—& TRTLMIAAY ) (MRS -
[J isnota “current land owner™.

WAZE "HT LR -

5. Statement on Owner’s Consent/Notification

RIHERFRAMEE/ BN L BES ANERE

(2) According to the record(s) of the Land RegiStIy 8 8t .......covvevervverimnernereresessesessoreans , this application involves a
10171 oY RO “current land owner(s)*”,
IR ETREE wnE. = I, = [0 P E TN oo 2 — %

TR LHBERAY -

(b) The applicant has HEF

[] obtained consent(s) of ............... “current land owner(s)*”.
Y11= S & THRIT R RE -
[ notified....cccoueruu. “current land owner(s)*” .
R F 1 % TEIT LR, -

#  “Current land owner” means any person whose name is registered in the Land Registry as that of an ownef of the land to which the

application relates, as at 6 weeks before the application is made. IR{THHUBEE A ; IE7EIZHIEREART/AEHT - HiEALR
%T’“E?”fii&&iﬁﬁi-iﬁﬁﬁﬁz$ FRATRATRY RO E AR -

Please fill “NA” for inapplicable item RETERANEBES TIEA
F'v |, at the appropriate box SEEEENAEANE TV 8

Parts 3 (Continued). 4 and 5 %5 3 ~E4 53
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(Please make copies of this part of the form, if necessary W& EE . Vit A i o=

5. Statement on Owner’s Consent/Notification (Continued)

RIHMBEFANRE/BEO LS ANEL (8D

(c) - Particulars* EF¥{g*

(Please use separate sheets if the space of any box below is insufficient WTFHLATHROZERIRR » B ERE)

- [PRER  H E  R FE SRR

Lot no./address of premises shown
in the record of the Land

Registry

B2/ B A bt

(e.g. Lot No. 47 in D.D. 123, Yuen Long)
(BIF: FTHIE ] 2 SHHEE L T8

(e.g. Lot No. 48 in D.D. 123, Yuen Long}
(BIF: TTHFE 2 3 #5185 4 8 5¢)

Total number of
“current land owner(s)”

"RITLIMEAEA ) REK

date of consent obtained

. btained no. no. date of consent obtained
W =] BUSEERIH BE IS REIEA B
AGEENIETRS
Sfication o no. date and means of notification given no. date and means of notification given
Notification given R =
ification given BE Zo B a0e BRI =% 3] BB E RS

6.  Particulars of Other Steps Taken to Obtain the Consent of or Give Notification to Owner(s)

RUBIHERFRANEERNAZAZHEATRING LS B
" (please use'separate sheets if the space below is insufficient MTFIMZEMRR » FSERH)

Please specify the date(s) of action(s) taken FEEBA{TEIREH

A Notification was published in China Daily, Wen Wel Po and Hong Kong Daily News

PN

* Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the application.

IR AZEL R R A B — M BR (RS R BR (R IR RR o

Please fill “NA” for inapplicable item

FETERAWEBESE TTEA .
Parts 5 (Continued) and 6 5 63F



FormNo. S12A FAE5S 1 2 A%k

7.  Plan Proposed to be Amended #% 3% & 57 & B B
(@) Planname BRI
Approved Sai Ying Pun and Sheung Wan Outline
Zoning Plan
Plan number BEHESE
®) R No. siHai29
© ir;la‘:ﬁ“;sg (Zi;):;ésl%c able) "Open Space" and "Pedestrian Precinct / Street"
¥R Ak
(&R )
8. Proi)osed Amendment(s) % 3% & =7

a ropose to rezone the aj P 1cation site to the fo owing zone(s may _ more than one
@ # p the application site to the followi ) rv th

(please illustrate the details on plan)

TR R R OB A SR MR B T F b (ﬂ?f%ﬁ’é-@?ﬂé?ﬁﬂuj: TV L8R (FEEERIBERES)

[0 Comprehensive Development Area {1 Commercial (4)
RF Residential (Group ....... A, )23 [J  Village Type Development
2= U 45) ENAERE
] Agriculture [] Industrial
B I
[] Industrial (Group D) [  Open Storage
I (TH#H) BRETY)
] Governrﬁent, Institution or Comhmnity l___] Opén Sbéce
B ~ SRR E REE A
[0 Recreation [’1 GreenBelt
553 HRALHRE
O Country Park [ Coastal Protection Area
RPEFAE BRERER
[ Conservation Area []  Site of Special Scientific Interest
| BEAREE BRI EHE EH B,
[ Other SPECHIEd USES (-eersmrrurereesnrrsenrersesnneeesesseseesssesessesessesssssssesbesees s s ee oo eosesesees e eeeens )
B2yt~ (OO e )
[ Others (please specify) Efty (FHEED) |

Please fill “NA” for inapplicable item
F'v' | at the appropriate box

FRTETEANEEIES A
HIEEEWSBRMLE "V W%

Parts 7 and 8 7 8%
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(

8. Proposed Amendment(s) (Continued) # 3 & 357 (&)

o) & Propose to amend the Notes of the Plan (please specify the details)
ERERTHAN () (Ghstmgzys) :

To add relevant subareas and restrictions under clause (24) of the Remarks of the "Residential

.......................................

.....................................................................................................................................................................

.................................................................................................................................................................

.................................................................................................................................................................

....................................................................................................................................................................

................................................................................................................................................................

et e s s oo

..............................................................................................................................................................

..............................................................................................................................................................

..............................................................................................................................................................

........----...-.--....u--r.n..-..--.--.-..-..-.. -----------------------------------------------------------------------------------------------------------

...............................................................................................................................................................

...........-..-..--....-..--..--..........-.....................-.....-.-...-..-............-...-............-.. ..............................................

..............................................................................................................................................................

bttt e

..............................................................................................................................................................

9. Development Prdposal (if any) %% BRESE (A

¥ Particulars of a development proposal are included in the Appendix.
B S o — e S R S AT

L] No specific development proposal is included in this application.
iﬁ%¢'§%ﬂﬁ$@.ﬁ{fﬁ?§ﬁﬂ’ﬂ%§§%§§+§ﬂ ° '

T¥ Jat the appropriate box HEEENHRAME TV A

Parts 8 (Continued) and 9 %5 8 () B&Eoms
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10. Justifications ¥

The applicant is invited to provide justifications in support of the application. (Preferably not more than 500
words in English and/or Chinese. Use separate sheets if necessary.)

TR A AR AL AR SR R L A R (RIB B AR SOV R s » VAR » S5
#HA ) ’

...............................................................................................................................................................

11. Plan.s, Drawings and Documents & B - #& B & 2 &

Please list location plans, site plans, other relevant plans, drawings and other documents submitted with

the application. FFFE R HRF—(FHHERHIMIER - MATTTEE - EAERRIEIR - &8 R -

Please fill “NA” for inapplicable item SE7ETEFIROTE H4EE T AREA
‘ Part10and 11 251 QR 51 155
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FormNo. S12A FES 1 2 A?Jf

12. Declaration B g

I hereby declare that the particulars given in this application are correct and true to the best of my

knowledge and belief. ZXAZILE - AABLERFTFRLER A NTRIRSE - IRAERR -

Signature Applicant /Authorized Agent*
wE A R
................... Managing Director . ...
Name in Block Letters #£44 (LIIFFEEE ) Position (if applicable) B&{sz (40EA)

Professional
Qualification(s) EHZEEH MemberEr5 / Fellow TiEE E* of

. ¥ HKIP [JHKIA [JHKIS [JHKIE []HKILA

Others EAM v, e
on behalf of @
B s Kenneth To and Associates Ltd, N&&F e
Company/Organization Name and Chop (if applicable)
‘ NF | BELTRERERE (WEA)D

Date .
HE..... 2 AUQUSt 2014

Warning $4=

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application, which is false in
any material particular, shall be liable to an offence under the Crimes Ordinance.

EAANERNEEEIRAT » BUERFFRIAECAEE EREROBEREL » HBER (HEFETEED -

Statement on Personal Data {f A BEIHIEREE

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government departments for
the following purposes:

(a) the processing of this application which includes making available the name of the applicant for public inspection when making
available this application for public inspection; and
(b) facilitating communication between the applicant and the Secretary of the Board/Government departments

in accordance with the provisions of the Town Planning Ordinance and the relevant Town Planning Board Guidelines.

ZREEFRFHNUENEARHE TR REUE REFTEFT - DURIR (RTTHREIED RARMGTRATHREIE S8 RsE
BIRIREELLT !

(a) BEEEREH  BEOTERFHEAOREN  AFAMFRANSEZIEARERN: LR
b) FHFEFFANARRGUERBUTEF T FETRHE -

2. The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes mentioned in

(.

«

4

— parag.r,aph. .1.above. S

FREABLEREFRMOEARY  SURGrEMA TR  UMF LIRS | BHR RS -

3. An applicant has a right of access and correction with respect to his/her personal data as provided under the Personal Data (Privacy)
Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary of the Board at 15/F., North
Point Government Offices, 333 Java Road, North Point, Hong Kong.

RIE (EARR (R RO (54 8 6F) WHE » FRATREHREELEARY - IREMEREERAZR
EHESERERIERER » A ATEILAREE 333 HILARFAZ 154 -

* Delete as appropriate * EHMENERE

Please fill “NA” for inapplicable item BN HARIERESE TFAHEHA |
TV, at the appropriate box FIEEERNAEANLE T L 8%

Part12 1 28
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8.12A Planning Application
for Amendment to Plan

Rezoning from “0” to “R(A)23” Zone,
for Proposed Residential Development
at 1-7 Tak Sing Lane, Sai Ying Pun

Date: 26 August 2014




FormNo. S12A RI&EES 1 2 A%

APPLICATION FOR AMENDMENT OF PLAN UNDER
SECTION 124 OF THE TOWN PLANNING ORDINANCE (CAP. 131)
R (oM A B e D) (131 B O12A 18

E B2 F] B AU AR

Development Proposal (only for indicative purpose)

s a8 (FUEHRTRAR)

)

=

==
Gl]

1. Development Proposal #f 25 3¢ E 51 &

Proposed total floor area (TFA) domeltic: about 2725 sq.m. | Proposed plot ratio 3-073 (t‘_jml;esmz‘) anclj\l 1.702 (non-
%ﬁf@*ﬁﬁﬁﬁ non-dpmestic: about 655 2’37%7& Eﬁﬁiﬂfﬁttg ag(r)nuetsgg:% 53.5:1 . on Net Site Area
Proposed site coverage 15m or abdle: not more than 33.33 o Proposed number of blocks

e A below 15m{not more than 98.98  7°| feesmemy : 1

Proposed number of storeys of each

block FHEESMAEEREH

25 (including G/F)

Proposed building height of each
block SHEEEYINEEESE

not more than 120mPD

Development Schedule ZZESMETTE

4 Domestic Part {ERERS

TFA FEEEEE
number of units E{i7E7H

average unit size BE{TEIEERE
estimated number of residents {H5HF=EE
Non-domestic Part FE{ERIERS

[1 eating place £k
[ hotel EiE

O office =
¥ shop and services TBE R IRHEITE

[0 Government, institution or community

facilities FF « BRI & ERHE

O othér(s) Hh

& Open Space {REEFHH
private FLA
public 2%
[d Transport-related Facilities
HE R BRVER

A Estimated population is calculated based on
an assumed PPF ratio of 2.2 as recommended in
Table 9, Ch.2: Residential Densities of the HKPSG

(AR BTN | AR

about 2,725
..................... 8. e
e, @0OUE 34 sq. m. 553k
176 ~

(please specify the mumber of tooms)
€ S L)
........................................................................... B

sq. m. 52k
(please specify the use(s) and concerned land area(s)/TFA(s))

(please specify the use(s) end concerned land arcals)/TEA(S)
AR A T B / ST

parking spaces {EEI{[
(please specify type(s) and number(s)

loading/unloading spaces &K EE{;
(please specify type(s) and number(s) FFEEREREIEREMH)

F'v ) at the appropriate box
Please fill “NA™ for inapplicable item

FEFEENAEANLE TV 4 5
FETHEANWEEER "TEA
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Fom No. SI12A #RES 1 2 AL y

1. Development Proposal (Continued) #% 2% 2% B 51 2] (&)

other transport-related facilities HAEELEHERIAVEE

(please specify type(s) and number(s) EFEERREAE REIE) {
Use(s) of different floors ZAEREHIFZR
Block No. EEEL Floor(s) fE8% Proposed Use(s) ik
1 _ 4/F - 24/F Residential Units

3/F Residential Recreational Facilities,

landscape garden, swimming pool
2/F E&M
1/F Shops, entrance for access to Third Street
G/E Shops, Lift Lobby to 1/F of the commercial

portion, residential entrance lobby

Proposed use(s) of uncovered area (if any)

BRIMSG (EF) WEERS

Landscape garden and swimming pool at 3/F

DA RSB AR

Any vehicular access to the site?

Yes;&2 [ Thereis an existing access. 5 —{§3RAEHK
[] Thereis a proposed access. 75—{EiFenEaK -
(please illustrate on plan and specify the width)
AAEE AIEU - WREBAE AR )

No & &4

2. Impacts of Development Proposal s B E S W E &

adverse impacts. FIFEEAVES

If necessary, please use separate sheets to provide justifications and/or measures to minimize possible

SRR R/ BRI TTREH IR R IEHE -

Does the development
proposal involve alteration or
extension of existing
building? »

EYRICREN R

AR ST AEREE

Yes ;& [] Please provide details SFfEfEE¥E

............................................................................................................

No&®w #

Please fill “NA” for inapplicable item
F'v' | at the appropriate box

FETERNEEER T EA
FEEENARAMLE T %
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FormNo. S12A RIEEES 1 2 A

2. Impacts of Development Proposal (Continued) B B ZREEH B W EZE (&)

Does the development proposal

involve fand-fHtg/pond
fiHing/excavation/diversionof

| streams/site formation™®?

BERRRR R AR TR
== /$BE $E T | FREECE /

Yes &2 [] Please specify the details, and indicate on site plan(s) the

extent of site formation (including land/pond filling), the

filling/excavation level(s) and the existing ground levels,
and the particulars of diversion of stream

AEEAIREE » DURAEHE T H B EoREAAe TR T2 (43
TR /4R ) BEE - B4 /S AN T S

Mg e THE7 SAEGE TA2AIHHES
No& &
Would the developm;nt Yes 2 [] Please state the number, diameters at breast height and
proposal involve felling of species of the affected trees (if possible) and whether there
trees and/or cause damage f)o are any replanting/landscaping proposals
;’f%f&;j:;g’g:; ;;;Sﬁ AR RENIE - RGBS - SRR
AR B D AR BB 3 PR B
I e T R "
22
No & &
Would the development On environment ¥{EEHES Yes®& [ NoFg &
Proposet)l cause any adverse On traffic $%75% Yes® [1 Nofg
m;lf)acts. e | On water supply #ffit7k Yes®& [] NoFe &
iﬁ?ﬁ?ﬁﬁa‘f‘ﬂa TERTEE |, drainage ¥fHEK . Yes® [] NoFe @ -
= On slopes ¥fFL4% Yes& [] Nof&
Affected by slopes SZRIIR 2 Yes& [] NoAfg
| Landscape impact LRI E Ys& [0 NoFg @
Visual impact RS B L Yes& [] Nofg @&

Please state measure(s) to minimize the impact(s) FetEREEIRA B E0HTE

* Delete as appropriate
Please fill “NA” for inapplicable item
['v' ) at the appropriate box

* ERETERE
BET AL B TOREA
SBIEEENHEAME T | %
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Appendix Ia of
MPC Paper No. Y/H3/6A

Kenneth To & Assoeiates Ltd
MUERIEESRLE
POw R A NN MY
AN i VI GPMENT
CONSULYANTD S

Our Ref : $1211/TSL_SYP/14/002Lg
| 26 August 2014

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road
North Point
Hong Kong
By Hand

Dear Sir/Madam,

Proposed Residential Development
at Nos. 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong

- S12A Application for Amendment of Plan -

We refer to the captioned application submitted on 25 August 2014.
We would like to make the following clarification:

a) The total site area of the subject site of this Application should be about 495m?, covering
about 476m? of the prevailing “Open Space” zone and about 19m? of the area zoned
“Pedestrian Precinct / Street”. But the Net Site Area of the Proposed Development
remains unchanged as 385m? (approx.).

b) The lots involved in the Subject Site should include:
IL 635 S.B. ss.1 (part), IL 635 S.B. ss.2 (part), IL 635 S.B. RP (part),
IL 635 S.E. ss.1 (part), IL 635 S.E. ss.2 (part), IL 635 S.E. ss8.3 (par‘c)
IL 635 S.E. RP (part), IL 635 (P) (part).

c) Land use zones involved should include “Open Space” and “Pedestrian Precinct / Street”.

However, it should be noted that the “Pedestrian Precinct / Street” on the Approved Sai Ying
Pun and Sheung Wan OZP No. H3/29 (“Approved OZP") is different from the existing
pedestrian precinct linked to the Site and Third Street. The “Pedestrian Precinct / Street” o
the Approved OZP is occupied by part of IL 635 S.E s.s.2 while the existing pedestrlan
access is occupied by part of IL 635 S.B RP.

Nevertheless, under the indicative development scheme of this Application, a pedestrian
connection from 1/F of the Proposed Development to the existing Pedestrian Precinct which
is linked to Third Street will be provrded

To reflect the actual srte boundary Ofr the subjept site, attached please find 5 copies of the
amended Location Plan, amended figure for proposed rezoning (to replace Pg. 17 of the
Planning Statement), and amended pages of the Appllcatron Form to supersede the relevant
pages of the Application Form.

TS TITE 100 AE11EESFE B © (852) 3426 8451 18K : (B52) 3426 9737  EFER{E : kta@ktaplenning.com an
@
Units E & F, 11/F, Neich Tower, 128 Gloucester Road, Wanchai, Hong Kong  Tel: (852) 3426 8451 Fax: (852) 3426 9737 Email: kta@ktaplanning.com LT 4



Kenneth To & Assosiates Lid
MIUAEREEESELE

Meanwhile, should you have any queries in relation to the attached, please do not hesitate to
contact the undersigned at 3426 8841. '

Thank you for your kind attention.

- Yours faithfully
For and on behalf
KENNETH TO & ASSOCIATES LIMITED

A
o o

Camille Lam

Encl.

cc. Applicants & Team

KT/ClLivy



S.12A Planning Application for Amendment to Plan
Rezoning from “Open Space” to "Residential (Group A) 23" Zone
For the Proposed Residential Development at Nos. 1-7 Tak Sing Lane, Sai Ying Pun

%“:‘ [EY 4 " -E. v‘
i H‘ﬁ' Rl S B
L)

Agelication Sits
Nan‘—Bmlﬁiﬂg Area

Maxirmum Bullding
Height {im mPO}.

Figure 6.1 The Proposed Amendments from “Open Space” to “Residential (Group A) 23”
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Supporting Planning Statement
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Appendix Ib of
MPC Paper No. Y/H3/6A

Kenneth To & Associates Ltd
HUTERBABBERAG
TOWN PLANNING
AND DEVELOPMENT
CONSULTANTS

Our Ref : $1211/TSL_SYP/14/003Lg
1 September 2014

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road
North Point
Hong Kong
By Fax (2522 8426) and By Post

Dear Sir / Madam,

Proposed Residential Development
at Nos. 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong

- 812A Application for Amendment of Plan -

We refer to the captioned application submitted on 25 -August 2014.

Clarification on the proposed rezoning, site boundary and site area which should be about
495m? was made in our letter dated 26 Aug 2014 (Our Ref.: S1211/TSL_SYP/14/002Lg).

Therefore, attached please find the revised executive summary (both English and Chinese
versions) and the revised Figure 6.1 (Pg.17 of the Planning Statement) to supersede the
relevant pages of the Planning Statement.

Should you have any queries in relation to the attached, please do not hesitate to contact the
undersigned at 3426 8841.

Thank you for your kind attention.

Yours faithfully
For and on behalf
KENNETH TO & ASSOCIATES LIMITED

v
/ s 1/:"? ) //
K\ R Akl

oy
s,
e

Camille Lam .

Encl.

cc. DPO/HK - Ms Jessica Lee (By Fax 2895 3957 & By email: jktlee@pland.gov.hk) w/e
Applicants & Team .

KT/CL

ERWAETITH 2R EAB11BESFE B : (852) 3426 8451  {HE ! (852) 3426 9737 BT EHY ¢ ktsokiaplanning.com  gg
Units E & F, 11/F, Neich Tower, 128 Gloucester Road, Wanchai, Hong Kong  Tel: (852) 3426 8451 Fax: (852) 3426 9737 Email: kta@ktaplanning.com 4




S.12A Planning Application for Amendment to Plan
Rezoning from “Open Space” and “Pedestrian Precinct / Street” to “Residential (Group A) 23" Zone

For the Proposed Residential Development at Nos. 1-7 Tak Sing Lane, Sai Ying Pun

R T T

. S ) S0 i
ke e

Application Site

Hon-Building Area

Maximum Building
Height {in mFD}

Figure 6.1 The Prbposed Amendments from “Open Space” and “Pedestrian Precinct / Street” to

“Residential (Group A) 23”
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S.12A Planning Application for Amendment to Plan
Rezoning from “Open Space” and *Pedestrian Precinct / Street” to “Residential (Group A) 23" Zone
For the Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong

Executive Summary

This Planning Statement is prepared and submitted on behalf of Jonnex International Limited,
Mr. Leung Chung Ching, Edwin and Ms. Wong Fung San, Hanny (“the Applicants”) to the Town
Planning Board (“TPB’/the “BOARD”) in support of the S.12A planning application for a
proposed amendment to the Approved Sai Ying Pun & Sheung Wan Outline Zoning Plan No.
S/H3/29 (“the Approved OZP”) to enable a residential development at Nos. 1-7, Tak Shing Lane,
Sai Ying Pun (“Application Site’/"the Site”). The proposed amendment is to fezone the
Subject Site from “Open Space” and “Pedestrian Precinct / Street” to “Residential (Group A) 23"
(“R(A) 23") zones. The Site will be subject to a building height restriction 120mPD.

The Application Site has a site area of 495m? (approx.). It is proposed to retain Tak Sing
Lane as a Non-Building Area as well as to provide a service lane along the eastern boundary.
Therefore, the total Net Site Area will be 385m? (approx.). The overall development
parameters of the proposed development are listed out below:

| Class of Site Class A

Total Site Area " | 495m? (approx.)

Net Site Area 385m? (approx.)

(deducting the Non-Building

Area and service lane)

Maximum Plot Ratio (PR) #

> Domestic PR 7.078

» Non-domestic PR 1.702

‘Total GFA

> Domestic GFA 2,725m? (approx.)

> Non-domestic GFA 655m? (approx.)

Maximum Building Height 120mPD

No. of Storeys 25 (including G/F)

No. of Blocks 1

No. of Residential Units 80

Average Unit Size 34.1m? (approx.)

Site Coverage * Not more than 33.33% (15m or above)
Not more than 99% (below 15m)

Private Open Space Not less than 176m?

A The calculation of plot ratio and site coverage is based on the Net Site Area only.

In addition, there are shops provided at G/F and 1/F. The public can access G/F of the
commercial portion of the proposed development from Tak Sing Lane or access 1/F from Third
Street. Recreational facilities, landscape garden and swimming pool for the residential portion
are provided on 3/F.

This $12A Application is fully justified for the following reasons:

e The “O” zone largely involved in the Site is the only one site zoned “O” in the area
covered by the Approved OZP, which is still under private ownership with existing private
buildings, yet without any implementation programme for the open space;

Supporting Planning Statement




8.12A Planning Application for Amendment to Plan
Rezoning from "Open Space” and "Pedestrian Precinct / Street” to “Residential (Group A) 23" Zone
For the Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong

While there is no programme to implement the concerned open space, the Government
should respect the land owners’ intention to have an alternative proposal for better
utitization of the Site;

The prevailing “Q” zoning has jeopardized the development right of the land owners;
The proposed rezonihg for residential use is IN LINE with the Government’s on-going
policy on INCREASING SUPPLY of RESIDENTIAL FLATS, in particular the low- to
medium-sized flats, to meet the pressing public demand,

There are examples for taking up “Open Space” for other uses in Sai Ying Pun and
Sheung Wan;

The site area of the Site is just about 495m? such that the proposed rezoning has
negligible impact on the overall open space provision in the area for local residents;

The proposed land use is compatible to the surrounding land uses which are
predominately high-density residential uses;

The proposed development quantum is suitable;
The proposed development will not affect the two existing trees near the Site; and

The access provision can fulfil the relevant requirement.

In view of the above, we sincerely request TPB to give favourable consideration to this S12A
planning application.
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S.12A Planning Application for Amendment to Plan
Rezoning from “Open Space” and “Pedestrian Precinct / Street” to "Residential (Group A) 23" Zone
For the Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong

HREEE
( BARSURA R EE )

HEBEAMZERERAT. RAFEERER ML , BRE T RBIRGIE 12A RAMTTREE
BEg(THEEAE ) HBEET LR EER S BAEBEERS S/H320( KIAZER)) , AR
PMUREER 17 R(TEFERE) / MR ) TRRESREERR. REEITERNPR ERED
HEE BRI AR A ARRTASRE/4E ARRE A EE(RE)23 1 H%. PHEBRY
HEESERYSE AT KFEE E 120 X,

EEBEN 405 LHRMBEEER , EREEEEREAEESERAN , WS FSSREHR
3, Eit , BEBERAL 385 FH K. %ﬁ%ﬁéﬁﬂ@%ﬁ?%@%ﬁﬂﬂ'

xmﬁﬁi

FR i b A
FRFE B EE #9495 F 5K
WARHEE 49 385 E K
(IRRFBRERBREE)
BEMELLE A
> TRAMBLER 7.078
> FEEEHBHR 1.702
EREmEE
> EHEHEE #2,725 75K
» FEREEEE # 655 FH K
BEEEYEE EARFEAE F 120 %
B 25 (B8 GIF)
BFEH 1
FEEENEE 80
BAUFHERE #1341 5K
LFEHEE A TR 33.33% (15 K L)
il 99% (15 KEATF)
RARZR THR 176 FFHH

4 RER B FERESTE

A BERREAM TR —ERRUAEE 2% AL TREEEE AT 2 ELBARMRE=
BEA—E, MAEFRENSAIRE. BERKH , BRR=E,

RFHMERT B AV ERIRIMT ¢

o EFEMBESNARAL EEEAMBERNAAT ABAL IEF | - IERA
ERRMERAYNE , {EE&ﬁ“%mé/i“ﬁ"é’éE'?H?kﬁmi&JEﬁnJriU

o BABUTRAEY "Wﬁﬁsﬁﬁ i VA BRITE  EEEEREAURSBEESNAA
RYEE ;

o HFEGEWEEINERL AR, BEFETHBEEANERE ;

. EHRNENEST , SREELNEEMRNEESE -5, AEEENRRTNEE
i, NeREAEENEE
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S.12A Planning Application for Amendment to Plan
Rezoning from “Open Space” and “Pedestrian Precinct / Street” to "Residential (Group A) 23" Zone
For the Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun, Hong Kong

EREBR RER | AR RS HIT

S BERAE 405 THK , BREASTH BRI A LB SR
BT AR AR AT RANGE ;

BRBENRESHAE ;
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EEILLEWRER RS , FRAREAAS TR ETE AR
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Appendix Ic of ‘
| - MPC Paper No. Y/H3/6A |

Kenneth To & Associates Ltd
HMUEERIABEERAE
TOWN PLANNING

AND DEVELOPMENT
CONSULTANTS

Our Ref : $1211/TSL_SYP/14/004L.g
5 November 2014

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road o
North Point
Hong Kong
By Fax (2522 8426) and By Post

Dear Sir/ Madam, -

Proposed Rezoning from “O” and “Pedestrian Precinct / Street” to “R(A)23”
for Residential Development
at 1-7 Tak Sing Lane, Sai Yin Pun
- 812A Application No. Y/H3/6 -

We refer to the captioned application submitted on 25 August 2014.

In order to address the public comments received, we hereby submit a table of Re'spon.ses to
Public Comments with a figure for illustration for the consideration of Town Planning Board.

Should you have any queries in relation to the attached, please do not hesitate to contact the
undersigned at 3426 8841. '

Thank you for your kind attention.

Yours faithfully
For and on behalf
KENNETH TO & ASSOCIATES LIMITED

Comdf

Camille Lam

1dRMOL

~ Encl.

cc. DPO/HK — Ms Jessica Lee (By Fax 2895 3957 & By email: jktlee@pland.gov.hk) w/e
Applicants & Team

KT/CLivy

EHBIELTITE108BEHEXE11/8E6FE BT : (B52) 3426 8451  {2H : (852) 3426 9737  EFIFfF ! kta@keaplanning.com g,
2
Units E & F, 11/F, Neich Tower, 128 Gloucester Road, Wanchai, Hong Kong  Tel: (852) 3426 8451 Fax: (852) 3426 9737 Email: kta@ktaplanning.com_ %W
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Appendix Id of \

7N I
" (5 ™, R MPC Paper No. Y/H3/6A
L/

5 £ iy, . ‘ - _)-
Kenneth To & Associates Lid
T EREEEERELT )\

TOWN PLANNING
AND DEVELOPMENT
CONSULTANTS

Our Ref : S1211/TSL_SYP/14/005Lg
’ 7 November 2014

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road
North Point
Hong Kong _ _
, ‘ By Fax (2522 8426) and By Hand

Dear Sir/ Madam,

Proposed Rezoning from “O” and “Pedestrian Precinct / Street” to “R(A)23”

- for Residential Development
at 1-7 Tak Sing Lane, Sai Yin Pun
- $12A Application No. Y/H3/6 -

We refer to the captioned appljc;ation submitted on 25 August 2014.

In;‘order to address the débartm'ental comments récéived, we herezby submit 70 éefs of the
table of Responses to Departmental Comments with relevant appendices for the
consideration of Town Planning Board. ‘

n to the attached, please do not hesitate to contact the

Should you have any queries in relatio

T H

uincrl.efrsignedeat 3‘426 88-;-11.¢ . .
¥ ‘ i -Q g .
Thank you for your kind attention. § = b
) 4 . . . :5

Yours faithfully ._ § ~ I
For and on behalf 8 B 2‘: §
KENNETH TO & ASSOCIATES LIMITED ' g w m

7, m /
Bq b
(.{‘(Zl ”KJ\—-
Camille Lam

Encl.

cc. DPO/HK —Ms Jessica Lee (By Fax 2895 3957 & By email; jlﬁlee@pland.qov.hk) w/oe

Applicants & Team

KT/CLivy

®EE 1 (B52) 3426 8451 {BE : [B52) 3426 9737 TBFE4 kta@ktaplanning.com g,

FREFELITHE BB 11 BEars
Tel: (852) 3426 8451 Fax: (852) 3426 9737 Email: kta@kta lanning.com \I"ﬁ?
H p o

Units E & F, 11/F, Neich Tower, 128 Gloucester Road,'Wmlchai,‘Hong Kong
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Visual Analysis



Appendix 1

Appendix 1 — Visual Analysis

The site falls within an area dominated by high-rise developments mixed with some old and low-rise
tenement blocks. The site is surrounded by adjoining residential developments like Yue Sun Mansion,
Goodwill Garden and Yee Shun Mansion. It is mostly hidden from views on the streets surrounding that
street block (Figure 1.1 in Appendix 1 refers). Therefore, the visual envelope which defines the extent of
area where public viewers may be affected by the proposed development, either wholly or partly visible to
the visual receivers, is mainly confined within the adjoining streets (i.e. Second Street, Centre Street and
Third Street). And Western Street is not covered in the visual envelope as it is anticipated that the
Proposed Development (113.55mPD) will be completed blocked by the high-rise Yue Sun Mansion and Yee

Fung Court to the west of the site.

Nevertheless, noting that the normal field of vision without straining human eyes (visual angle) is about 60°
vertically, building height wiil not be a critical factor affecting visual experience of close-up visually
sensitive viewpoints at street level. The top part of the building will be outside human vision when visually
sensitive viewpoints are at a close distance (Figure 1.2 in Appendix 1 refers). Therefore, if a public view
can only view the Proposed Development with more than 60° vertically at eye level without the obstruction
of a closer building within the visual envelope, it is considered the visual impact due to the Proposed

Development at that point is negligible.

Based on the above principles, a plan is prepared to illustrate the degree of visibility at public pedestrian
accessible areas (on pedestrian footpath areas and pedestrianized areas only) within the visual envelope
(Figure 1.3 in Appendix 1 refers). On Figure 1.3, the gradient of purple color demonstrates the degree of
visibility (e.g. if the viewpoint is further away from the Proposed Development and the intervening low-rise
block in-between, the visual angle is lower than 60° and therefore it is more easy to view the Proposed

Development).

Besides, it is identified that there are three locations that the Proposed Development will be the most visible:

1) Centre Street between Second Street and Third Street (VP1) (Figure 1.4 refers);

2) The areas that the Proposed Development can be viewed between Yue Sun Mansion and Goodwill
Garden at Third Street (VP2) (Figure 1.5 refers); and

3) The site of the future Sai Ying Pun Station just at the opposite of Second Street (VP3) (Figure 1.6 refers),

Figure 1.4 in Appendix 1 demonstrates the view from Centre Street. Since there are only low-rise
buildings to the east of the Site, the Proposed Development is visually prominent viewed at this point.
Nevertheless, as there are also high-rise residential development adjoining to the site, the Proposed
Development will blend in well with these high-rise developments as its backdrop. The residential tower
will be “thin” enough to avoid creating a *walled effect” and bulky image. It is also aimed to provide

landscape treatment at the podium level to provide some visual relief for the public viewers.



Appendix 1

Figure 1.5 in Appendix 1 demonstrates the view on the opposite side of Third Street through the alley
between Goodwill Garden and Yue Sun Mansion. It is carefully designed to situate the residential tower in
the eastern portion of the Site so that the open view (above 15m-high podium) at this point is not blocked.
Further, it is aimed to create a welcoming atmosphere at this entrance point for public to view it at this point

and for the public to enjoy entering the commercial portion during opening hours.

For Location 3, as the Sai Ying Pun Station is under construction, it is not allowed to take a site photo on the
footpath along the site of Sai Ying Pun Station. Nevertheless, the visual implication at this area is
recognised as reflected on Figure 1.6.  If the Proposed Development is viewed along the visual corridor of
the staircase in-between Yee Shun Mansion and the podium of Yue Sun Mansion, the Proposed
Development is highly visible. If the viewer moves to the east slightly, the view of the Proposed
Development is largely blocked by the podium of Yue Sun Mansion. The visibility of the Proposed

Development is considered limited.

Figure 1.7 also presents taken at the junction of Third Street and Centre Street, and at the junction of Second
Street and Centre Street respectively, showing the views towards the Proposed Development at these points

are highly intervened by the low-rise blocks in-between.

Apart from the above three locations, there are visual implications at the pedestrian accessible area around
the Site only when the public viewers view the upper part of Proposed Development at an angle more than

50° vertically. The visual impact is considered limited.
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Appendix 2
Provision of Public Pedestrian Access at the Proposed Development
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i Appendix 3
Air Ventilation Corridor Across the Proposed Development
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Sewerage Impact Assessment for
. Proposed Residential Development at G/F No 1-7 Tak Sing Lane Sai Yin Pun
Hong Kong

1.0 Introduction

1.1 Project Background

A S.12A planning application is made for a proposed amendment to the Approved Sai Ying Pun
& Sheung Wan Outline Zoning Plan No. S/H3/29. The proposed amendment is to rezone the
subject site from “Open Space” to “Residential (Group A) 23" zones. Residential Development is
proposed in the Subject Site. In order to support the planning application, a sewerage impact
assessment (SIA) was conducted. This SIA report shall address the following issues:

e Municipal wastewater impact during operational phase of the proposed redevelopment.

The developer shall be responsible for adopting appropriate mitigation measures for approval to
meet the Hong Kong Planning Standards and Guidelines (HKPSG) to minimise any
unacceptable impacts, if there are any. ’

ENVIRON Hong Kong Ltd. (the Consultant) has been commissioned by the applicant to conduct
this sewerage impact assessment in relation to the planning application. Architectural drawings
and technical information of the Subject Site were provided by the project architect and other
project team members. '

1.2 Project Location and Scope

The proposed development is located at G/F No. 1-7 Tak Sing Lane, Sai Yin Pun, Hong Kong.
The subject site is surrounded by residential buildings. Figure 1 shows the location of the
Subject Site and its environs.

1.3 Proposed Development

The proposed residential development shall provide 80 residential units. One storey of shops
and one storey of restaurant will be provided at G/F and 1/F. Including the G/F, the proposed
residential development with shops and restaurant shall have 25-storey, The detailed layout
plan is presented in Annex 1.

1of5 ¥4 ENVIRON



Sewerage Impact Assessment for
Proposed Residential Development at G/F No 1-7 Tak Sing Lane Sai Yin Pun
Hong Kong

2.0 Sewerage Impact Assessment

2.1 Scope of Work
The aim of this study is to assess whether the capacity of the existing sewerage network

serving the Subject Site is sufficient to cope with the sewage flow from the proposed
development and the existing development in the vicinity.

2.2 Assessment Criteria and Methodology

Accoarding to the Drainage Record obtained from the Drainage Services Department, there is a
public sewer network serving the Subject Site and the surrounding environment. Figure 2
shows the locations of the sewer sections concerned.

Environmental Protection Department’'s (EPD’s) Guidelines for Estimating Sewage Flows for
Sewage Infrastructure Planning, Version 1 has been referred to estimate the quantity of the
sewage generated from the proposed development and the existing residential buildings.
Sewage flow parameters and global peaking factors in this document are adopted.

According to Table T-1 of the said EPD Guideline, the unit flow factor of the private domestic
house type R2 is 0.27m°%day; and

According to Table T-2 of the said EPD Guideline, the unit flow factor of the Commercial
Employee is 0.08m®day and the unit flow factors of J10 — Restaurant & Hotels is 1.50 m®/day
per employee. :

2.3 Wastewater Generated by the Proposed Development

Wastewater arising from the proposed residential development will be primarily contributed by
residential and commercial employees of shops and restaurant.

The proposed residential development shall have 80 residential units, restaurants with a total
floor area of 325m? and retail shops with a total floor area of 330m?. The residential population
would amount fo 176 people as a worst case scenario.

52 staff are assumed for the shops, restaurants and residential recreational facilities.

The estimated peak flow from the proposed development is given in Table 1 below:

20f5 €4 ENVIRON



Sewerage Impact Assessment for

Proposed Residential Development at GIF No 1-7 Tak Sing Lane Sai Yin Pun

Hong Kong

Table 1

Estimated Sewage Flow from the Proposed Restaurant

1. Proposed Restaurant

1a. Assumed used Area

1b. Assumed floor area per employee

1¢. Total number of employees

1d. Design flow for commercial employee

1e. Design flow for commercial activities
1f. Sewage generation rate

2. Retail Shops
2a. Assumed Used Area

2b. Used Area per worker

2c. Total number of employee

2d. Design flow for commercial employee
2e. Sewage generation rate

3. Proposed Residential Units
3a. Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4. Proposed Residential Recreational Facilities
4a. Assumed Used Area

4b, Used Area per worker

4c. Total number of employee

4d. Design flow for commercial employee
4e. Sewage generation rate

5. Proposed Swimming Pool

5a. Volume of water for the swimming pool

5h. Duration taken for full circulation of water

5c¢. Calculated minimum capacity of pump (pump
rate)

5d. Assumed maximum pump rate for the
swimming pool

Flow Rate
Poputation

Peaking factor
Peak Flow under normal operation

Peak Flow with Backwash from Swimming Pool

1500
51

330
20

16
280

80
176
270

47.5

20

280

67.8
24

0.8
24

104
228

12.1

m2

m2 per employee

employees

litrefemployee/day ~ (refer to Table T-2 of GESF)
litrefemployee/day -- (refer to Table T-2 of GESF Job
Type J10)

m3/day

m2 .

m2 per worker (refer to Table 2: Guidelines for Worker
Densities - Business Use, Chapter 5 of HKPSG)
employee

litre/person/day, refer to Table T-2 of GESF

m3/day

units

people

litrefperson/day — (Private R2 in Table T-1 of GESF)
m3/day

m2

m2 per worker (refer to Table 2: Guidelines for Worker
Densities - Business Use, Chapter 5 of HKPSG)
employee

litrefpersoniday, refer to Table T-2 of GESF

m3/day

m3
hr

Lis

L/s (Discharge rate during backwash mode is assumed
{o be the best pump rate)

m3/day

persons

Refer to Table T-5 of GESF for population <1,000
including stormwater allowance ’
litre/sec

fitre/sec

Jof3
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Sewerage Impact Assessment for
Proposed Residential Development at G/F No 1-7 Tak Sing Lane Sai Yin Pun
Hong Kong

2.4 Assessment of Sewage Impact

Sewage from the pfoposed restaurant will be discharged to sewers as shown in Figure 2. The
terminal manhole of the proposed restaurant will be connected to the manhole S1.

Appendix 2 shows the detailed calculation of the estimated hydraulic capacity of the said
existing sewer sections. The amount of sewage entering each segment of the said sewer
network is also calculated and shown in Appendix 2. Figure showing the sewerage catchments
of upstream and downstream of the subject site is presented in Appendix 2.

Relevant Drainage Records obtained from the Drainage Services Department were referenced
and attached in Appendix 3.

2.5 Discussion

The potential sewerage impact due to the implementation of the proposed residential
development has been quantitatively addressed. Based on the sewage generation rate
estimated from the proposed residential development (Table 1), the estimated peak flow rate
from the proposed development is about 9.7 L/s. With the consideration of backwash for the
swimming pool in the subject site, the estimated peak flow rate is 12.1 L/s.

Taking into consideration the sewage flows from the developments of the site and the existing
development in the vicinity to the existing sewer, it is found that the capacity of the existing
sewers serving would be generally sufficient to cater for the sewage generation from the
proposed residential development. It is concluded that the capacity of the existing sewer serving
the site is sufficient and no upgrading works of the public sewer is required.

3.0 Conclusion

The potential sewerage impact due to the proposed residential development has been
quantitatively addressed. The sewage flow generated from the proposed development is
approximately 104 m®day for average condition and 9.7 litre/sec for peak flow. With the
consideration of backwash for the swimming pool in the subject site, the estimated peak flow rate is 12.1
L/s.

It is anticipated that the capacity of the existing sewer serving the site is sufficient and no
upgrading works of the public sewer is required.

The sewerage impact assessment confirms the feasibility of the proposed residential
development from an environmental point of view.

40f3 ¢ ENVIRON
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Annex 1:
Detailed Plan for the Proposed Development
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Annex 2:
Detailed Sewerage Impact Assessment
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Table 3 Calculation for Sewage Generation Rate of Catchment A

Catchment A

1. Aspen Court

1a. Total number of units

1b. Total number of residents
Ic, Design flow

id. Sewage Generation rate

2. Hang Sing Mansion

2a. Total number of units

2b. Total number of residents
2c. Design flow

2d. Sewage Generation rate

3. No. 80-90 High Street

3a. Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4, Wealth Building

4a. Total number of units

4b. Total number of residents
4, Design flow

4d. Sewage Generation rate

5. Yin Tak Building

5a. Total number of units

5b. Total number of residents
5¢. Design flow

3d. Sewage Generation rate

6. No. 75-93B High Street
6a. Total number of units

6b. Total number of residents
6¢. Design flow

6d, Sewage Generation rate

7. URA Redevelopment at Yu Lok Lane / Centre Street
7a. Total number of units

7b. Total number of residents

7¢. Design flow

7d. Sewage Generation rate

8. Fook Moon Building

8a. Total number of units

8b. Total number of residents
8¢. Design flow

8d. Sewage Generation rate

9. Lechler Court

9a. Total number of units

9b. Total number of residents
9c. Design flow

9d. Sewage Generation rate

10. Kau Yan School

10a. Total number of 1eachers

10b. Total number of students

10c. Design flow for teachers

10d. Design flow for students

10¢. Design flow for commercial activities
10e. Sewage Generation rate

10f. Flow rate

Remarks

72 units

158 people
270 litre/person/day - (Private RZ in Table T-1 of GESF)
42.8 m'/day

250 units

550 people

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
148.5 m’/day

60 units
132 people
270 litre/person/day ~ (Private R2 in Table T-1 of GESF)
35.6 m'/day

90 units

198 people
270 litre/person/day ~ (Private R2 in Table T-1 of GESF)
53.5 m*/day

18 units

40 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
10.7 m*/day

50 units

110 people
270 litre/person/day ~ (Private R2 in Table T-1 of GESF)
29.7 m*/day

255 units (hitp/Awwav ura.org hk/tc/projectsiredevelopment/c

PRV

561 people
270 litre/person/day ~ (Private R2 in Table T-1 of GESF)
1515 m*/day

142 units

312 people

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
84.3 m’iday

80 units

176 people
270 litre/person/day ~ (Private R2 in Table T-1 of GESF)
47.5 w'rday

41 people -~ based on web-site: hitp//www.schooland. hk/ps/kauvan
450 people -~ based on web-site; http://www.schooland hk/ps/kauyan
80 litre/person/day - (Public Rental in Table T-2 of GESF)
40 Hitre/person/day -- (Public Rental in Table T-2 of GESF)
200 litre/person/day — (Public Rental in Table T-2 of GESF, Type J11)

21 w/day
0.25 litre/sec

Total Flow (83), Proposed Development, Vicinity and Catchment A

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

)

1079 ms!day
4251 persons

aspx)

6 Refer to Table T-5 of GESF for population 1,000 - 5,000 including stormwater allowance

75.0 litre/see
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Table 4 Calculation for Sowage Generation Rate of Catchment B

Catchment B

1. Ivy Tower

1a. Total number of units

1b. Total number of residents
ic. Design flow

id. Sewage Generation rate

2. Evergreen Tower

2a. Total number of units

2b. Total number of residents
2¢. Design flow

2d. Sewage Generation rate

3. No. 84-84A First Street
3a, Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4, No. 24-36 Westem Street
4a. Total number of units

4b. Total number of residents
4c¢. Design flow

4d. Sewage Generation rate

5. Shun Tai Building

Sa. Total number of units

Sb. Total number of residents
5¢. Design flow

5d. Sewage Generation rate

6. No, 97-119 First Street

6a. Total number of units

6b. Total number of residents
6¢. Design flow

6d. Sewage Generation rate

7. Chun King Court

7a. Total number of units

7b. Total number of residents
7¢. Design flow

7d. Sewage Generation rate

8. No, 71-81 First Street

8a. Total number of units

8b. Total number of residents
8c. Design flow

8d. Sewage Generation rate

9. Federate Building

9a. Total number of units

9b. Total number of residents
9c. Design flow

9d. Sewage Generation rate

i

#

I

#

#

it

i

H

#

]

#

Remarks

216 units

475 people

270 lire/person/day ~ (Private R2 in Table T-1 of GESF)
128.3 m*/day

216 units

475 people

270 litre/person/day -~ (Private R2 in Table T-1 of GESF)
128.3 m*/day

10 units

22 people
270 litre/person/day -~ (Private R2 in Table T-1 of GESF)
59 m’lday

43 units

99 people
270 liwe/person/day -- (Private R2 in Table T-1 of GESF)
26.7 m'/day

66 units

145 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)

39.2 m’/day

35 units

77 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
20.8 m%/day

50 units
110 people }
270 liwe/person/day -- (Private R2 in Table T-1 of GESF)
29.7 m'fday

20 units

44 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
11.9 m'tday )

120 units

264 people

270 litre/person/day - (Private R2 in Table T-1 of GESF)
713 malday

Total Flow (86), Proposed Development, Vicinity, Catchment A and B.

Flow Rate
Population
Peaking factor

Peak Flow under normal operation

Bo#

o

1541 m'/day
3963 persons

5 Refer to Table T-5 of GESF for population 5,000 - 10,000 including stormwater allowance
89.2 litrefsec
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Table 6 C for Sewage Rate of Catch 1]
Catchiment D Rerurks
1. Nee 36 - 40 Cenire Swees
12, Total sumber of units = 15 units
1b. Total number of residents = 33 prople
Ic. Design flow = 270 litresperson/day - (Private K2 in Table T-1 of GESF)
14, Sewape Generation raie = 8.9 m’/day
Total Figw (1)
Flow Rate = 1761 w'sday
Population i 4775 persons
Peaking fiacror = 5 Refer to Toble T-5 of GESF for population 5,000-10.000 including stermwater allowaone
Peak Flow under noomal operation i 1019 Hiteisee
s
2. No, 34 Centre Stewct
2a. Totsl number of units = 5 unitg
2b, Towal pumber of residents - 11 people -
2. Design flow = 270 Sredpersoniday - (Private R in Table T-1 of GESF)
2d. Sewape Gencration rate = 3.0 wiiday
Total Flow (12)
Flow Rate - 1764 m'idsy
Population = 4786 persons
Peaking factor « § Rafer to Table T-3 of GRSF for o8 5,000 10,000 inchuding
Peak Flow under normal operatios o 1021 fice/see
s
3. No. 32 Centre Street .
3a. Total number of units = § units
3b. Total number of residents = 11 people
3c. Design flow = 270 liteiperson/day ~ (Privne R2 in Table T+1 of GESE)
3d, Sewage Generation rate - 30 m'tay
Total Flow (14)
Flow Rate - 1767 o fday
Population S 6797 persons
Peaking factor - 5 Refer 1 Table 15 of GESF for popnlation 5.000-10,000 inchuding stermwater aliowaney
Peak Flow undet normal epsraion, = 1022 Tirosses
S
4, No, 30 Centre Swrect
4a. Tos! pumber of units = 3 univs
4b. Total number of residents = 1 people
4. Design flow - 270 Huvspersoniday ~ (Privawe R2 in Table T-1 of GESE
34, Sewage Geacration rate - 3.0 mtday
Total Flow (1)
Flow Rate = Y770 iy
Population a 6808
Peaking factor = 3 Refer s Table T3 of GESF for poy 5000 including it
Peak Flow under normal operation = 1024 Hiredsoy
5. No. 28 Centre Strect
3a. Towl numbes of units. = S units
Sh. Towl number of residents w 11 people
S¢. Design flow = 279 lieipersondday - (Private R2 in Table T-1 of GESF)
5d. Sewuge Generation fate 3.0 m'sday
Totat Flow (16)
Flow Rate = 1773 m'rday
Populasion w 6819 persans
Praking facior @ 3 Refer to Table T-3 of GESF for population 5,000. 10,000 including stormweter slfowsnee
Peak Flow under normal operation B 102.6 litrelsee
S
6. No. 26 Centre Street
6a. Towl manbor of units = 5 units
6b. Totsl sumber of residents = 11 people
&, Dresign flons ” 270 litre/personiday - (Private R2 in Table T+1 of GESF)
64, Sewage Generation raie = 3.0 m*May
Total Bow 01}
Flow Rate = 1775 m* iy
Population = 6830 personsy
Peaking factor - $ Rafer o Table T-5 of GESF forp 300510000 i hadi
Peak Flow under nsmal operation £ 162.7 hitreisec
s
7. No. 24 Certre Stroct
7a. Toial number of units " 5 ity
. Total number of residents i 11 people
7¢. Design flow - 270 Ruefporsoniday - (Peivare R2 in Table T-1 of GESE)
7d. Sewage Generation ras = 3.0 m’iday
Total Flow (19)
Flow Rae ) 1778 m’iday
Population = 6841 prrsons
Peaking factor = § Refer to Teble T-3 of GESY for G 10,000 including
Peak Flow under notmal operation = 1029 firessec
e
8. Kaiser Centre
a. Assumed Used Area w 7w
8b. Used Arca per workee = 20 ¢ por wistker (safier 10 Table 2: Gubdclines for Worker Densitis - Business Use, Chapter 3 of HKPS®)
8. Total manber of employes = 39 cruployee
B4, Design flow for commercial employes = 284 Hitro/parsonsday. rofer to Table T2 of GESF
8c. Sewage generation rate = 11 m¥day
Total Flow (521)
Flow Rate = 1789 m'sday
Fopulation i 6830
Praking factor = 5 Refer 1o Table T-3 of GESF fr £ inehuling
Pegk Flow under nonmal oporasion = 103.6 thneisee
9. No., L28-232 Des Vorux Road Weat
9. ot munber of units - 20 units
P, Total number of residents = k]
9. Design flow = 276 idpersoniday ~ (Private R2 in Table T-1 of GESF)
94, Sewape Genoration rwe = 119 m/day ’
Total Fleay (823}, Proposest D Vicinity, C: ABCand b,
Flow Rale = 1861 mAay
Populaion = 6924 persons.
Peaking factor S 5 Refer o Table 75 of GESF for e iphuing
Peak Flow under normal operation = 1042 Hyefsoe
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Annex 3:
Drainage Record Plan obtained from
Drainage Service Department
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Appendix 5
Site Photos of Second Street and Third Street




Appendix 5

esstaircase
to-the.Site

Loading / Unloading Activities can take place along Second Street (one of the lanes is partly blocked due to
the construction work of the Sai Ying Pun MTR Station)

Loading / Unloading Activities can take place along Third Street (one of the lanes is partly blocked due to the
construction work of the URA Yu Lok Lane / Centre Street Development)



Appendix 6
Letter of Reply from Buildings Department dated 14 Oct 2014
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E RTHENT

YOUR REF RS -

OUR REF A %K% -

FAX B - BD 2/2040/14
TEL €3 : 2845 15858

www.bd.govhk 31062440

KWAN Wing-hong, Deminic
Room 1503-04,

15/F East Town Building

41 Lockhart Road

‘Wanchai, Hong Kong

Dear Sir,

1 ZP October, 2014

1-7 Tak Sing Lane, Hong Kong - L.L. 635 s.E 5.3, s.E
RP, s.E s5.2, s.E ss.1, 8.B ss.1, 5.B RP and 5.B s5.2

I refer to your enquiry received on 21 August 2014 seeking our comment on the site

classification of the captioned site at Nos. 1 — 7 Tak Sing Lane.

2. The existing Tak Sing Lane is not classified as specified street under Building (Planning)
Regulation 18A(3) as the width of the existing stepped footpath connecting Tak Sing Lane to Second
Street is less than 4.5m. However, it is noted that the site is abutting to a street of not less than 4.5m
wide in between No. 83 and Nos. 89-99 Third Street and is connected to Third Street. In this regard,
the site may be regarded as “Class A Site” under Building (Planning) Regulation 18A(1).

3. Should there be any enquiries, please feel free to contact Ms. Phyllis CHOW Shouk-yee at

3106 2440.

Yours faithfully,

Doy
( LI Ho-ping )
Chief Building Surveyor
for Building Authority

FRENTHIT A BIEGH 750 SEERAIG 124848 18 48 12/F-18/F Pioreer Centre, 750 Mathan Road, Mongkek, Kowloon, Hong Kong.




Appendix e of
MPC Paper No. Y/H3/6A

Keznneth To & Associates Ltd
HUERHNEREETRAE
TOWN PLANNING
AND DEVELOPMENT
CONSULTANTS

Our Ref: 81211/TSL_SYP/14/006Lg
_ 17 November 2014

Secretary, Town Planning Board
15/F, North Point Government Offices
By Fax (2522 8426) and By Hand

333 Java Road
North Point
Hong Kong

for Residential Development
at 1-7 Tak Sing Lane, Sai Yin Pun

Dear Sir/ Madam,
Proposed Rezoning from “O” and “Pedestrian Precinct / Street” to “R(A)23”
- S12A Appilication No. Y/H3/6 -

We refer to the captioned application submitted on 25 August 2014.
In order to address the comments from Urban Design and Landscape Unit of Planning
Department, we hereby submit 70 sets of the table of Responses to Departmental
Comments with Tree Preservation Proposal for the consideration of Town Planning Board.

Should you have any queries in relation to the attached, please do not hesitate to contact the

undersigned at 3426 8841.

Thank you for your kind attention.

L1 agw gy
OISR,

ON]NNS{"]:; ”5‘%’71 R

Yours faithfully
For and on behalf
KENNETH TO & ASSOCIATES LIMITED

- MWvog
Qo,:.}ﬂd :‘i .

% ,
7
( vl /
Nwr .“j',—-\_,

Camille Lam

& By email: jkilee@pland.gov.hk) w/e

Encl.
cc. DPOJHK — Ms Jessica Lee (By Fax 2895 3957

Applicants & Team

KT/CLivy

R

FaETITEI2ESHEXE 1 118EaFE B 1 (B52) 3426 8451 8K { (852) 3426 9737 EF B  kta@ktaplanning.com s,
_ Units E & F, 11/F, Neich Tower, 128 Gloucester Road, Wanchai, Hong Kong Tel: (852) 3426 8451 Fax: (852) 3426 9737 Email: kta@Xktaplanning.com e

ERE
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KASSOD ARBOR TREE CONSULTANCY & SERVICES LIMITED
RIEH R BHIRAT

Proposed Composite Development on 1 — 7 Tak Sing Lane,
Sai Ying Pun, Hong Kong

Tree Report for 2 nos. Wall Trees

Client: Jonnex International Limited c/o Kenneth To & Associates

Prepared by:
For and On Behalf of
Kassod Arbor Tree Consultancy and Services Limited

Phoebe Liu

Consulting Arborist

ISA Certified Arborist Municipal Specialist (HK-0041AM)
ISA Tree Risk Assessment Qualified

Address: Room 1501-1508, Millennium City 5, 418 Kwun Tong Road, Kwun Tong, Kowloon Tel : (852) 9164 2689
#hih . W EEESEEYEE 418 SAIR 2 5 H 1501-1508 X : (852) 9164 2689



Proposed Residential Development at Nos. 1 — 7 Tak Sing Lane, Sai Ying Pun, HK.
Inspection Report for 2 nos. Wall Trees

1.0 Introduction

Kassod Arbor Tree Consultancy and Services (KA) has been commissioned to inspect and provide
recommendations for 2 nos. trees situated in close proximity with the proposed development at Nos.
1-7, Tak Sing Lane, Sai Ying Pun, Hong Kong.

This job assignment aims at providing the tree information and recommendations on proper
treatments of the two wall trees which are likely in conflict with the construction of the proposed
residential building. The Client may adopt the information in this report in the preparation of response
to Planning Development’s comments on their submitted development proposal.

A tree inspection has been carried out by the ISA Certified Arborists, Phoebe Liu and Samuel Ma on 3™
November, 2014, in company with the Project Proponent, Mr. Edwin Leung (Jonnex International
Limited), the Planning Consultant, Ms. Camille Lam (Kenneth To & Associates) and the Project
Architect, Mr. Kenneth Yu (K & W Architects Ltd.)

2.0 Tree Information

The two subject trees are growing on a wall at the southern side of the site adjacent to Goodwill
Garden (T1 and T2), which their canopies are protruding to the project site. The tree locations can be
found in Appendix 1—Tree Location Plan. ,
Based on the verbal information from the Client, the said wall belongs to part of the public access
path owned by the Government. The two subject trees are therefore believed to be publicly owned,
as the root systems of these 2 trees are entangled with the vertical wall structure. Further
clarification on the jurisdiction of the trees or whether the trees are falling within the ownership of
the landlord of the project site would be needed through inquiry to the Lands Department.

Details of the two trees are shown as the following:

2.1 Tree No. T1

Tree species: Ficus virens var. sublanceolata (KXZERE)
DSH: 724 mm

Height: 18 m

Crown Spread: 25 m (East — West), 10 m (North - South)
General Health Condition: Fair

Form: Fair

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Proposed Residential Development at Nos. 1 — 7 Tak Sing Lane, Sai Ying Pun, HK.
Inspection Report for 2 nos. Wall Trees

Amenity Value: Medium

The roots of T1 are both expanding on the vertical wall (approximate 13 m wide spread) and sitting
on an old brick column structure of the site’s old buildings. Growing along the elongated space
between the dense buildings, the tree possesses a wider trunk width and crown spread (25m) at the
East — West direction.

Due to the relatively lower building heights of the existing vacant 3 - storey residence in the project
site, the tree canopy is also spreading more towards north for available sunlight and growing space.
Some reduction pruning on the tree appeared to have performed recently where several medium-
sized branches (approximate diameter 75 — 120 mm) originally overhanging the house roof were cut.

T1is assessed to be generally healthy and possesses no significantly critical and immediate structural
problems. Minor dead twigs and stubs were observed. During the inspection, minor brown scorch at
the leaf margins occurred but is not a serious issue as the tree is deciduous and will shed leaves in
the coming winter.

T1 (view from southwest) — 1 T1 (view from southwest) — 2

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Proposed Residential Development at Nos. 1 — 7 Tak Sing Lane, Sai Ying Pun, HK.
Inspection Report for 2 nos. Wall Trees

View from inside the property
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Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Proposed Residential Development at Nos. 1 — 7 Tak Sing Lane, Sai Ying Pun, HK.
Inspection Report for 2 nos. Wall Trees

Roots of T1 (View from inside the property)
: i “N\‘ SR

~p

die N T

A b

T1 branches recenly pruned

2.2 Tree No. T2

Tree species: Ficus microcarpa (4HZERE)

DSH: 515 mm, 341 mm (2 stems, consolidated index DSH = 618 mm)
Height: 7.5 m

Crown Spread: 12 m (East — West), 13 m (North — South)

General Health Condition: Fair

Form: Fair

Amenity Value: Medium

T2 is another wall tree located at the southeastern corner of the site. Due to availability of more
open space at the corner, the tree has more evenly distributed crown spread. The crown is
partially protrude into the adjacent Goodwill Garden. This tree is also considered to be
generally healthy and possesses a fair tree form, only some minor dead twigs were observed.
No significant and immediate structural problems was observed.

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Proposed Residential Development at Nos. 1 — 7 Tak Sing Lane, Sai Ying Pun, HK.
Inspection Report for 2 nos. Wall Trees

3 vl

T2 (vie form west nea

r Goodwill Garden)

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Proposed Residential Development at Nos. 1 - 7 Tak Sing Lane, Sai Ying Pun, HK.
Inspection Report for 2 nos. Wall Trees

3.0 Discussion and Recommendations

3.1  Construction impact on the existing trees

Combining the findings about the 2 trees on site with the proposed building drawings, both trees are
very close to the future construction work and will be significantly in conflict with the future
residential building.

T2 situates at the corner of the site where the majority of its crown can grow towards the open
space at the northeast without obstruction. Part of the tree crown will be overhanging above the
future 1.5 m wide service path which the aerial space is open, while about 20-25% of its current
crown spread may clash with the future building wall at 2" - 3™ Floor, as shown on the Appendix il
blow-up drawing. The construction disturbance on T2 is anticipated to be relatively low.

The larger tree T1 is more seriously conflicted with the future construction. From the construction
drawings provided by the Client, a 2 m X 2 m inlet through the 1%t and 2" Floor is to be reserved to
accommodate the tree trunk of T1. On 3™ Floor, the inlet is widen to a 10.1 m X 3.3 m space to the
west side of the building. 3™ Floor is supposed to be a podium landscape garden which would also
be open. The residential tower retreats further inward at 4% Floor and the above and poses much
less impact to the T1 canopy.

However, one large scaffold branch (approximately 400 mm diameter) expanding towards northeast
will clash with the building wall on 3™ Floor (Appendix Il blow-up drawing refers). The distance
between the tree’s centre crown and the outcropped building corner is only about 1 m. As a result,
if there is no change of architectural design to allow more growing space of the tree’s eastern
crown, the whole large branch would have to be pruned to make way for the construction, which
may cause 40% - 50% loss of the whole tree’s crown volume. The large pruning wound produced
from such heavy pruning will be difficult to heal and the tree will be more susceptible to insect
attacks or diseases. The significant reduction of crown will deplete the energy reserve and food
production capability of the tree, as trees need green leaves to produce food through
photosynthesis.

Kassod Arbor Tree Consultancy & Services Limited {12 Nov 2014)
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bl A

T1’s large limb (approx. 400 mm diameter) conflicting with future 3/F building wall — 2

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Inspection Report for 2 nos. Wall Trees

Furthermore, the existing 3-storey vacant houses will change to a 24-storey tower, which would
reduce more sunlight penetration than the old buildings and become less favourable for the healthy
growth of T1.

3.2 Recommendations on tree protection measures

The Client has expressed a good will to preserve both T1 and T2 as far as feasible and practical tree
protection measures can be carried out during construction.

For Tree No. T2, reduction pruning of the northern side crown (including the removal of dead or
diseased branches) would be feasible to reduce conflict with the construction and to provide
working space clearance. Most branches to be pruned are anticipated to be smaller than 75 mm
diameter. The overall crown reduction should be no more than 25% in a single pruning operation.
The pruning workmanship should strictly follow the pruning guidelines issued by the Tree
Management Office, Greening, Landscape & Tree Management Section, Development Bureau
(http://www.trees.gov.hk/filemanager/content/attachments/factsheet.pdf) to ensure proper
pruning practice is performed.

For Tree No. T1, before resolving to the option of removing to whole 400 mm large limb to facilitate
construction, the Client is recommended to look for architectural alternatives which can allow
minimal pruning of the large tree branches. For example, instead of building a solid continuous
fence wall, part of the wall conflicting with the branches can change to a strong metal fence at the
same height as the wall, with holes allowing the branches to pass through and grow into the podium
garden. In this way, the amount of crown reduction required would be greatly reduced for
facilitating construction, while the protruding branches will require careful protection against
damages by machinery, abrasions and branch breakages caused by construction works very close to
the tree. Protective amouring on the large branches and pruning to repair minor branch damages
from time to time would be needed.

If removing the whole scaffold branch is unavoidable, the reduction pruning should be carried out in
2 — 3 stages to prevent shocking the tree’s growth. As T1 is a deciduous tree species, it would be
ideal the carry out the pruning stages during fall/ winter season, before old building demolition,
before the commencement of the foundation phase and before the superstructure phase of the
new building.

No matter the large scaffold branch requires to be removed or not, the whole tree needs proper
crown cleaning to remove the dieback twigs and watersprouts on tree trunk, as well as to rectify the
previous rough cuts by pruning further back to correct positions at the branch collar. No
unnecessary cutting of the wall tree roots nor any demolition of old wall structures where the roots
are settling on should be performed which would affect the wall tree’s stability.

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Besides the afore-mentioned government pruning guidelines, detailed specifications on tree
protection and monitoring is @ must to be included in the construction contracting with the future
building contractors. All construction works should be strictly disciplined to prevent damages on the
preserved trees. Qualified arborists should be hired for tree monitoring throughout the
construction and maintenance phases and to provide appropriate instructions/ to perform properly
on tree protection works and damage remedies.

4.0 Assessment Limitations and Further Information

This report, its findings and recommendations are submitted with the following understanding:

e The findings, conclusions and recommendations formulated during this inspection and
assessment are based on conditions and observations made at the time of the field investigation.
Findings, conclusions and recommendations may be revised should conditions change or further
information becomes available.

e  This assessment was restricted to the designated tree and did not assess any other trees that
may present potential hazards on or off of this property.

e Arborists cannot detect every condition that could possibly lead to the structural failure or
decline in the health of a tree. Trees are living organisms that fail in ways we do not fully
understand and cannot always predict. Conditions are often hidden within trees and below
ground. Arborists cannot guarantee that a tree will be healthy or safe under all
circumstances, or for a specified period of time. Likewise, remedial treatments, like any
medicine, cannot be guaranteed.

e Treatments, pruning or removal of trees may involve considerations beyond the scope of the
arborist’s services such as cost, public sensitivity, property management considerations, and other
issues. Arborists cannot take such considerations into account unless complete and accurate
information is disclosed to the arborist.

® Trees can be managed, but they cannot be controlled. To live, work and play near trees is to accept
some degree of risk.

e (Clients may choose to accept or disregard the recommendation of the arborist, or to seek additional
advice.

For any questions or to obtain further information regarding this report, please contact Mr. Samuel
Ma (Email: samuel@kassodarbor.com) or Ms. Phoebe Liu (Email: phoebeliu@kassodarbor.com).

Kassod Arbor Tree Consultancy & Services Limited (12 Nov 2014)
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Appendix If of !
MPC Paper No. Y/H3/6A i

Kenneth To & Associates Ltd
HAEHSEREFRAE
TOWN PLANNING

AND DEVELOPMENT
CONSULTANTS

Our Ref : S1211/TSL_SYP/14/007Lg
23 January 2015

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong ‘
By Fax (2522 8426) and By Hand

Dear Sir / Madam,

Proposed Rezoning from “O” and “Pedestrian Precinct / Street” to “R(A)23”
for Residential Development
at 1-7 Tak Sing Lane, Sai Yin Pun
- S12A Application No. Y/H3/6 -

We refer to the captioned application submitted on 25 August 2014.

In order to address the departmental comments received on 30 December 2014, we hereby
submit 5 copies of the table of Responses to Departmental Comments with relevant figures
and Appendix 1 for the consideration of Town Planning Board.

Please kindly note that the architectural scheme has been further revised to reduce the site
coverage at 2/F and 3/F so as to reserve larger space for T1 and to reduce the amount of
pruning on T1 (Appendix 1 refers) There is no change to the proposed domestic and non-
domestic GFA.

Should you have any queries in relation to the attached, please do not hesitate to contact the
undersigned at 3426 8841. '

Thank you for your kind attention.
Yours faithfully

For and on.behalf
KENNETH TO & ASSOCIATES LIMITED

s
( 7/;\/ 1 "'/f;;! _ i
J \'ﬁ—-«-—r...-
Camille Lam

Encl.

cc. DPO/MK — Ms Jessica Lee (By Fax 2895 3957 & By email: jktlee@pland.gov.hk) w/e
Applicants & Team

EHEFELITE 28RS AE11EESFE  BE 1 (852) 3426 8451 {8E : [(852) 3426 9737 EFEfF © kea@ktaplanning.com 2
Units B & F, 11/F, Neich Tower, 128 Gloucester Road, Wanchai, Hong Kong Tel: (852) 3426 8451 Fax: (852) 3426 9737 Email: kta@ktaplanning.com G
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Photomontage 1
Spatial Quality of the view from Third Street

Photomontage 3

Spatial Quality of the view of the lift provision from Tak Sing Lane
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Photomontage 2
Spatial Quality of the view from Second Street
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Appendix 1

Revised Architectural Scheme
(dated 23 Jan 2015)
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fr

MPC Paper No. Y/H3/6A

Kenneth To & Associates Lid
HYBRBEERERAH
TOWN, PLANNING

 AND DEVELOPMENT
CONSULTANTS

Our Ref: §1211/TSL_SYP/14/009L.g
6 February 2015

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong ’
By Fax (2522 8426) and By Hand

Dear Sir/ Madam,

Proposed Rezoning from “O” and “Pedestrian Precinct / Street” to “R(A)23” -
for Residential Development
at 1-7 Tak Sing Lane, Sai Yin Pun
- 812A Application No. Y/H3/6 —

We refer to the captioned application submitted on 25 August 2014 and the departmental
comments received on 30 December 2014.

In order ‘to address the departmental comments from Urban Design Unit of Planning
Department (related to AVA), and from Environmental Protection Department and Drainage
Services Department respectively, we hereby submit 5 copies of the table of Responses to
Departmental Comments with two annexes (Annex 1 — Air Véntilation Assessment — Expert
Evaluation, and Annex 2 — Revised Sewerage Impact Assessment).

Should you have any queries in relation to the attached, please do not hesitate to contact the
undersigned at 3426 8841.

Thank you for your kind attention.
Yours faithfully

For and on behalf
KENNETH TO & ASSOCIATES LIMITED

Camille Lam

. Encl.

cc. DPO/MHK ~ Ms Jessica Lee (By Fax 2895 3957) w/oe
Applicants & Team

KT/CLivy

BT TITH 108 REAE118ESFE  Units E & F, 11/F Neich Tower, 128 Gloucester Road, Wanchai, HK 'gsé’m
BWEE Tel : (B52) 3426 8451 {8 Fax : (852) 3426 9737 BFE4E Email : kta@ktaplanning.com

FS 579818



bce.  Jonnex International Ltd — Mr Edwin Leung (By Email) w/e
KWA — Mr Dominic Kwan / Mr Kenneth Yu (By Email) w/e
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Annex 1
Air Ventilation Assessment — Expert Evaluation
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Proposed Resndentlal Development at 1-7 Tak Sing Lane; Sai Ying Pun
A|r Ventilation Assessment - Expert Evaluation

1.0 Introduction

The planning application is proposed to rezone the Subject Site from “Open Space” to “Residential
(Group A)23” (R(A)23”) zones. The Subject Site will be subject to a building height restriction 120
mPD. Currently, the Subject Site is currently occupied by seven 3-storey residential buildings which
were completed in 1952 and 1953 before the Site was zoned “O” on the first Outline Zoning Plan
(OZP) gazetted on 20 March 1970.

ENVIRON Hong Kong Limited is commissioned by the Applicant to prepare the Air Ventilation
Assessment (AVA) Study report based on the layout plan to support the planning application.
Architectural drawings and technical information on the Project are provided by the project team
members. |

1.1 Methodology

This Expert Evaluation (EE) is undertaken based on the framework set out in Technical Circular No.
1/06 — Air Ventilation Assessments jointly issued by Housing, Planning and Lands Bureau, and
Environment, Transport and Works Bureau and its Annex A — Technical Guide for Air Ventilation
Assessment for Developments in Hong Kong.

In this EE, weather data from MMS5 has been reviewed to understand the wind environment of the Site.
Besides, the wind data from previous Planning Department’s AVA study for the Sai Ying Pun &
Sheung Wan Area where the site is located has also been reviewed, i.e. Term Consultancy for Air
Ventilation Assessment Services, Cat. A — Term Consultancy for Expert Evaluation and Advisory
Services on Air Ventilation Assessment (PLNQ 37/2007) Final Report Sai Ying Pun & Sheung Wan
Area (AVR/G/46) (hereafter named as SYPSW EE).

1.2 Subject site and its Environs
Figure 1 shows the location of the site and its environs.

The whole site area is about 0.05 ha; and is currently occupied with seven 3-storey residential
buildings. The Subject Site is located at inner part of the Sai Ying Pun area; and the Subject Site is
immediately surrounded with existing 5-storeys to 25-storeys residential buildings at all four sides.
The Second Street and the Third Street are located north and south of the Subject Site respectively.

1.3 Proposed Development

The Proposed Development consist one 25 storeys building with 21 residential storeys starting from
4/F to 24/F. Podium is located at G/F to 2/F and residential recreational facilities located at 3/F. the
ground floor and first floor of podium will be used for shop; while the second floor will be used for
electrical and mechanical facilities. It must be noted that there is an opening at the eastern end of the
second floor.

Figure 2 shows the master layout plan of the Proposed Development. Layout plans and sections of the
Proposed Development are shown in Annex A.
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Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun
Air Ventilation Assessment - Expert Evaluation

2.0 Site Wind Availability

2.1 Site Wind Availability Data

Based on the recorded wind data from Hong Kong Observatory and the information stated in the
SYPSW EE, the north-easterly wind and easterly wind would be dominated in the non-summer period
at Hong Kong University, i.e. the site located in the vicinity. During the summer period, the south-
westerly wind and southerly wind would be dominated. Throughout the year, the most dominant wind
would come from north-eastern direction and eastern direction as well as south-western and southern
direction. Figure 3 shows the wind roses extracted from SYPSW EE of the area and shows the
summary of the simulated site wind availability data including probability of occurrence and average
wind speed based on MM5 data at 450m. The windrose result represents wind environment over
urban canopy and least affected by topography and buildings.

2.2 Prevailing Wind Environment of the Sai Ying Pun Area

Figure 4 shows the topography and building morphology of the area under concern. The Subject Site
is located at the inner part of the Sai Ying Pun. Victoria Harbour is located north of the Sai Ying Pun.
The Sai Ying Pun area rises from the sea leveél to 50 to 80 mPD, at Mid-levels West with the Peak of
about 550 mPD lies further south. The whole Sai Ying Pung and the Mid-levels West are compacted
with low to high rise buildings. High rise commercial buildings are commonly found at the harbour
front area. Roads and streets are generally aligned from north to south or east to west; and the width
of the streets are usually not very wide. '

Annual Condition

Based on the windrose from MMS5, the annual prevailing winds are from the north and north-east
where Victoria Harbor located. Therefore, generally speaking, the area should be enjoying the sea
breeze from these directions. As advised by SYPSW EE, the wind from the waterfront can penetrate.
via the north-south streets between Connaught Road Central and Des Voeux Road Central as well as
Connaught Road West and Des Voeux Road West into the inner part of the area. However, with the
present of dense and compact built environment, it is expected that the sea breeze may only penetrate
one layer or limited layer of buildings up to Des Voeux Road. Nevertheless, the above-mentioned
streets with north-south directions are important air paths for the SYP area.

Wind from east will flow over the Central District via the main streets and roads that are parallel to
the wind flow. These main streets and roads include Des Voeus Road West, Queen’s Road West,
Second Street and High Street. However, all these streets are not “straight” and relatively narrow, it is
considered that their efficiency as air path is not high.

JILTSLEPSI00 ‘ 20f6 ‘i‘? ENVIRON



Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun
Air Ventilation Assessment - Expert Evaluation

Summer Condition

As mentioned in section 2.1, during the summer period, the prevailing winds are from the south-west
and south. Wind coming from the south will shield by the hills and developments at Mid-level West.
It is expected that the wind (for example: moderate wind conditions) will create edits and a number of
re-circulations after it flow across the hill. The re-circulation will firstly reach the Mid-level West area;
and wind will be dampened by the dense urban structure at the Mid-level West. By the time it reaches
the Sai Ying Pun Area as well as the further southern part of the area, the wind speed will be very
weak. Therefore, it is unlikely that the SYP area could enjoy too much of the summer prevailing
winds from the southerly quarters.

2.3 Wind Environment at the Subject Site
Annual Condition

As mentioned in section 2.1, the annual prevailing winds are from north-east and east.

The Subject Site is located at middle portion of the SYB area, i.e. all the surroundings areas are dense

.and compacted development. For this site with ~ 0.04ha area, it is immediate surrounded by low (5 -
storeys) to high-rise (23 storeys) buildings at all sides. High-rise residential development (Island
Crest) is located further northeast of the Subject Site with the Central Street located in-between. A 23
storeys building — Yee Shun Mansion is located immediate north of the Subject Site; while a 23
storeys building — Goodwill Garden is located immediate south of the Subject Site. Two 21 storeys
buildings — Yue Sun Mansion are also located immediate west of the Subject Site with a service lane
Jocated in between. The future development “The Nova” with 35 residential storeys is located
southwest of the Subject Site with Third Street located in between. Low rise building is immediate
east of the Subject Site. The 20 storeys Tong Nam Mansion is located further east with the Central
Street located in between. The Subject Site is currently occupied by seven 3-storeys buildings, i.e. it is
not vacant. The surrounding high-rise buildings and the compact low-rise buildings have already
blocked the pedestrian wind flow from the north to east quarters to the Subject Site.

For the area in the surroundings, the prevailing annual wind would flow along the streets from north
to south, such as the Central Street and Western Street, as well as the street from east to west, such as
Queen’s Road West, Second Street and High Street.

Summer Condition
During summer period, the prevailing winds are from the south-west and south.

For the summer condition, the wind from southern quarters has already been blocked by the built
developments at Mid-East Level. Further, the Goodwill Garden to the south and the future
development, the Nova, to the southwest would block the summer wind to the Subject Site. Therefore,
it is considered that the summer wind would flow along the Central Street and Western Street.
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Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun
Air Ventilation Assessment - Expert Evaluation

2.4 Discussion on Important Pedestrian Areas, and Problem Area

2.4.1 Important Pedestrian Areas

The proposed new building height (H) is at 120 mPD at maximum. Therefore, the concerned area
would be the area within 120m; and the whole areas are almost built with compact low to high-rise
buildings. Within the area of concern, several roads are found; and those travelling along east to west
include Queen’s Road West, First Street, Second Street, Third Street and High Street; while those
travelling from north to south include Western Street and Central Street.

As mentioned in section 2.2 above regarding the wind performance of the area, the streets travelling
from north to south are important air path; and so the Western Street and Central Street are the
important pedestrian areas. There is a resting area next to the Centre Street east of the Subject Site
with existing low rise buildings in between.

The roads / streets travelling from east to west (i.e. the Queen’s Road West, Second Street and High
Street) are relatively less important pedestrian areas.

The location of the identified air paths are shown on Figure 5.

2.4.2 Problem Areas

Based on the SYPSW EE, the wind speed at the inner part of the SYP is unlikely to be high, as there
are lots of built developments with high ground coverage located within the area. Therefore, the wind
speed of the inner SYP area is likely to be low to medium.
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Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun
Air Ventilation Assessment - Expert Evaluation

3.0 Expert Evaluation

Annual Wind Condition

The proposed development is to redevelop the existing seven 3-storey buildings to a residential
building with 25 storeys. General speaking, increase the building height may have adverse impact on
the pedestrian air ventilation of the surrounding area. However, it is considered not to have any
significant impact due to the proposed development in comparing with the existing condition.

The annual prevailing winds are from north-east and east. Building with same or taller building
~ heights are located immediate north, further north-east and east of the Subject Site. Compact low-rise
buildings are located in the vicinity. These existing buildings have already blocked the prevailing
annual wind. The annual wind would flow along the streets, i.e. the air paths. For the nearest air paths,
Centre Street and Second Street, as well as the larger air path at Queens Road West, the proposed
development is located at the downwind area. The proposed development would not have any impacts
on these air paths. Similarly, the resting area along the Centre Street is located upwind of the proposed
development. Therefore, the proposed development would not have any impact or have insignificant
impact on this resting area.

For the air paths to south of the Subject Site (e.g. High Street and Western Street), there are high-rise
buildings at the downwind location of the proposed development (The Yue Sun Mansion to the west,
the Nova to the southwest and the Goodwill Garden to the south). The height of the proposed
development is similar or lower than these building at downwind area. It is considered that the air
ventilation performance of these air paths would not be affected by the proposed development.

For the air ventilation performance of the whole Sai Ying Pun and Sheung Wan area, it is considered
that there would not have any significant changes after the operation of the proposed development.
The Subject Site is about 0.04 ha which is only about 0.013 percentage of Sai Ying Pun and Sheung
Wan area. Also, the Subject Site is not vacant; and is 100% covered with buildings. Existing tall
buildings are located immediate north, west and south of the Subject Site. No air paths identified in
the SYPSW EE would be affected by the proposed development.

It is considered that there would not have any adverse air ventilation impact upon the surrounding
area under Annual Wind Condition.

Summer Wind Condition

During summer period, the prevailing winds are from the south-west and south. Similar to the annual
wind, the summer wind would mainly flow along the Centre Street and Western Street. The proposed
development does not encroach to these air paths. It is considered that the proposed development
would not have any impacts on these air paths under summer condition.

In addition, the design of the proposed development has considered the HKPSG recommendation on
disposition of new building. The residential tower of the proposed development is sitting behind the
Goodwill Garden. The opening above lane west of the Goodwill Garden can be kept. Further, there is
an opening at second floor along this lane. As such, a visual or air corridor aligns from south to north
along this lane can be kept, i.e. same as the current situation. Therefore, it is anticipated that no
adverse air ventilation impact to the local area during summer condition.
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Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun
Air Ventilation Assessment - Expert Evaluation

4.0 Conclusion

An Expert Evaluation on air ventilation assessment has been carried out-in accordance with ETWB
Technical Circular No. 1/06 AVA and Chapter 11 of the HKPSG.

With reference to the wind rose, annual prevailing winds in the area are from the north-east and east.
During summer condition, the prevailing winds are from the south-west and south.

The Project does not encroach into any air paths of the area. Its location is immediate next to the
existing high-rise buildings which have already reduced the wind speed for the annual prevailing
winds and summer winds. The foot print of the Project is same as the existing buildings and its height
is same as the surrounding stipulated in the OZP. In considering the location of the subject site, the
height and scale of the Project, it is anticipated that no adverse air ventilation impact to the local area.
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Proposed Residential Development at 1-7 Tak Sing Lane, Sai Ying Pun
Air Ventilation Assessment - Expert Evaluation

. Annex A:
Layout Plans and Sections of the
Proposed Development
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Sewerage Impact Assessment for
Proposed Residential Development at No 1-7 Tak Sing Lane Sai Yin Pun
Hong Kong

1.0 Introduction

1.1 Project Background

A S.12A planning application is made for a proposed amendment to the Approved Sai Ying Pun
& Sheung Wan Outline Zoning Plan No. S/H3/29. The proposed amendment is to rezone the
subject site from “Open Space” to “Residential (Group A) 23" zones. Residential Development is
proposed in the Subject Site. In order to support the planning -application, a sewerage impact
assessment (SIA) was conducted. This SIA report shall address the following issues:

¢ Municipal wastewatér impact during operational phase of the proposed redevelopment.

The developer shall be responsible for adopting appropriate mitigation me#asures for approval to
meet the Hong Kong Planning Standards and Guidelines (HKPSG) to minimise any
unacceptable impacts, if there are any.

ENVIRON Hong Kong Ltd. (the Consultant) has been commissioned by the applicant to conduct
this sewerage impact assessment in relation to the planning application. Architectural drawings
and technical information of the Subject Site were provided by the project architect and other
project team members. )

1.2 Project Location and Scope

The proposed residential development is located at No. 1-7 Tak Sing Lane, Sai Yin Pun, Hong
Kong. The subject site is surrounded by residential buildings. Figure 1 shows the location of the
Subject Site and its environs. ’

1.3 Proposed Development

The proposed residential development shall provide 80 residential units. One storey .of shops .
. and one storey of restaurant will be provided at G/F and 1/F. Including the G/F, the proposed
residential development with shops and restaurant shall have 25-storey. The detailed layout
plan is presented in Annex 1.
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2.0 Sewerage Impact Assessment

2.1 Scope of Work

The aim of this study is to assess whether the capacity of the existing sewerage network
serving the Subject Site is sufficient to cope with the sewage flow from the proposed
development and the existing development in the vicinity. :

2.2 Assessment Criteria and Methodology

According to the Drainage Record obtained from the Drainage Services Department, there is a
public sewer network serving the Subject Site and the surrounding environment. Figure 2
shows the locations of the sewer sections concerned.

Environmental Protection Department’'s (EPD’s) Guidelines for Estimating Sewage Flows for
Sewage Infrastructure Planning, Version 1 has been referred to estimate the quantity of the
sewage generated from the proposed development and the existing residential buildings.
Sewage flow parameters and global peaking factors in this document are adopted.

According to Table T-1 of the said EPD Guideline, the unit flow factor of the private domestic
house type R2 is 0.27m®%day; and

~

According to Table T-2 of the said EPD Guideline, the unit flow factor of the Commercial
Employee is 0.08m*/day and the unit flow factors of J10 — Restaurant & Hotels is 1.50 m®*/day
per employee.

2.3 Wastewater Generated by the Proposed Development

Wastewater arising from the proposed residential development will be primarily contributed by
residential and commercial employees of shops and restaurant.

The proposed residential development shall have 80 residential units, restaurants with a total
floor area of 277m? and retail shops with a total floor area of 223m?. The residential population
would amount to 176 people as a worst case scenario.

42 staff is assumed for the shops, restaurants and residential recreational facilities.

The estimated peak flow from the proposed development is given in Table 1 below:
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Table1 Estimated Sewage Flow from the Proposed Residential Development

. Proposed Restaurant
1a. Assumed used Area
1b. Assumed floor area per employee
1c. Total number of employees
1d. Design flow for commercial employee

1e. Design flow for commercial activities
1f. Sewage generation rate

2. Retail Shops
2a. Assumed Used Area

2b. Used Area per worker

2c. Total number of employee

2d. Design flow for commercial employee
2e. Sewage generation rate

3. Proposed Residential Units
3a. Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4a. Assumed Used Area

4b. Used Area per worker

4c¢. Total number of employee

4d. Design flow for commercial employee
4e. Sewage generation rate

Flow Rate
Population

Peaking factor
Peak Flow under normal operation

4. Proposed Residential Recreational Facilities

. 277
10
28
80

1500
44

223

20
11
280

80
176
270

48

64

20

280

95
218

’ Calculation for Sewage Generation Rate of the Proposed Restaurant ' ' |
1

m2

m2 per employee

employees

litre/femployee/day -- (refer to Table T-2 of GESF)
litre/employee/day -- (refer to Table T-2 of GESF Job
Type J10)

m3/day

m2

m2 per worker (refer to Table 2: Guidelines for Worker
Densities - Business Use, Chapter 5 of HKPSG)
employee

litre/person/day, refer to Table T-2 of GESF

m3/day

units

people

litre/person/day -- (Private R2 in Table T-1 of GESF)
m3/day

m2

m2 per worker (refer to Table 2: Guidelines for Worker
Densities - Business Use, Chapter 5 of HKPSG)
employee

litre/person/day, refer to Table T-2 of GESF

m3/day

m3/day
persons

Refer to Table T-5 of GESF for population <1,000
including stormwater allowance

litre/sec

2.4 Assessment of Sewage Impact

Sewage from the proposed residential development will be discharged to sewers as shown in
Figure 2. The terminal manhole of the proposed residential development will be connected to

the manhole S1.

Appendix 2 shows the detailed calculation of the estimated hydraulic capacity of the said
existing sewer sections. The amount of sewage entering each segment of the said sewer
network is also calculated and shown in Appendix 2. Figure showing the sewerage catchments
of upstream and downstream of the subject site is presented in Appendix 2. '
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<4 ENVIRON




Sewerage Impact Assessment for
Proposed Residential Development at No 1-7 Tak Sing Lane Sai Yin Pun
Hong Kong

The estimation of sewage generate rate of the Subject Site and the existing development
upstream and downstream have been considered in the assessment. Based on the results, it is
found that there will be sewer upgrading work due to insufficient drainage capacity of two sewer
segments. The sewers upgrading work between Segments S3 — S84 and S20 - S21 is
recommended in order to cater the cumulative sewage generated from the Subject Site and
existing development upstream and downstream.

All the others sewers segments excluding S3 — S4 and S20 — S21 are found to be sufficient
capacity to cater for the sewage generated.

Relevant Drainage Records obtained from the Drainage Services Department were referenced
and attached in Appendix 3.

2.5 Proposed Mitigation Measures

In order to sufficiently cater for the sewage generated from the Subject Site, upstream and
downstream existing development, upgrade work of two public sewer segments is
recommended. The @225mm sewer with approximate 6m in length between S3 — S4 is
recommended to be upgraded to a @300mm sewer pipe. The @400mm sewer with approximate
7m in length between S20 — S21 is recommended to be upgraded to a @600mm sewer pipe.
The location of the concerned sewer pipes is shown in Figure 3. Calculation of the proposed
upgrading works is shown in Table 9 and Table 12 of Annex 2.

2.6 Discussion

The potential sewerage impact due to the implementation of the proposed residential
development has been quantitatively addressed. Based on the sewage generation rate
estimated from the proposed residential development (Table 1), the estimated peak flow rate
from the proposed development is about 8.8 L/s.

Taking into consideration the sewage flows from the developments of the site and the existing
development in the vicinity to the existing sewer, it is found that the capacity of the existing
sewers serving would be generally sufficient to cater for the sewage generation from the
proposed residential development with the implementation of proposed mitigation measures
mentioned in Section 2.5 above.

3.0 Conclusion

The potential sewerage impact due to the proposed residential development has been
quantitatively addressed. The sewage flow generated from the proposed development is
approximately 95 m3/day for average condition and 8.8 litre/sec for peak flow.

The sewerage impact assessment confirms the feasibility of the proposed residential
development from an environmental point of view.
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. Annex 2:
Detailed Sewerage Impact Assessment
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Table 3 Calculation for Sewage Generation Rate of Catchment A

Catchment A

1. Aspen Court

1a. Total number of units

1b. Total number of residents
1c. Design flow

1d. Sewage Generation rate

2. Hang Sing Mansion

2a. Total number of units

2b. Total number of residents
2¢. Design flow

2d. Sewage Generation rate

3. No. 80-90 High Street

3a. Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4, Wealth Building

4a. Total number of units

4b. Total number of residents
4c. Design flow

4d. Sewage Generation rate

5. Yin Tak Building

5a. Total number of units

5b. Total number of residents
Sc. Design flow

5d. Sewage Generation rate

6. No. 75-95B High Street
6a. Total number of units

6b. Total number of residents
6¢. Design flow

6d. Sewage Generation rate

7. URA Redevelopment at Yu Lok Lane / Centre Street
7a. Total number of units -

7b. Total number of residents

7c. Design flow

7d. Sewage Generation rate

8. Fook Moon Building

8a. Total number of units

8b, Total number of residents
8c. Design flow

8d. Sewage Generation rate

9. Lechler Court

9a. Total number of units

9b. Total number of residents
9¢. Design flow

9d. Sewage Generation rate

10. Kau Yan School

10a. Total number of teachers

10b. Total number of students

10c. Design flow for teachers

10d. Design flow for students

10e. Design flow for commercial activities
10e. Sewage Generation rate

10f. Flow rate

11. No. 19-63 Bonham Road and No. 38-52 Western Street
11a. Total number of residential units

11b. Total number of residents

11c. Design flow of residents

11d. Assumed used Area of Restaurant
1le. Assumed fioor area per employee.

11f. Total number of employees

11g. Design flow for commercial employee
11h. Design flow for commercial activities
11i. Assumed Used Area

11j. Used Area per worker

11k. Total number of employee

111. Design flow for commercial employee
11m. Sewage Generation rate

i

Remarks

72 units

194 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
52.5 m'fday

250 units

675 people

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
1823 m’/day

60 units
162 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
43.7 malday

90 units
243 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
65.6 malday

18 units

49 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
13.1 malday

50 units

135 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
36.5 m’lday

255 units (http://www.ura.org hk/tc/proj / yn-lok-1 tre-strect-project.aspx)
689 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)

185.9 m*/day

142 units

383 people

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
103.5 m*/day

80 units
216 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
58.3 m*/day

41 people - based on web-site: http://wwiw.schooland.hk/ps/kauyan
450 people - based on web-site: http://www. land.hk/ps/kauyan
80 litre/person/day -- (Public Rental in Table T-2 of GESF)
40 litre/person/day -- (Public Rental in Table T-2 of GESF)
200 litre/person/day -- (Public Rental in Table T-2 of GESF, Type J11)
21 mzlday
0.25 litre/sec

600 units
1620 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
300 m?
10 m? per employee
30 employees
80 litre/employee/day -- (refer 1o Table T-2 of GESF)
1500 litre/employee/day -- (refer 1o Table T-2 of GESF Job Type J10)
1500 m*
20 m® per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
75 employee
280 litre/person/day, refer 10 Table T-2 of GESF
505.8 m’/day

12. Retail Shops and Restaurants at No. 46-95B High Street and No. 56-94 Third Street

12a. Assumed used Area of Restaurant

12b. Assumed floor area per employee

12¢. Total number of employees

12d. Design flow for commercial employee
12e. Design flow for commercial activities

12f. Assumed Used Area

12g. Used Area per worker

12h. Total number of employee

12i. Design flow for commercial employee
12j. Sewage Generation rate

1025 m?
10 m? per employee
103 employees
80 litre/employee/day -- (refer to Table T-2 of GESF)
1500 litre/employee/day -- (refer to Table T-2 of GESF Job Type J10)
3175 m?
20 m® per worker (refer 1o Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
159 employee
280 litre/person/day, refer to TableT-2 of GESF
206.4 m’/day

Total Flow (S3), Proposed Development, Vicinity and Catchment A

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

i

2067 m]/day
7161 persons

5 Refer to Table T-5 of GESF for population 5,000 - 10,000 including stormwater allowance
119.6 litre/sec
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Table 4 Calculation for Sewage Generation Rate of Catchment B

Catchment B Remarks
1. Ivy Tower

1a. Total number of units 216 units

Ib. Total number of residents = 583 people

I, Design flow
Id. Sewage Generation rate

2. Evergreen Tower

2a. Total number of units

2b. Total number of residents
2c. Design flow

2d, Sewage Generation rate

3. No. 84-84A First Street.
3a. Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4, No, 24-36 Western Street
4a, Total number of units

4b. Total number of residents
4¢. Design flow

4d. Sewage Generation rate

5. Shun Tai Building

5a, Total number of units

5b. Total number of residents
5S¢, Design flow

5d. Sewage Generation rate

6. No, 97-119 First Strcot

Ga. Total number of unils

Gb. Total number of residents
6e. Design flow

6d. Sewage Generation rate

7. Chun King Court

7a. Tolal number of units

7b. Total number of residents
7e. Design flow

7d. Sewage Generation rate

8. No. 71-81 First Strect

8a. Total number of units

8b. Total number of residents
8c¢. Design flow

8d. Sewage Generation ratc

9, Federate Building

9a. Tolal number of units

9b. Total number of residents
9¢. Design flow

9d. Sewage Generation rate

10. Centre Street Market (Retail Shops)
10a. Assumed Used Area

10b. Used Area per worker

10c. Total number of employee

10d. Design flow for commercial employee
10¢. Sewage generation rate

11. Centre Street Market (Cooked Food Centre)
11a. Assumed used Area

11b. Assumed floor area per employec

11c. Total number of employees

11d. Design flow for commercial employee
11e. Design flow for commercial activities

11f. Scwage generation ratc

It

12, Public Lavatory at Sai Ying Pun MTR Station (Exit B1 & B2)

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
157.5 m*/day

216 units

583 people

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
157.5 m*/day

10 units

27 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
7.3 mfday

45 units

122 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
32.8 m*/day

66 units

178 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
48.1 m*/day

35 units

95 people
270 litre/person/day -- (Private R2 in Tablc T-1 of GESF)
25.5 m*/day

50 units

135 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
36.5 m*/day

20 units

54 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
14.6 m’/day

120 units

324 people

270 litre/person/day -- (Private R2 in Table T-1 of GESF)
87.5 m*/day

1200 m?

20 m? per worker (refer 1o Table 2: Guidelines for Worker Densities - Business Use, Chapter § of HI

60 employee
280 litre/person/day, refer to Table T-2 of GESF
17 m*/day

400 m’
10 m” per employee
40 employces
80 litre/employee/day -- (refer to Table T-2 of GESF)

1500 litre/employee/day -- (refer to Table T-2 of GESF Job Type J10)

63 m’/day

12a. Total number of W.C. = 15 Units
12b. Total number of urinal bow! = 5 Units
12¢. Total number of wash basin = 10 Units

12d. Discharge Unit of 1 W.C.

12¢. Discharge Unit of 1 urinal bowl
12f. Discharge Unit of 1 wash basin
12g. Sum of Discharge Unil

12h. K factor (frequency of usc)

12i. Wastowater flow rate

Source: Plumbing Engineering Sorvices Design Guide
Where:

1.7 litre/sec
0.4 litre/sec
0.3 litre/sec
30.5 litre/scc
1
5.5 litrefsec

Quw m K VEDU

Qe » “Wastowaler low Fafo (Vo)
¥ = Frequency of uge
ZOU - Sum of dschargs s

13. Retail Shops and Restaurant at No. 24-36 Western Street, No,

13a. Assumed uscd Area of Restaurant

13b. Assumed floor area per employee

13¢. Total number of employecs

13d. Design flow for commerciat employee
13c. Design flow for commercial activities
131, Assumed Used Area ’

13g. Used Arca per worker

13h. Total number of cmployee

13i, Design flow for commercial employce
13]. Sewage Generation rate

. 63-131 First Street and No. 292-298 Queen's Road West

330 m?
10 m? per employee
33 craployees .
80 litre/employee/day -- (refer 1o Table T-2 of GESF)

1500 litre/employee/day -- (refer to Table T-2 of GESF Job Type J10)

2913 m?

20 m? per worker (refer to Table 2: Guidelines for Worket Densities - Business Use, Chapter S of HE ~

146 employee
280 litre/person/day, refer to Table T-2 of GESF
929 malday -

Total Flow (S6), Proposed Develof Vicinity, Catcl Aand B.

Flow Rate = 2807 m*/day

Population = 9540 persons

Peaking factor 5 Refer to Table T-5 of GESF for population 5,000 - 10,000 including stormwater allowance

Peak Flow under normal operation 168.0 litre/sce
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Table 5 Calculation for Sewage Generation Rate of Catchment C

Catchment C

1. No. 300-328 Queen's Road West
1a. Total number of units

1b. Total number of residents

Ic. Design flow

1d. Sewage Generation rate

2. New Start Building

2a. Total number of units

2b. Total number of residents
2¢. Design flow .
2d. Sewage Generation rate

3. Imperial Terrace

3a, Total number of units

3b. Total number of residents
3c. Design flow

3d. Sewage Generation rate

4, No. 299-309 Queen's Road West
. 4a. Total number of units

4b. Total number of residents

4¢. Design flow

44, Sewage Generation rate

5. Andes Plaza

5a, Total number of units

5b. Total number of residents
S¢. Design flow

5d. Sewage Generation rate

6. Kiu Shing Building

6a. Total number of units

6b. Total number of residents
6¢. Design flow

6d. Sewage Generation rate

[

It

I

Remarks

75 units
203 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
54,7 malday

40 units

108 people
* 270 litre/person/day -- (Private R2 in Table T-1 of GESF)
29.2 m3/day

88 units
238 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
64.2 m3/day

25 units

68 people
270 litre/person/day -~ (Private R2 in Table T-1 of GESF)
182 m’/day

70 units

189 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
51.0 m3/day

56 units
151 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
40.8 m*/day

7. Retail Shops and Restaurant at No. 300-356 and No. 299-333 Queen's Road West

7a. Assumed used Area of Restaurant

7b. Assumed floor area per employee

7c. Total number of employees

7d. Design flow for commercial employee
7e. Design flow for commercial activities
7f. Assumed Used Area of Retail Shops
7g. Used Area per worker

7h. Total number of employee

7i. Design flow for commercial employee
7j. Sewage Generation rate

n

n

I

326 m*
10 m®per employee
33 employees
80 litre/employee/day -- (refer to Table T-2 of GESF)
1500 litre/femployee/day -- (refer to Table T-2 of GESF Job Type J10 )
2270 m®
20 m? per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of
114 employee
280 litre/person/day, refer to Table T-2 of GESF
83.3 m*/day

Total Flow (S8), Proposed Development, Vicinity, Catchment A, B and C.

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

3148 m*/day

10642 persons
4 Refer to Table T-5 of GESF for population 10,000-50,000 including stormwater allowance

151.3 litre/sec
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Table 6 Calculation for Sewage Generation Rate of Catchment D

Catchment D

1. No. 36 - 40 Centre Strect

la. Total number of units

Ib. Total number of residents

Ic. Design flow

1d. Assumed Used Area of Retail Shops
le. Used Arca per worker

11. Total number of employce

1g. Design flow for commercial employce
Th. Sewage Generation rate

Total Flow (11)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

2. No. 34 Centre Street

2a. Total number of units

2b. Total number of residents

2¢. Design flow

2d. Assumed Used Arca of Retail Shops
2e. Used Arca per worker

2f. Total number of employee

2g. Design flow for commercial employee
2h. Sewage Generation rate

Total Fiow (12)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

3. No. 32 Centre Strect

3a, Total number of units

3b. Total number of residents

3c. Design flow

3d. Assumed used Arca of Restaurant

3¢. Assumed floor area per cmployee

3f. Total number of employces

3g. Design flow for commercial employee
3h. Design flow for commercial activitics
3i. Sewage Generation rate

Total Flow (14)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

4. No. 30 Centre Street

4a. Total number of units

4b. Total number of residents

4c. Design flow

4d. Assumed Used Area of Retail Shops
4e. Used Area per worker

4f. Total number of employce

4g. Design flow for commercial employce
4h. Sewage Generation rate

Total Fiow (15)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

5. No. 28 Centre Street

3a. Total number of units

5b. Total number of residents

5c. Design flow

5d. Assumed uscd Area of Restaurant

Se. Assumed floor area per employce

5f. Total number of cmployees

5g. Design flow for commercial employce
5h. Design flow for commercial activitics
5i. Sewage Generation rate

Total Flow (16)

Flow Rate

Population

Pcaking factor

Peak Flow under normal operation

6. No. 26 Centre Strect
6a. Total number of units
6b. Total number of residents
6c. Design flow
6d. Assumed Used Area of Retail Shops
6¢. Used Arca per worker
6f. Total number of employee
. 6g. Design flow for commercial employee
6h. Sewage Generation rate

Total Flow (17)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

7. No. 24 Centre Strect

7a. Total number of units

7b. Total number of residents

7c¢. Design flow

7d. Assumed Used Area of Retail Shops
Te. Used Area per worker

7f. Total number of employee

7g. Design flow for commercial employee
7h. Sewage Generation rate

Total Flow (19)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

8. Kaiser Centre

8a. Assumed Used Arca

8b. Used Arca per worker

8c. Total number of employee
8d. Design flow for commercial employce
8c. Sewage generation rate

Total Flow (S21)

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

9. No. 228-232 Des Voeux Road Woest

9a. Total number of units

9b. Total number of residents

9c. Design flow

9d. Assumed Uscd Area of Retail Shops
9c. Used Area per worker

9f. Total number of employee

9g. Design flow for commercial employee
%h. Sewage Generation rate

Total Flow (823}, Proposed Devel,

Vicinity, C:

Flow Rate

Population

Peaking factor

Peak Flow under normal operation

Remarks

15 units
41 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
200 m”
20 m? per worker (refer to Table 2: Guidelines for Worker Densitics - Business Use, Chapter 5 of HKPSG)
10 employee
280 litre/person/day, refer to Table T-2 of GESF
13.7 m*/day

3162 m*/day

10682 persons
4 Refer to Table T-5 of GESF for population 10,000-50,000 including stormwater allowance

151.9 litre/see

3 units
14 peoplc
270 litre/person/day — (Private R2 in Table T-1 of GESF)
50 m’
20 m® per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
3 cmployee
280 litre/person/day, refer to Table T-2 of GESF
4,3 m*/day

3167 m*/day

10696 persons
4 Refer to Table T-5 of GESF for population 10,000-50,060 including stormwater allowance

152.1 litre/sce

5 units
14 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
50 m®
10 m* per employee
5 employees
80 litre/employce/day -- (refer to Table T-2 of GESF)
1500 litre/employce/day -- (refer to Table T-2 of GESF Job Type J10)
11.5 m*/day

3178 m*/day

10709 persons
4-Refer to Table T-5 of GESF for population 10,000-50,000 including stormwater allowance

152.7 litre/sec

5 units
14 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
50 m’
20 m?® per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
3 employee
280 litre/person/day, refer to Table T-2 of GESF
4.3 m*/day

3182 m*/day

10723 persons
4 Refer to Table T-5 of GESF for population 10,000-50,000 including stormwater allowance

152.9 litre/scc

5 units
14 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
50 m*
10 m? per employee
5 employees
80 litre/employce/day - (refer to Table T-2 of GESF)
1500 litre/employee/day -- (refer to Table T-2 of GESF Job Type J10)
11.5 m*day '

3194 m*/day

10736 persons
4 Reler 1o Table T-5 of GESF for population 10,000-50,000 including stormiwater altowance

133.4 litre/sec

5 units
14 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
50 m?
20 m* per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
3 employee
280 litre/person/day, refer to Table T-2 of GESF
4.3 m*/day

3198 m*/day

10750 persons
4 Refer to Table T-5 of GESF for population 10,000-50,000 including stermwater allowance

153.6 litre/sec

5 units
14 people
270 litre/person/day -- (Private R2 in Table T-1 of GESF)
50 m?
20 m* per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
3 employee
280 litre/person/day, refer to Table T-2 of GESF
4.3 m*/day

3203 m*/day
10763 persons

4 Refer to Table T-5 of GESF for population 10,000-50,000 including stormwatcr allowance
153.8 litre/sec .

827 m’
20 i® per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
41 employce

280 litre/person/day, refer to Table T-2 of GESF
12 m*/day

3214 m*iday
10805 persons

4 Refer to Table T-5 of GESF for population 10,000-50,000 including stormwater allowance
154.3 litre/scc

20 units
54 people
270 litre/person/day - (Private R2 in Table T-1 of GESF)
207 m* N
20 o per worker (refer to Table 2: Guidelines for Worker Densities - Business Use, Chapter 5 of HKPSG)
10 employee
280 litre/person/day, refer to Table T-2 of GESF
17.5 m*/day ‘

A,B,CandD.

3232 m*iday
10859 persons
4 Refer to Table T-5 of GEST for population 10,000-50,000 including stormwater allowance
155.1 litre/sec )
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Annex 3:
Drainage Record Plan obtained from
Drainage Service Department
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PART OF DRAINAGE RECORD PLAN: [ S
Drainage Services beﬁartméni
Hang Kong & islands Division

'{ Map data reproduced with permission of the Director of Lands. @ Hong Kong [~
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N Appendix II of
MPC Paper No. Y/H3/6A

Detailed comments of CTP/UD&L on AVA EE Report

The applicant should address the following specific issues accordingly:

(2)

(b

(©

(d)
(©)

®

(2

(h)

(i)

Prevailing wind directions — The prevailing wind directions mentioned in the
applicant’s AVA EE Report are different from those of the SYP&SW AVA EE
Report. As the prevailing wind directions are the fundamental elements of the

assessment, the applicant should provide strong justifications for departing from the
SYP&SW AVA EE Report findings. -

Section 1.3 — The applicant should indicate the “opening at the eastern end of second
floor” on plan. The dimensions of this opening (e.g. L x W x H) and its exact level
should also be documented.

Section 2.2 —

(i) The annual prevailing winds mentioned are different from those in Section 2.1.
The applicant should clarify and rectify all relevant sections in the report; and

(ii) The applicant should specify the widths of the streets that are considered “not very
wide”.

Section 2.3 — The site area stated is different from that in section 1.2.

Section 3, summer wind condition — Some mitigation measures are suggested in this

section. The applicant should indicate them on plan and document their dimensions.

Figure 2 — The figure caption does not tally with the current application; the plan
seems to be a mirror image and it lacks building height information.

Figure 2 (wind rose) — '

(i) The applicant should clarify whether ;‘F igure 2” should read “Figure 3”; and
(ii) The figure caption does not tally with the cﬁrrent application.

Figure 4 — |

(i) The applicant should provide the building names and street names for easier
reference to the text; and '

(ii) The figure caption does not tally with the current application.

Figure S - The figure caption does not tally with the current application.
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“5‘.4.

Maximum Bullding ;
Height {in mPL¥}

EIET- MYty

In light of the above, it is proposed to rezone the Application Site to “R(A) 23" and add

the following paragraph following paragraph (24) under the Remarks of “R(A)” zoning:

(24) On land designated “Residential (Group A) 23°, no new development, or
addition, alteration and/or modification to or redevelopment of an existing
building shall result in a total development and/or redevelopment in excess of
the maximum building heights, in terms of metres above Principal Datum, as
stipulated on the Plan, or the height of the existing building, whichever is the
greater. In addition, no development within the non-building area is permitted.

The Proposed Amendments to the OZP and Notes of the OZP from "Open Space”
and "Pedestrian Precinct / Street" to "Residential (Group A) 23"
(Extracted from Paragraph 6.1.2 and Figure 6.1 of the Applicant's Submission at

Appendices Ia & Ib)

SEN mE
REFERENCENo.  |DRAWING
CARAH : PIRARE) .
(SOURCE : SUBMITTED BY THE APPLICANT) Y/H3/6 Z-1
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Photomontage 2
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Appendix FA-II of
MPC Paper No. Y/H3/6B

Agenda Item 3

Section 12A Application

[Open Meeting (Presentation and Question Sessions only)]

Y/H3/6 Application for Amendment to the Approved Sai Ying Pun & Sheung
Wan Outline Zoning Plan No. S/H3/29, To rezone the application site
from "Open Space" and "Pedestrian Precinct/Street" to "Residential
(Group A) 23", and stipulate building height restriction of 120mPD for
the zone, 1-7, Tak Sing Lane, Sai Ying Pun, Hong Kong
(MPC Paper No. Y/H3/6A)

3. The Secretary reported that Kenneth To & Associates Ltd. (KTA) was one of the

consultants of the applicant. The following Members had declared interests in this item:

Mr Patrick H.T. Lau ]

1 having current business dealings with KTA
Mr Dominic K.K. Lam ]

Professor P.P. Ho

his spouse owning a flat in Third Street and a
flat in Kui Yan Court, 3 Kui Yan Lane

Mr Clarence W.C. Leung his mother owning a flat in Sai Ying Pun

4. The Committee noted that Mr Patrick H.T. Lau had no involvement in the
application and the properties of Professor P.P. Ho’s spouse did not have a direct view of the
site, the Committee agreed that they should be allowed to stay in the meeting. The
Committee noted that Mr Dominic K.K. Lam had tendered apologies for being unable to

attend the meeting and Mr Clarence W.C. Leung had not yet arrived to join the meeting.

Presentation and Question Sessions

5. The following representative from the Planning Department (PlanD) and the

representatives of the applicant were invited to the meeting at this point:

Ms Ginger K. Y. Kiang - District Planning Officer/Hong Kong



(DPO/HK)

Ms W. H. Ho - Senior Town Planner/Hong Kong
(STP/HK)

Mr Leung Chung Ching, Edwin

Ms Wong Fung San, Hanny

Mr Yuen Man Chiu, Henry

Mr To Lap Kee, Kenneth

Ms Lam Tsz Kwan, Camille
Mr Kwan Wing Hong, Dominic
Mr Yu Kwun Ho, Kenneth

Mr Cheng Chi Ming, Ton

Mr Chan Kwok Keung

Ms Yeung Shiu Yu

6. The Chairman extended a welcome and explained the procedure of the hearing.
He then invited Ms W. H. Ho, STP/HK, to brief Members on the background of the

application.

7. With the aid of a PowerPoint presentation, Ms W.H. Ho presented the application

and covered the following aspects as detailed in the Paper:

The Proposal

- (a) The applicant proposed to rezone the application site (thé Site) from “Open
Space” (“O”) and “Pedestrian Precinct/Street” (“PPS”) to “Residential
(Group A) 23” (“R(A)23”) and stipulate building height (BH) restriction of
120mPD for the “R(A)23” zone on the approved Sai Ying Pun & Sheung
Wan Outline Zoning Plan (OZP) No. S/H3/29 for a residential development.
The site was currently occupied by seven 3-storey buildings which were

constructed in the early 1950s;

(b) according to the indicative development scheme, the proposed 25-storey
residential building had a total Gross Floor Area (GFA) of about 3,380m?,
plot ratio (PR) of about 8.78 and a maximum BH of 120mPD with shops on .
G/F and 1/F. Tak Sing Lane would be retained as a Non-Building Area
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(NBA) and a service lane would also be provided along the eastern
boundary of the Site. Two entrances would be provided on G/F and 1/F
via Tak Sing Lane/Second Street and Third Street respectively to provide a
public access through the Site;

(c) the major proposed development parameters were as follows:
Site Area : 495m?
Development Area : 385m?
(excluding the NBA and service lane)
Plot Ratio (PR) : 8.78
> Domestic : 7.08
> Non-domestic : 1.70
Total Gross Floor Area (GFA) : 3,380m’
> Domestic GFA : 2,723m’
> ‘Non-domestic GFA : 655m>
No. of Storeys : 25 (including G/F)
Building Height (BH) : : 120mPD
No. of Residential Units : 80
Private Open Space : Not less than 176m>
Background

(d

(e)

®

the existing seven 3-storey residential buildings at 1-7 Tak Sing Lane were
completed in 1952 and 1953 before the Site was zoned “O” on the first
statutory plan gazetted on 20.3.1970;

a review of the “O” zones on OZP No. S/H3/20 was considered by the
Committee on 3.3.2006. The Committee agreed that two “O” sites
(including the Site at Tak Sing Lane which was the subject of the
application) should be retained for the reasons that there was a severe
shortage of local open space in the Sai Ying Pun and Sheung Wan area, the
sites had no direct vehicular access and were not suitable for other types of

uses other than public open space (POS);

the Leisure and Cultural Services Department (LCSD) advised that there
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was no programme for open space development at the site at Tak Sing Lane
and the land resumption matters needed to be resolved before the
department might proceed with open space development. The Urban
Renewal Authority (URA) aiso advised that there was currently no plan to

include the site at Tak Sing Lane as a comprehensive project;

Departmental Comments

(2)

departmental comments were set out in paragraph 9 of the Paper. The
Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD), though considered the proposal mnot visually
incompatible with the surrounding built-up context, had some reservation
on the application as the loss of “O” zones for development uses would
permanently deprive the built environment of the much needed spatial and
visual reliefs and the applicant should provide substantiation regarding the
feasibility of retaining trees T1 and T2. Besides, adverse air ventilation
impact was expected and the Air Ventilation Assessment (AVA) submitted
by the applicant had failed to demonstrate the air ventilation impact and to
propose mitigation measures to alleviate such impact. The Director of
Environmental Protection (DEP) did not support the application as the
applicant had yet to fully address the air quality and sewerage issues.
Other concerned departments had no objection to or no adverse comment

on the application;

Public Comments

(h)

®

District Officer (Central & Western), Home Affairs Department
(DO(C&W), HAD) pointed out that the Central & Western (C&W) District
Council (DC) members had raised grave concern on the application given
the adverse visual, environmental and air circulation impact on nearby

buildings as well as fire safety and privacy issues;

during the first three weeks of the statutory public inspection periods, a
total of 890 public comments submitted by C&WDC members, Democratic
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Party, Designing Hong Kong Limited, Incorporated Owners/Owners

Committee of the nearby buildings, local residents and members of the

public were received. Among them, 3 supported and 887 objected to the

application. While the supporting views had not provided any reasons,

the objecting views were summarised as follows:

@

(i)

(ii)

(iv)

the proposed development was not compatible with the surrounding

environment and was too close to the surrounding buildings;

it would cause adverse impacts on traffic, environment (air, noise,

hygienic), visual, natural lighting, air ventilation and fire safety;

the Site should be reserved for open space development or

community uses;

it was more desirable for a comprehensive redevelopment with the

surrounding lots;

[Ms Julia M.K. Lau and Dr Wilton W.T. Fok arrived to join the meeting at this point.]

The Planning Department (PlanD)’s Views

(¢) PlanD did not support the application based on the assessments made in

paragraph 11 of the Paper, which were summarised as follows :

®

(ii)

there was a deficit of 9.3ha of planned open space in the C&W
District. The proposed rezoning would result in a permanent loss of
open space and aggravate the shortfall of local open space in the

district;

the pocket open spaces in the districts were important to serve as
breathing space and visual relief which were supported by the AVA
for the Sheung Wan & Sai Ying Pun Area (2010);
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(iii) the applicant had failed to provide sufficient information to
demonstrate that the proposal would not have adverse air ventilation,
tree preservation, sewerage and air quality impacts on the surrounding |

areas;

(iv) there had been public concern on the provision of public facilities

within private developments; and

(v) approval of the application would set an undesirable precedent.

[Mr Clarence W.C. Leung arrived to join the meeting at this point.]

8. The Chairman then invited the applicant’s representatives to elaborate on the

application. With the aid of a PowerPoint presentation, Mr To Lap Kee Kenneth made the

following main points :

Background

(2

(®)

(©)

as the subject buildings were completed in the 1950s, they were in very
dilapidated condition. However, since the Site had been zoned “O” on the
OZP, the redevelopment potential was very limited unless the Site was

rezoned;

on 3.3.2006, the review of “O” sites conducted by PlanD was considered by
the Committee which agreed that two “O” sites including the Site should be
retained. On 17.3.2006, ‘Flat’ use was deleted from Column 2 of the
Notes of the “O” zone on the draft OZP No. S/H3/21. The owners of the
buildings were frustrated and many of them moved out between 2007 and
2011;

for the past 45 years, there had been no development proposal for the Site
by government departments or public organizations (i.e. LCSD had no
implementation programme for the open space, URA did not include the

Site in its redevelopment project of Yu Lok Lane and Centre Street, and the
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Mass Transit Railway Corporation Limited did not resume the land for the
West Island Line development). However, sites surrounding the Site had
been redeveloped into tall buildings, including Yee Shun Mansion (1984),
Yue Sun Mansion (1986) and Goodwill Garden (1995);

since 1999, there had been no implementation of undeveloped “O” sites for

open space in the Sheung Wan & Sai Ying Pun district;

The Proposal

©

®

The development parameters of the application were similar to those of the

surrounding developments;

The applicant’s proposal would bring about the following planning/design

merits:

(i) provision of a 24-hour pedestrian access for the public — a public
pedestrian access was proposed to pass through the Site linking
Second Street and Third Street. A lift would be provided within the
Site and opened 24 hours daily for public use. This arrangement
would be a planning gain to the local community as it would facilitate
pedestrian access from Third Street to the Site and particularly to the
future Sai Yin Pun Station on Second Street;

(ii) provision of ventilation and visual corridor — landscape gardens were
proposed on the second and third floors for ventilation purpose and

visual relief,

Responses to PlanD’s Views

@

landlocked site — in response to the applicant’s enquiry made on 21.8.2014,
the Building Department (BD) confirmed that the site was abutting to a
street of not less than 4.5m wide in between No. 83 and Nos. 89-99 Third
Street and was connected to Third Street. The Site might be regarded as
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“Class A Site” und Building (Planning) Regulation 18A(1);

(h) intensification of open space shortage — under the current situation, the Site
could neither be developed into an open space for public enjoyment nor
redeveloped into a new residential building to meet the housing demand.
Despite the fact that there was a shortfall of overall open space provision
within the Sai Ying Pun & Sheung Wan area, there had been no
implementation programme for the “O” site for the past 45 years and even

for 10 years after the review of “O” sites in 2006;
The Enhanced Scheme

(i) the applicant proposed to modify the original proposal by removing a
number of shops on the 1/F of the commercial portion for the provision of
an open space of 120m’ for the public. The open space would be
connected to Third Street. The applicant had indicated that he would
agree to the stipulation in the Remarks of the Notes of the “R(A)23” zone
the requirement of the provision of a public open space of not less than
120m* should the Town Planning Board (the Board) agree to the rezoning
application, and such stipulation was similar to those in other “R(A)” zones
of the same OZP; and |

Conclusion

() Members were urged to give sympathetic consideration to the application
| with a view to breaking the 45-year deadlock. Besides, the applicant was
willing to provide open space within the Site for public enjoyment. It was
not anticipated that the proposed development would generate adverse
environmental impacts, including air quality and sewerage, on the
surrounding area and a detailed air quality assessment report would be

provided upon approval by the Board.

9. In response to a Member’s question, Mr Cheng Chi Ming, Ton said that
according to the AVA conducted by PlanD for the Sheung Wan & Sai Ying Pun Area, as the
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Sai Yin Pun area was closely packed with tall buildings, the existing wind environment in the
area was already very poor. Winds coming from the east mainly blew through the east-west
oriented streets and road, however, all those streets and roads were not straight in alignment
and were relatively narrow, their efficiency as air path was not high. The Site was located
in the inner part of Sai Yin Pun and was.far away from the existing streets. As the Site did
not fall within any air paths as identified in the AVA report, the proposed development would
not obstruct air ventilation in the surrounding area. Moreover, the proposed open space
within the Site could serve as an air ventilation corridor linking up the alley from Third Street
to the podium of Yue Sun Mansion. It was anticipated that the proposed development
would not affect the wind environment in the area. In response to the points made by Mr
Cheng, Ms Ginger K. Y. Kiang, DPO/HK, said that although the Site did not fall within any
air paths as identified in the AVA report, the Site in itself was a pocket space which was
essential for air ventilation in an area closely packed with tall buildings. In response to the
Vice-chairman’s enquiry, Ms Ginger K.Y. Kiang said that, in general, for vacant site, the
AVA would compare the proposed development with a notional scheme based on the
planning intention whilst for those sites with existing buildings, the AVA would compare the

proposed development with the existing scenario.

10. Mr Cheng Chi Ming, Ton continued to say that in response to DEP’s comment
which required the applicant to conduct site surveys to address any potential chimney impacts
within a study area of 200m in accordance with the Hong Kong Planning Standards and
Guidelines (HKPSG), the applicant had conducted a site visit to the area and there seemed to
be no obvious source of chimney emissions within an area of 200m from the Site. The only
possible source of chimney emissions would be from Tsan Yuk Hospital, however, as Tsan
Yuk Hospital was located in a distance more than 200m away from the site, it was not

anticipated that the proposed development would be affected by the chimney emissions.

11. In response to a Member’s question, Ms Ginger K.Y. Kiang said that the Site was
surrounded by buildings, however, it did not necessarily mean that the site could not be
developed. Given the site constraints, it was considered not suitable for other types of
development other than iaublic open space to alleviate the congested living environment and
meet the needs of the local residents. While the revised scheme with the provision of a
public open space of not less than 120m” as proposed at the meeting was considered an

improvement to the original proposal, as there was a deficit of 9.9 ha and 9.3 ha of the
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existing and planned local open space in the C&W District, approval of the application would

set an undesirable precedent and aggravate the shortfall of local open space in the district.

12. In response to the Chairman’s question, Ms Ginger K.Y. Kiang said that the
“G/IC” site to the immediate east of the Site was currently partly occupied by a public toilet
and an electricity substation. The remaining part of the “G/IC” site was occupied by four
2-storey tenement buildings under private ownership and there was no designated G/IC use

for this part of the site.

13. A Member asked whether there was any mechanism to implement the planned
use considering that the existing situation would be prolonged and whether comparison had
been made between the existing situation and the applicant’s proposal. In response, Ms
Ginger K.Y. Kiang said that the applicant’s proposal would involve a 25-storey building
which might induce adverse impact on the surroundings as compared to the existing 3-storey

buildings.

14. A Member asked whether all the redevelopment projects surrounding the Site
were carried out by the Urban Renewal Authority (URA) and whether rezoning/planning
applications were required for those projects and how the open space in those sites were
implemented. In response, Ms Ginger K.Y. Kiang said that most of them were private
redevelopment projects. As those sites were zoned “R(A)” on the OZP, planning
permission from the Board was not required. For the URA’s redevelopment project of Yu
Lok Lane/Centre Street, as the site was zoned “Comprehensive Development Area”, a
planning brief governing the redevelopment had been prepared which had stipulated the

requirement of the provision of public open space for incorporation in the URA scheme.

15. A Member asked how the planning intention of the “O” zone could be achieved
given that LCSD had no implementation programme and the Site was under private
ownership. In response, Ms Ginger K.Y. Kiang said that generally speaking, both the public
and the private sectors were required to follow the planning intention stipulated for the
respective zones on the OZP for implementing their proposals. The Site was under private
ownership and was occupied by buildings before it was zoned “O” on the first statutory plan.
As stated in the Explanatory Statement of the OZP No. LH3/48 for Public Open Space, the

proposed “O” sites were on private land and it might be many years before they could be
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acquired and used for recreational purposes. LCSD had been consulted and it was advised
that that there was no programme for open space development at the Site at Tak Sing Lane
and the land resumption matters needed to be resolved before the department might proceed
with open space development. Besides, URA was consulted and advised that there was
currently no plan to include the Site at Tak Sing Lane as a comprehensive project.
Nevertheless, URA would continue to identify suitable sites in the old urban areas for

redevelopment.

16. In response to a Member’s question regarding the fire safety issue, Mr Cheng Chi
Ming, Ton said that the building was located just about 10m from Third Street and the
arrangement of emergency vehicular access would comply with the Code of Practice for Fire

Safety in Buildings.

17. As the applicant’s representatives had no further points to raise and there were no
further questions from Members, the Chairman informed them that the hearing procedure for
the application had been completed and the Committee would deliberate on the application in
their absence and inform the applicant of the Committee’s decision in due course. The
Chairman thanked Ms Ginger K. Y. Kiang, DPO/HK, Ms W. H. Ho, STP/HK, and the

applicant’s representatives for attending the meeting. They left the meeting at this point.

Deliberation Session

18. The Secretary reported that a petition letter was submitted by The Democratic
Party (Central and Western District Branch) who provided comments on the application
which were similar to those submitted by them during the statutory public inspection periods.

Members noted that their comments had already been incorporated in the Paper.

19. A Member said that the existing 3-storey buildings had already become
dilapidated and redevelopment of the site into a new residential building could help meet the
housing demand as well as improve the local environment. As the Site was under private
ownership and the proposed redevelopment was under private initiates, there would not be
any financial implication on the Government. It was also noted that the Site had already
been built before it was zoned “O”, and the application was not a proposal for developing a

residential tower on a vacant “O” site. Given that there was no implementation programme
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for the Site by LCSD, the Member inclined to support the application.

20. The Chairman said that as the applicant’s proposal was to redevelop the existing
3-storeys buildings into a 25-storey residential block, the improvement in the local
environment as claimed by the applicant should be carefully weighted against the possible
impacts induced by the proposal. A Member said that the Site, which was currently
occupied by low-rise residential buildings and trees and was situated away from the street
frontage, actually created a very nice environment. Approval of the application would
affect the ambience and planning intention for the area. The Member agreed with the
recommendation of the review of “O” zones in 2006 which recommended retaining the site as

“O” and did not support the application.

21. The Vice-chairman said that for air ventilation purpose, the disposition of the
proposed residential tower should better be north-south oriented. The east-west orientation
of the residential tower currently proposed by the applicant would block the wind passage
between Second Street and Third Street and create air ventilation problem in the area. He

considered that the “0” zoning was appropriate for the Site.

22. A Member expressed sympathy for the land owners as the Site was under private
ownership but was zoned “O” without implementation programme. Given that the existing
buildings were in poor condition and the implementation of open space seemed to be unlikely
in the near future, redevelopment of the Site could be a way out. However, the Member
considered the development of a 25-storey residential tower not appropriate for the Site and

did not support the application.

23. The Chairman said that the development pattern in Sai Ying Pun had long been
characterised by rows of buildings within a street block. Such development pattern was not
much a problem in the past as the buildings were usually 2 to 4 storeys high. In recent years,
redevelopment projects in the surrounding areas usually involved the merging of sites in the
middle row with those with street frontage in order to carry out redevelopment in a more
comprehensive manner. The URA’s redevelopment project of Yu Lok Lane/Centre Street
was a good example. Considering that the Site was located in the middle row with no direct
frontage on the main street, a more comprehensive redevelopment proposal by merging the

Site with other sites with street frontage could result in a better scheme. Moreover; the
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development of a 25-storey residential tower at the Site in the midst of tall buildings would
have adverse impacts on the suﬁounding area and was considered not acceptable. He
suggested PlanD to continue to liaise with URA to explore the opportunity for comprehensive
redevelopment of the Site with other sites and LCSD for implementation of open space at the

Site.

24, The Chairman concluded that Members generally‘did not support the application.
He then invited Members to go through the rejection reasons as suggested in the Paper.
Members generally considered that it was due to the nature and surroundings of the Site that
rendered an “O” zone more suitable for the Site, and agreed that rejection reason (a) should

be suitably amended to reflect that.

25. After further deliberation, the Committee decided not to agree to the application

for the following reasons :

“(a)  given the nature and surroundings of the site, the “O” zoning for the site is
considered appropriate to alleviate the congested living environment and

meet the needs of the local residents;

(b) rezoning of the site from “O” to residential use would result in a permanent
loss of open space and further aggravate the shortfall of local open space

provision in Sai Ying Pun and Sheung Wan area;

(c) there is no strong planning justification nor merit for rezoning of the site
from “O” and “PPS” to “R(A)23”; and

(d) the approval of the application would set an undesirable precedent for
similar applications in the “O” zone and the cumulative effect of which
would deprive the built environment of the much needed spatial and visual

reliefs.

[Mr Patrick H.T. Lau, Ms Julia M.K. Lau and Mr Clarence W.C. Leung left the meeting
temporarily at this point.]



Original Scheme (2015) and Revised Scheme (2018)

Appendix FA-VIII of

MPC Paper No. Y/H3/6B

Comparison on Development Parameters of

Access

(proposed service lane on
the eastern portion of the
Site)

(public staircase on
western portion of the
Site between G/F and

1/F)

Original Scheme Revised Scheme Difference
(Considered in 2015) (Subrnitted in 2018) +/- (%)
Site Area 495m? 495m? -
Development Area 385m? 403m? +18m*
(excluding Tak Sing Lane|{ (excluding Tak Sing (+4.6%)
and proposed service Lane)
lane)
PR A 8.78 8.514 -0.247
~|» Domestic 7.08 7.253 -0.175
» Non-domestic 1.70 1.261 +0.422
Total GFA 3,380m” 3,431m’ -51m’ (-1.5%)
> Domestic GFA 2,725m’ 2,923m’ -198m’ (-7.3%)
» Non-domestic 655m” 508m” +140m” (+22.4%)
GFA '
Site Coverage (SC) »
» Domestic 33.33% 33.33% -
» Non-domestic 90% (G/F) 90% (G/F) -
70% (1/F - 2/F) 60% (1/F), -10% (1/F),
33.33% (3/F) 55% (2/F), -15% (2/F),
32.5% (3/F) -0.83% (3/F)
No. of Storeys 25 (including G/F) 25 (including G/F) -
Building Height 120mPD 120mPD -
No. of Residential 80 84 +4 (+7.5%)
Units -
Average unit size 34.1 m? 34.8m> +0.7m? (+2.1%)
Private Open Space Not less than 176m” 84.89m> -91.11m? (-51.8%)
Open Space for Public Nil About 127m? +127m?
Use » |
Service Lane/Public About 18m? About 30m> -
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Similar s.16 Applications for Residential or Commercial/Residential Development
Within the “0”’ zone on the Sai Ying Pun & Sheung Wan OZP

Approved Applications
Application Location Proposed Use(s)/ Date of Approval
~ No. Development(s) | Consideration | Conditions
(MPC/TPB)
A/H3/2 2-6 Gutzlaff Street, Central Commercial/ 19.12.1975 /
Residential
A/H3/4 Commercial/ 20.2.1976 (1), (3), (4),
Residential with (5), (6)
Public Open Space
at Podium Levels
A/H3/4 Commercial/ 16.7.1976 (D), (3), (4),
62-82 & 86-96 First Street Residential with (5), (6)

& 61-105 Second Street Public Open Space
at Podium Levels

A/H3/4R Commercial/ 21.7.1978 /
Residential with

Public Open Space
at Podium Levels
A/H3/6 108-110 Wellington Street Commercial/ 23.4.1976 (2), (5), (6),
& 1-2 Yim Fong Lane, Residential N
Central ,
A/H3/129R | 1-14 Yuk Ming Street, 1-5 Residential 20.3.1987 (8), 9), (10)
Yau Yee Lane & 1-5 Kui
Yan Lane

Approval Conditions:

(1) the open space should be provided at the eastern end of the site, open to the sky, in such a way
and at such a level as it links with the proposed adjoining U.S.D. development;

(2) the area to be surrendered for open space will count as part of the site for the purpose of the
development subject to the owner’s applying for modifications under Building (Planning)
Regulations;

(3) the provided open space should be with direct access from the main streets and should be
managed by the Urban Council;
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the open space area shall be assigned, as and when the Registrar General (Land Office)

(R.G.(L.0O.)) shall require, free of cost to the Colonial Treasurer Incorporated for use as Public

Open Space;

(5) lowest floors as non-domestic and non-industrial uses and the floors above as private
residential use;

(6) any necessary modification, exchange or grant shall be to the satisfaction of, and shall contain
such terms and conditions, including premium, as may be required by R.G.(L.O.);

(7) subject to a building height limit on the lot to the height of those buildings in the same street;

(8) the open space for active and passive recreation shall be provided and designed;

(9) the provision of community facilities including children and youth centre, social centre for the
elderly and day creche; and

(10) the provision of vehicular access to the site, road widening, building setback, loading/unloading
spaces and provision of parking shall be provided.

Rejected Applications

Application Location Proposed Date of Main_
No. Development Consideration | Reason(s)
MPC/TPB) for
Rejection
A/H3/23 5-13 Queen Street Commercial/ 16.12.1977 /
Residential
A/H3/71 1&2SaiOnlane,1&5 Commercial/ 18.12.1981 /
Hing Lung Lane East, Sai ‘Residential
Ying Pun
A/H3/96 13-19 Mui Fong Street, Sai Commercial/ 16.3.1984 (D
Ying Pun Residential
A/H3/104 2 Sai On Lane & 5 Hing Residential 7.3.1985 O, 2)
A/H3/106 Lung Lane East, Sai Ying Residential 7.6.1985 (1), (2)
Pun
A/H3/109 7-13 Li Sing Street, Sai Commercial/ 2.8.1985 (D
Ying Pun Residential
A/H3/113 13, 15, 17 & 19 Mui Fong Residential 6.9.1985 /
Street
A/H3/118 2 Sai On Lane & 5 Hing Residential 17.1.1986 D, (2)




Application Location Proposed Date of Main
No. Development Consideration | Reason(s)
(MPC/TPB) for_
Rejection
Lung Lane East, Sai Ying
, Pun
A/H3/119 4 Sutherland Street, Sai Commercial/ 9.5.1986 2)
Ying Pun Residential
A/H3/176 Community 21.2.1992 3), @), 9
Centre/School &
) Residential
97 High Street, Sai Ying
A/H3/195 p School and 19.3.1993 6), (1), (8)
un
Residential
A/H3/198 School and 18.6.1993 ), (7, (8)
Residential
A/H3/199 15-16 Yu Lok Lane, Sai Residential with 18.6.1993 6), (1), (8),
Ying Pun Sitting-Out Area 9
A/H3/203 97 High Street, Sai Ying School and 19.11.1993 (7, (8), (10)
Pun Residential
A/H3/236 Commercial/ 15.12.1995 9), (11),
Residential (12), (13),
1-9 Yu Lok Lane, Sheung
(14)
Wan - -
A/H3/240 Residential 22.3.1996 ), (1D),
(12), (13)
A/H3/284 1-10 Yu Lok Lane, Commercial/ 28.5.1999 (11), (12),
Sheung Wan Residential (15), (16)
A/H3/335 Commercial/ 17.1.2003 (1D, (17),
Residential (18)
A/H3/337 ) i Commercial/ 5.9.2003 (1), (17),
2, 4,6 & 8 Ui On Lane, Sai i .
) Residential (18)
Ying Pun -
A/H3/351 Commercial/ 14.5.2004 (1D, (17),
Residential (18)
A/H3/364 Residential 29.7.2005 (11), (18)

Main Reasons for Rejection;

(1) the site should be in line with its planning intention as part of an open space;

(2) the proposed development was not acceptable under the Buildings Ordinance;
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4)

)

(6)

(N

®)

®

(10)

11

(12)

(13)

(14)

the proposed devélopment would generate additional traffic and the provision of insufficient
car parking spaces and non-provision of loading/unloading facilities would aggravate the

on-street parking and loading/unloading problem:;

absence of setback for the widening of the pedestrian-way to improve pedestrian circulation in
the area;

the proposed development does not provide local open space and recreational facilities to serve

its residents in accordance with the Hong Kong Planning Standards and Guidelines;

there was a chronic shortfall of public open space in the Sai Ying Pun area. The proposed
development will frustrate the planning intention to include part of the application site to form
part of the larger "Open Space" zone to meet the demand of much needed public local open
space demand in the area;

will result in an increased development intensity and aggravate the open space shortage
situation;

the approval of the application will set an undesirable precedent for similar cases which may

have cumulative effect on the deficiency in the provision of public open space in the district;

the proposed partly-covered sitting-out area at the ground floor will result in a piecemeal and

unattractive open space development;

although the proposed open space will be developed and surrendered at no cost to the
Government as and when required, it can hardly serve any functional purpose as a public open
space due to its small size and poor accessibility. The planning gains from the open space will
be minimal;

the proposed development was not in line with the planning intention for the site which was for
open space development. There was no strong justification to merit a departure from the
planning intention;

the proposed development, which will induce additional population in the area and will take up
area intended for open space development, will aggravate the shortage of open space in.the
district; '

the proposed development will render the remaining part of the proposed open space at Yu Lok
Lane being landlocked and even more concealed, and hence more undesirable from

accessibility, visibility, design and management points of view;

the proposed development was not acceptable in that there was no detailed traffic impact



assessment included in the submission to demonstrate that the traffic generated from the

proposed development will not overload the local road network;

(15) the cumulative effect of approving similar applications would result in further reduction of ("O")
sites in the district;

(16) the proposed development would render the remaining part of the open space lack of a street
frontage, which was undesirable from accessibility, management and urban design point of

view;

(17) the proposed development would take up land zoned for open space development. Hence, it

would further aggravate the shortage of open space in the district; and

(18) the proposed development would result in a more congested residential environment.
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