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Executive Summary 

(Tunnel T1) 

 

S.1 This application is a section 16 application made for an underground vehicular tunnel connecting 

Lee Garden One and Lee Garden Three on the Causeway Bay Outline Zoning Plan Number S/H6/17. 

There have been approved s.16 and s.16A applications for the captioned proposed use and 

location. The original approval letter for the s.16 application No. A/H6/78 is dated 15 July 2016 

and the s.16A extension of time application approval letter is dated 23 June 2020. The approval 

letters are attached in Appendix 1 and the permission has expired on 24 June 2024.  

 

S.2 The Tunnel T1 is located between Lee Garden One and Lee Garden Three under a section of Hysan 

Avenue. The site involves three planning zones; Lee Garden One is zoned “Commercial (2)”, Lee 

Garden Three is zoned “Commercial”, and Hysan Avenue is zoned as “Road”. 

 

S.3  This application is to obtain approval for the Tunnel T1 to be implemented. The desire is to have 

the approval, including the Approval Conditions on the original application, to be extended for an 

additional 4 years. The applicant is eager to implement the approval, and has made significant 

progress on discharging the approval conditions and on the lease modification process. The main 

delay relates to the lease modification process which is yet to be completed. 

 

S.4 The Planning Statement demonstrates that there have been no material changes to the situation 

since the application was Approved in 2016, and it would be beneficial to approve the Tunnel T1 

Application again. The construction of Tunnel T1 would continue to be of benefit to the area in 

vehicular traffic terms, for the pedestrians and also for the improvement of the air quality. The 

construction would not cause disruption to the existing traffic flow, and similarly would not result 

in any negative impact to the Old and Valuable Trees on Hysan Avenue. The only impacts of the 

proposal to the traffic, and the public realm in Causeway Bay are public planning gains.  



行政摘要 

(以英文版本爲準) 

(T1 隧道) 

 

S.1 本第 16 條申請旨在希望城市規劃委員會 (城規會) 核准涉及銅鑼灣分區計劃大綱核准圖編

號 S/H6/17 上接連利園一期及利園三期的地下行車隧道。 上述擬議用途和地點的第 16 條和

第 16A 條申請已獲得批准。先前的第 16 條申請編號 A/H6/78 的批准信於 2016 年 7 月 15 日

發出，而根據第 16A條延長期限申請的批准信於 2020年 6月 23日發出，並附在附錄一中。

其規劃許可的期限直至 2024 年 6 月 24 日。 

S.2 T1 隧道位於連接利園一期及利園三期的希慎道地底。地盤包括三個規劃地帶 : 利園一期屬

於「商業(2)」，利園三期屬於「商業」，而希慎道則屬於「道路」地帶。  

S.3  此規劃申請旨在獲得申請許可令隧道 T1 得以實施，希望將先前的規劃申請包括履行其附

帶條件的期限延長四年。申請人積極實行已核准計劃，並在履行附帶條件和契約修訂方面

有顯著進展。延誤的主要原因是契約修訂尚未完成。 

S.4 本規劃綱領闡明自 2016 年核准申請以來，情況並無重大改變， 再次核准 T1 隧道的申請能

帶來好處。建設 T1 隧道能為區內交通帶來好處，不但方便行人，還能改善空氣質素。有

關的建設工程不會影響現行的交通，亦不會為希慎道的珍貴古樹帶來負面影響，涉及交通

和公眾的影響只會為公眾帶來規劃增益。 
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Section 16 Application 

Proposed Underground Vehicular Tunnel (Connecting Lee Garden One and Lee Garden Three) in 

“Commercial” zone and an area shown as “Road”, Area below Hysan Avenue between Lee Garden One 

(33 Hysan Avenue) and Lee Garden Three (10 Hysan Avenue) 

(Tunnel T1) 

 

1.  Introduction 

 

1.1 This application is a section 16 application made for an underground vehicular tunnel connecting 

Lee Garden One and Lee Garden Three on the Causeway Bay Outline Zoning Plan Number S/H6/17. 

There have been approved s.16 and s.16A applications for the captioned proposed use and 

location. The original approval letter for the s.16 application No. A/H6/78 is dated 15 July 2016 

and the s.16A extension of time application approval letter is dated 23 June 2020. The approval 

letters are attached in Appendix 1 and the permission has expired on 24 June 2024. Since the 

s.16A approval letter stated that “…any further extension of time for commencement of the 

development would require a fresh application under section 16 of the Town Planning Ordinance”, 

this application is prepared.  

 

 

2. The Application Site and Surrounding Area 

 

2.1 The application site is shown on Figure 1. It is located between Lee Garden One and Lee Garden 

Three under a section of Hysan Avenue. Hysan Avenue is a two-way road that connects Yun Ping 

Road to the east and Percival Street to the west and provides access to Sun Wui Road, Hoi Ping 

Road and Sunning Road. The site is bounded by the basement car park of Lee Garden One to the 

north and the basement car park of Lee Garden Three to the south. The site involves three 

planning zones; Lee Garden One is zoned “Commercial (2)”, Lee Garden Three is zoned 

“Commercial”, and Hysan Avenue is zoned as “Road”. 

2.2 The two buildings Lee Garden One and Lee Garden Three are owned by the Applicants. Hysan 
Avenue, which the tunnel will pass under, is a public road. 

 

2.3 Causeway Bay is a key decentralized commercial node, as well as, one of the most popular 

shopping destinations in Hong Kong featuring high end retail spaces. The larger Causeway Bay area 

also includes a component of residential developments. There is good access to public transport 

through the MTR, the tram, and a comprehensive bus network. The site involves three planning 

zones; Lee Garden One is zoned “Commercial (2)”, Lee Garden Three is zoned “Commercial”, and 

Hysan Avenue is zoned as “Road”. 
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Figure 1: Location Plan (an extract from the Causeway Bay Outline Zoning Plan No S/H6/17) 

 

3. Land Administration 

3.1 The vehicle tunnel T1 is proposed underneath Hysan Avenue connecting lots IL 29 s.MM (part) 

and IL 29 S.L. RP (part) with IL 29 s.J ss.1 RP (part). These form part of the lots on which Lee Garden 

One and Lee Garden Three are located respectively.  

 

3.2 IL 29 is held under a Government Lease for a term of 982 years from 25 June 1860. The 

Government Lease contains virtually no development restriction save for the non-offensive trade 

clause, and a range clause (IL 29 s.L be maintained as open space as per a Deed of Covenant dated 

18.8.1949). 

 

3.3 An application to Lands Department for the Grant of the land for construction is currently in 

process. 
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4.  The Planning Context 

 

 “Road” 

 

4.1 The Notes of the Causeway Bay OZP state that:  

 

“In any area shown as ‘Road’, all uses or developments except those specified in paragraph (7) 

above and those specified below require permission from the Town Planning Board”  

 

The uses specified in Paragraph (7) and (8) of the Notes do not include a vehicular tunnel. 

 

 “Commercial” Zone 

 

4.2 In both “Commercial” and “Commercial (2)” the Planning Intention in the Notes is: 

 

 “This zone is intended primarily for commercial developments, which may include uses such as 

office, shop, services, place of entertainment, eating place and hotel, functioning as territorial 

business/financial centre(s) and regional or district commercial/shopping centre(s). These areas 

are usually major employment nodes.” 

 

The “Commercial (2)” sub-zone has some additional set back and non-building areas identified, 

however, none of these relate to the portion of the site fronting onto Hysan Avenue, and therefore 

has no impact on this application. 

 

5. Purpose of the Application 

 

5.1 This application is to obtain approval for the Tunnel T1 to be implemented. The applicant is eager 

to implement the approval, and has made significant progress on discharging the previous 

approval conditions and on the lease modification process. The discharge of approval condition 

progress is discussed in section 9 below. 

5.2 As part of Hysan’s desire to further develop Causeway Bay into a high quality commercial and retail 

node, it is essential that the area functions efficiently and the amenity value of the public realm is 

increased wherever practical. Improvements in the public realm may be achieved by improving 

the private/public realm interface, as well as directly improving the public space. Hysan would like 

to slightly restructure the vehicular traffic flow within the area to reduce the amount of vehicular 

circulation at ground level. Tunnel T1 partially moves vehicular traffic into an integrated basement. 

This would provide dual benefits: making the area easier for drivers to locate available car parking 

spaces without circulating around the blocks: and to further reduce vehicular dominance at the 

ground level providing a better pedestrian environment.  
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5.3 The purpose of the application is to obtain approval for Tunnel T1 in the “Road” zone between the 

two buildings to integrate their basements. This would allow drivers to locate the closest car park 

through entering either building and then using the tunnel to travel to the other building 

underground if the car park is actually located in the other buildings. Or alternatively to exit 

through the other building if this reduces the ground level circulation required to leave the area 

efficiently.  

 

6. Background 

 

 The Applicants 

6.1 The Applicants are either wholly owned or majority owned subsidiaries of Hysan Development 

Company Limited (“Hysan”). Hysan is a property development, investment and management 

company based in Hong Kong. It has an investment property portfolio of approximately 4.5 million 

square feet of retail, office and residential space, excluding properties under redevelopment. Its 

roots run deep in Causeway Bay. In 1923, Hysan’s founding Lee family purchased land in Causeway 

Bay’s East Point Hill and built the Lee Gardens Amusement Park and the Lee Theatre.  Since then, 

the Lee family, and eventually Hysan have continued to develop and manage their significant 

landholdings in Causeway Bay in a manner that not only creates world class commercial and retail 

spaces, but also encourages and enables a vibrant public realm.  Hysan is also at the forefront of 

Hong Kong’s sustainable building development.  

 

6.2 Completed in late 2017, Lee Garden Three is the newest addition to Hysan’s portfolio of premium 

commercial buildings in Causeway Bay and has green building features that conform to the 

highest international sustainability standards. It is comprised of a retail podium and a 21- storey 

Grade A office tower. This kind of large-scale sustainable building is rare in Hong Kong. The 

building's many advanced green architectural designs include the clever use of natural lighting 

and green elements such as largescale vertical green walls, indoor greenery designs, a roof-top 

garden, and Hong Kong's first sky jogging track in a commercial building.  

 

6.3    The vehicular tunnel connection T1 proposed in this application is part of an overall plan of 

improved connectivity Hysan have for the area. There are the two vehicular Tunnels T1 and T2 

which connect the basement carparks of Lee Garden One, Lee Garden Two and Lee Garden Three. 

This intends to make the at-grade level more pedestrian orientated by reducing vehicular traffic 

on the at-grade roads. In addition, there are 5 pedestrian link bridges, that are shown in Figure 2, 

and a covered walkway shown in Figure 3.   The link bridges would provide a sheltered connection 

from the MTR in Hysan Place and right through to the Caroline Hill Road development that is 

currently under construction. The gazette for the proposed Pedestrian Link in Causeway Bay has 

already been published under Section 3(3) of the Roads (Works, Use and Compensation) 

Ordinance (Chapter 370) on 5 May 2023. While the full benefit will be achieved once all the 
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6.4 

6.5 

6.6 

pedestrian and vehicular connections are implemented, there are benefits to the general public 

achieved as each individual connection is implemented. 

Tunnel T1 Lease Modification Progress 

Since the original approval in 2016 the applicant applied for lease modification, and has been in 

discussion with DLO ever since. Originally DLO wanted to bundle the Tunnel T1 lease modification 

with the “Nil Premium Application of Covered Walkway and Linkbridge System”. However, DLO 

then accepted to continue processing the Tunnel T1 lease modification separately. It was hoped 

that separating the Tunnel T1 from the Nil Premium application would speed up the approval 

process. On 24 February 2023 Hysan accepted the provisional basic terms for Tunnel T1 (see the 

letter attached in Appendix 2). It was hoped that the binding offer of basic terms would be 

issued prior to the lapsing of the section 16 approval. Currently, relevant government 
departments are assessing whether the lease modification can be processed as a minor 

works provision under the Roads (Works, Use and Compensation) Ordinance and be exempt 

from the gazettal procedures.  

Tunnel T1 General Building Plans 

General Building Plans (“GBPs”) were submitted on 28 November 2023 for Tunnel T1. 

The disproval letter is included in Appendix 3. The GBPs cannot be approved until the 

lease modification is completed.  

The applicant has an A&A Works General Building Plans approved for the modification of 

the basement carparks to enable the tunnel connection to be implemented once the 

lease modification has been approved. The GBP Approval letter is included as Appendix 4. 

This is an approval for the tunnel opening and modification to the existing buildings to 

receive Tunnel T1 and not for the tunnel itself.  
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Figure 2: Plan showing the location of the 5 link bridges at Yun Ping Road, Sunning Road and Leighton Road, Causeway Bay. 
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Figure 3: Plan showing the location of the covered walkway at Yun Ping Road and Kai Chiu Road, Causeway Bay. 
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7. The Proposal 

 

7.1 The approved permission is for an underground vehicular tunnel, Tunnel T1, connecting the 

basement car parks of Lee Garden One and Lee Garden Three. The proposed tunnel will become 

an integral part of the two commercial developments. On the Approved Causeway Bay OZP No. 

S/H6/17. Tunnel T1 falls within an area mainly shown as “Road” and marginally encroaches onto 

the “Commercial” (“C”) zone. Commercial development is always permitted within the “C” zone, 

but planning permission is required in the area shown as “Road”. 

 

7.2 The T1 Tunnel will connect the southern side of basement B3 car park of Lee Garden One (at -

3.30mPD) across Hysan Avenue to the northern side of basement B2 car park of Lee Garden Three 

(at -1.35 mPD) so that the two basement car parks will be integrated as one. Tunnel T1 will have 

an area of about 381m2, a length of approximately 26m, an overall width of approximately 15m, a 

gradient of about 1:13 and minimum clear headroom of 2.4m. It will provide two lanes for private 

cars with a minimum width of 3.5m each to serve two-way traffic. An electrical and mechanical 

zone will be provided at the upper portion of the tunnel above the vehicular access. The location 

plan, floorplans and sections of the proposed Tunnel T1 are included in Appendix 5.  

 

7.3 At present, vehicular access to the car park of Lee Garden One can only be made via Lan Fong 

Road. With Tunnel T1, vehicles from the west (Percival Street and Leighton Road eastbound) can 

access Lee Garden One through the alternative ingress of Lee Garden Three at Hoi Ping Road to 

avoid the busy road sections of Yun Ping Road and Lan Fong Road. In addition, the alternative 

egress at Lee Garden Three allows vehicles to leave Lee Garden One to the east directly from Lee 

Garden Three to Leighton Road eastbound without the need of circulation at Lan Fong Road, Lee 

Garden Road and Hysan Avenue.  

 

7.4 The car parks at Lee Garden One and Lee Garden Two will provide barrier-free access to the 

connections of the tunnel to benefit the general public between 7:30am – 12:30am. This is the 

same as in 2016, when the application was approved. 

 

7.5 Tunnel T1 is part of Hysan’s overall plan to improve the connectivity for the area, which also 

includes the covered walkway and 5 pedestrian link bridges (shown in Figures 2 and 3). In addition, 

there is another approved but not yet constructed Tunnel, T2, under application number A/H6/79 

which connects Lee Garden One and Lee Garden Two under Yun Ping Road.   

 

7.6 Once both Tunnel T1 and Tunnel T2 are constructed the car parks at Lee Garden One, Lee Garden 

Two and Lee Garden Three will be interconnected and operate as a single car park. Vehicles from 

the east (Leighton Road) and the south (Caroline Hill Road) will also be able to access the Lee 

Garden One car park via the ingress of Lee Garden Two at Pennington Street without passing 

through the busy road sections of Yun Ping Road and Lan Fong Road.  
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8. Implementation  
 
8.1 Tunnel T1 will be constructed by a tunnelling method so that there will be no excavation, nor 

vertical shaft, on public roads. The Launching Shaft of the tunnel will be formed within the 

basement of Lee Garden One while the receiving shaft will be formed within the basement of Lee 

Garden Three so that all the construction work will be conducted within the private premises. This 

construction method will help to preserve and safeguard the rootballs of the Old and Valuable 

Trees (“OVTs”) along Hysan Avenue above Tunnel T1. A plan showing the excavation area is 

included in Appendix 6. 

 

 8.2  Accesses of construction traffic to the underground construction sites will be via the existing car 

park accesses of Lee Garden One and Lee Garden Three, and therefore new opening of site access 

on public road is not required.  To further minimize traffic impact, the access of construction traffic 

will be arranged outside the peak periods of 08:00-10:00, 12:00-14:00 and 16:00-20:00. 

 

 

8.3 Besides, the car park operators would dedicate staff to patrol traffic at the car park entrances in 

order to avoid any obstruction at the car park entrances leading to adverse impact to the operation 

of public transportation and the traffic on public roads. Furthermore, the loading/unloading 

activities for the buildings would be well coordinated and managed by the car park operators to 

avoid such activities being carried out during the peak of the car park hours and/or during the 

access periods of construction traffic.   

 

8.4 In view of the latest status of the project, it is anticipated that the construction of Tunnel T1 would 

not commence earlier than year 2026.  Since the construction of the link bridges and the covered 

walkway are planned to be completed by year 2026 which will be aligned with construction 

programme of the Caroline Hill Road development, it is unlikely that the construction of Tunnel T1 

would overlap the construction of the link bridges and the covered walkway.  
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9. Discharge of Conditions Progress 

 

9.1 The Applicants have been in the process of discharging the Approval Conditions. Table 1 below 

summarizes the current situation regarding the progress made to discharge the conditions. A 

number of the approval conditions can only be discharged upon implementation and therefore 

cannot be discharged at this point in the project.  

 

Table 1 : Current Status of the Discharge of Approval Conditions 

 

Approval Conditions Submission to DPO Decision / 
Comments 

(a) “no excavation works on public roads for 
construction of the proposed tunnel is allowed” 

- This can only be 
discharged upon 
implementation. 

(b) “the submission and implementation of a 
Construction Traffic Management Scheme to the 
satisfaction of the Commissioner for Transport (C 
for T) or of the TPB” 

2 Feb 2024 Comments from 
LCSD received on 20 
Feb 2024, 
Comments from TD 
received on 23 Feb 
2024. 
 
The comments are 
being reviewed, and 
the responses will 
be submitted upon 
further detailed 
study. 

(c) “the provision of ingress/egress of the 
carparks to the satisfaction of the Commissioner 
for Transport or of the TPB” 

- This can only be 
discharged upon 
implementation. 

(d) “the submission and implementation of a car 
parking layout to the satisfaction of the 
Commissioner for Transport or the TPB” 

28 March 2024 Comments from TD 
received on 11 April 
2024.  
 
A response to these 
comments is 
currently being 
prepared. 

(e) “the submission of a tree protection proposal 
for the Old and Valuable Trees (OVTs) on Hysan 
Avenue before commencement of construction 

22 Feb 2024 Condition (e) is 
considered 
complied with on 
17 June 2024. 
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works to the satisfaction of the Director of 
Leisure and Cultural Services or of the TPB” 

19 Apr 2024 
Revised TPP + RtoC 

Comments from 
LCSD received on 9 
May 2024 
 
A response to these 
comments is 
currently being 
prepared. 

(f) “the implementation of a tree protection 
proposal for the OVTs on Hysan Avenue to the 
satisfaction of the Director of Leisure and Cultural 
Services or of the TPB” 

- This can only be 
discharged upon 
implementation. 

(g) “the submission of monthly tree monitoring 
reports for the OVTs at least 3 months before the 
commencement of construction works for the 
proposed tunnel until 12 months after works 
completion to the satisfaction of the Director of 
Leisure and Cultural Services or of the TPB” 

- This can only be 
discharged upon 
implementation. 

(h) “the provision of fire service installations and 
water supplies for fire fighting to the satisfaction 
of the Director of Fire Services of the TPB” 

- This can only be 
discharged upon 
implementation. 

 

 

10. Planning Assessment and Justification 

 

10.1 While the full justifications were made in the original application (2016), this section will 

summarize the main planning justifications and considerations. 

 

 At-grade Traffic Improvements 

 

10.2 Lan Fong Road is a one-way local road which serves not only as the main vehicular access to Lee 

Garden One, but also for a number of green minibus (“GMB”) stands, as well as on street loading 

and unloading. Lan Fong Road is also a major route for vehicles travelling from Leighton Road 

westbound to the Sharp Street East area. It is common for the existing GMB stands and on-street 

loading and unloading areas to be fully occupied by GMBs and illegal parking. This results in pick-

up and drop-off activities taking place on the carriageway and accordingly frequently vehicles 

tailing back from Lan Fong Road to its junction with Yun Ping Road. As a consequence, vehicular 

access to Lan Fong Road, Pak Sha Road and Kai Chiu Road and Sharp Street East Area will 

occasionally be obstructed. 
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10.3 A summary of the proposed Tunnel T1 benefits is:  

a) Reduced at-grade traffic on local roads – the Traffic Impact Assessment (TIA) for the 

approved Application No. A/H6/78 has concluded that Tunnel T1 would reduce the traffic 

flows along Hysan Avenue, Yun Ping Road and Lan Fong Road. There would be a positive 

traffic impact to the local road network from the development of Tunnel T1;  

 

b) Efficient use of available car parking spaces – the available car parking spaces at the two 

car parks can be shared used upon linking up by the Tunnel T1, by which the utilisation of 

available car parking spaces can be maximised while the way-finding of vacant spaces can 

be taken place internally, therefore minimizing the queuing at car park entrances as well 

as the traffic circulation on the at-grade roads;  

 

c) Balanced use of roads/junctions’ capacities – the proposed tunnel will provide route 

choices for drivers to enter or leave the car parks in different traffic situations on the 

surrounding roads. This will result in a more balanced use of the spare capacities of the 

surrounding roads and junctions; and 

 

d) Provides flexibility in access and traffic management – Tunnel T1 would enable alternative 

ingress and egress points for the car parks, which allows flexibility for the car park 

operators to manage ingress and egress of vehicles. It also provides more opportunities 

to implement short-term/temporary traffic management schemes for special 

events/traffic situations.  

 

Improved Public Realm 

 

10.4 The existing two individual car parks will be linked up by the proposed Tunnel T1 to form an 

integrated car park. This makes the area easier for drivers to access the car parks and locate 

available car parking spaces without circulating around the blocks, while simultaneously reducing 

the vehicular dominance at the ground level. As a result, this creates a better pedestrian 

environment.  

 

10.5 Due to the reduction of vehicles at grade, it would allow pedestrians to enjoy a higher quality 

pedestrian environment. The reduction of cars on streets with heavy pedestrian usage, such as 

Yun Ping Road, would build upon the pedestrian areas already existing in the area to further 

enhance the local pedestrian environment and improve the public realm. 
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Improved Air Quality 

 

10.6 With the proposed tunnel T1 cars can locate a car park quicker and less time will be spent at-grade 

circling around the area. This will help to reduce traffic emissions. In addition, the reduction in 

vehicles should translate into a more reasonable speed of traffic flow at grade which will reduce 

the overall emission levels.  

 

10.7 Causeway Bay has been identified as an area where there is a need to improve the air quality and 

as a result it is one of the three Franchised Bus Low Emission Zones. This shows the importance of 

identifying ways to improve the air quality in Causeway Bay and implementing them.  

 

 No Impact to the Old and Valuable Trees on Hysan Avenue 

 

10.8 The protection of the Old and Valuable Trees (“OVTs”) on Hysan Avenue has been carefully 

considered in this proposal. The construction work will be carried out inside the basements of the 

connecting buildings and will not require any above ground works, or road closure. As the 

permanent structure of Tunnel T1 will be at least 5 meters below the ground it will not affect the 

OVTs as the roots of the OVTs do not go further than 2 meters below ground. The extent of the 

roots of the OVTs are currently being surveyed and will be established in detail in advance of the 

commencement of any works. This will ensure that there is no disruption to the OVTs.  

 

 No Impact to Traffic During Construction 

 

10.9 Construction vehicles will access Lee Garden One from the vehicular access on Lan Fong Road. The 

maximum construction traffic of the two tunnels under this application and Application No. 

A/H6/79 will be approximately 14 vehicles per day. Access of construction vehicles will be 

arranged during off-peak time periods to avoid overlapping with the peak traffic in the surrounding 

area during 08:00-10:00, 12:00-14:00 and 16:00-20:00.  The car park operators would dedicate 

staff to patrol traffic at the car park entrances while the loading/unloading activities for the 

buildings would be well coordinated and managed by the car park operators throughout the 

construction period. Appropriate internal temporary traffic arrangements will also be 

implemented within the car parks of both Lee Garden One and Lee Garden Three in order to 

maintain the operation of the majority of the car parking spaces during the construction period.  

 

 No Impact to the Surrounding Buildings, Structures, Land, Streets or Services 

 

10.10 The proposed Tunnel T1 will not cause any damage to the adjacent buildings, structures, land, 

streets or services. Precautionary measures such as ground investigation along Hysan Avenue will 

be conducted before construction. During construction, regular monitoring of the settlement, 

tilting, vibration and ground water drawdown at the adjacent ground, utilities and buildings will 

be provided at the detailed technical design submission stage.  
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10.11 Based on a utilities survey, the lowest level of underground utilities is approximately 1.8 meter 

below the ground level, and the structure surface level of Tunnel T1 is approximately 5m below 

ground level. Therefore, it is unlikely that there will be any disturbance or disruption to the 

underground utilities. 

 

 Air Quality Levels Inside the Car Parks 

 

10.12 The Tunnel T1 will be designed with supply and exhaust ventilating fans to ensure that sufficient 

outdoor air is drawn into, and polluted air is extracted from, the car parks and Tunnel T1. Local jet 

fans and carbon monoxide sensors will be installed to enhance the local ventilation effectiveness 

and to monitor the concentration of carbon monoxide. This will ensure the air quality is high in 

the Tunnel T1 and the car parks. 

 

 No Adverse Noise Impact 

 

10.13 The noise disruption to nearby noise sensitive receivers from road traffic will be reduced. 

Construction noise is expected to be minimal, due to the works exclusively taking place 

underground. In addition, appropriate mitigation measures such as quiet powered mechanical 

equipment and movable barriers will be used to ensure that noise can be reduced to acceptable 

levels. It will be ensured that good site practice and noise management will be adopted to mitigate 

noise impact. Should it arise that noise impact to nearby noise sensitive receivers are identified, 

then remedial measures such as additional acoustic treatment or enclosure will be formulated.  

 

11. Conclusion 

11.1 The Planning Statement demonstrates that there have been no material changes to the situation 

since the application was Approved in 2016, and it would be beneficial to approve the Tunnel T1 

Application again. The construction of Tunnel T1 would continue to be of benefit to the area in 

vehicular traffic terms, for the pedestrians and also for the improvement of the air quality. The 

construction would not cause disruption to the existing traffic flow, and similarly would not result 

in any negative impact to the Old and Valuable Trees on Hysan Avenue. The only impacts of the 

proposal to the traffic, and the public realm in Causeway Bay are public planning gains.  

 

11.2 The applicant has taken significant steps to implement the approved development. The main delay 

relates to the lease modification process which is yet to be completed. The TPB is requested to 

consider the application on these merits and to decide in favour of Approving the application again.  

 



 

 

Appendix 1 
 

S.16 Approval Letter and s.16A Extension of 

Time Approval Letter for Application Number 
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Planning Department 
Hong Kong District Planning Office 

14/F. North Point Government Ofllccs. 
333 Java Road, North Point, 

Hong Kong 

;t:wtii\W1 
;$:'"*11i\W1 
W:tEf5i~lltfi 
f!ll~!IJ!IJV1Ji!¥, 

Your Reference 
Our Reference 
Td.No.: 

TPB/A/H6n8-l (EOT) 
2231 4930 

Plca~e qt:ote Cl.:l" rcf..::.·,;Ec.:: 
in funm~ corr~s:pondcn::e 

BY POST & FAX (2587 7068) 

Fox No. : 2895 3957 

23 June 2020 
Masterplan Limited 

Room 3516B. 35/F, 
China Merchants Tower, Shun Tak Centre, 

200 Connaught Road Central, Hong Kong 
(Attn: Ms. Kira BROWNLEE) 

Dear Sir/Madam, 

Application for Permission 
To Extend the Time for Commencement of Development 

Proposed Underground Vehicular Thnnel (Connecting Lee Garden One and 
Lee Garden Three, Former Sunning Plaza) 

in "Commercial" Zone and an area shown as 'Road', 
Area below HysanAvenue between Lee Garden One 

(33 Hysan Avenue) and Lee Garden Three (10 Hysan Avenue) 
(Section 16AApplication No. AJH6178·1) 

I refer to your application of27.5.2020 which was received by the Town Planning Board 
(TPB) on 29.5.2020, to extend the time for commencement of the above approved development 

proposal under Application No. NH6/78. 

After giving consideration to your application, the Director of Planning, under the delegated 
authority of the TPB, approved your application for amendment to permission under section 16A of 

the Town Planning Ordinance on the terms of the application as submitted to the TPB. The 

amended permission is subject to the following conditions and shall be valid until24.6.2024; and after 
the said date, the permission shall cease to have effect unless before the said date either the 
development hereby permitted is commenced or the permission is renewed: 

(a) no excavation works on public roads for construction of the proposed tunnel is allowed; 

(b) the submission and implementation of a Construction Traffic Management Scheme to the 
satisfaction of the Commissioner for Transport (C forT) or of the TPB; 

(c) the provision of ingress/egress ofthe carparks to the satisfaction of C forT or of the TPB; 

.. ./2 
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(d) the submission and implementation of a car parking layout to the satisfaction of C for T 

or the TPB; 

(e) the submission of a tree protection proposal for the Old and Valuable Trees (OVTs) on 
Hysan Avenue before commencement of construction works to the satisfaction of the 
Director of Leisure and Cultural Services (DLCS) or of the TPB; 

(f) the implementation of a tree protection proposal for the OVTs on Hysan Avenue to the 

satisfaction of the DLCS or of the TPB; 

(g) the submission of monthly tree monitoring reports for the OVTs at least 3 months before 
the commencement of construction works for the proposed tunnel until 12 months after 

works completion to the satisfaction of the DLCS or of the TPB; and 

(h) the provision of fire service installations and water supplies for fire fighting to the 
satisfaction of the Director of Fire Services or of the TPB. 

The advisory clauses as advised per our letter dated 15.7.2016 are still valid and attached 
with this letter for your information. 

This permission will expire on 24.6.2024. According to the TPB Guidelines No. 35C, any 
extension of time for commencement of development shall not result in an aggregate extension period 
longer than the original duration for commencement of the approved development proposal, i.e. 4 
years for application No. NH6n8. As such, you arc reminded to strictly adhere to the time limit for 
commencement of the approved development. Any further extension of the validity of this 

permission will be outside the scope of Class B amendments. If you wish to seek any further 

extension of time for commencement of the development, you may submit a fresh application under 

section 16 of the Town Planning Ordinance. You are also reminded that submissions for compliance 
with the planning approval conditions should be made as soon as possible. 

Under section 17(1) of the Town Planning Ordinance, an applicant aggrieved by a decision 

of the TPB may apply to the TPB for a review of the decis.ion. If you wish to seek a review, you 

should inform the Secretariat of the TPB (15/F, North Point Government Offices, 333 Java Road, 

North Point, Hong Kong- Tel: No. 22314810 or 22314835 and Fax. No. 2877 0245 or 2522 8426) 
within 21 days from the date of this letter (on or before 14.7.2020). The Secretariat of the TPB will 

then contact you to arrange a hearing before the TPB which you and/or your authorized rcpresentati ve 
will be invited to attend. 

. . ./3 
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If you have any queries regarding this pcnnission. please contact Mr. T.W. NG of the Hong 
Kong District Planning Office at 2231 4935. 

( ouis K. H. KAU ) 
for and on behalf of Director of Planning 

Encl. 
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Appendix· V of 
MPC Paper No. AfH6178A 

' 

(a) to note the comments of the District Lands Officer/Hong Kong East, Lands Department 
(LandsD) in paragraph 7.1.1 of the paper regarding the need for prior written approval 
for any trees affected, the applicants should confirm whether the proposed tunnel will 
be. opened for public use and the opening hours, the need for application for proper land 
docw-Qent and variation/extinguishment of the Deed of Covenant dated 18.8.1949 to 
eftect the proposed development and to note the gazettal requirements under the Roads 
(Works, Use and Compensation) Ordinance Cap. 370; · 

(b) to note the advice of the Secretary for Housing and Transport in Appendix III of the 
paper in respect of the Roads (Works, Use and Compensation) Ordinance Cap. 370; 

(c) to note the conunents of the Chief Building Surveyor/Hong Kong East and Heritage, 
Buildings Department in paragraph 7.1.3 ofthe paper regarding the requirements under 
Buildings Ordinance and submission of structural plans to the Building Authority for 
approval; 

(d) to note the detailed requirements of the Commissioner for Transport in paragraph 
7 .1.4( a) of the paper that the Construction Traffic Management Scheme under approval 
condition (b) shall include but not limit to that the access of construction vehicles to the 
car park of Lee Garden One should only be arranged during the off-peak time periods 
of 1000-1200 hours and 1400-1600 hours on weekdays, a maximum of 14 construction 
vehicle trips (round trips) per day and not exceeding 6 vehicle trips (round trips) per 
hour; 

(e) to note the comments of the Commissioner of Police in paragraph 7.!.5(b) of the paper 
on the need to take appropriate measures to minimise traffic obstruction or congestion 
and noise nuisance; 

(f) to note the comments of the Chief Highway Engineer/Hong Kong, Highways 
Department in paragraph 7 .1.6 of the paper that Sl.lfficient ground cover should be 
provided for the proposed tunnel and to consult relevant utility undertakers for any 
necessary diversion of existing tmderground utilities; 

(g) to note the comments of the Chief Architect/Central Management Division 2, 
Architectural Services Department in paragraph 7.1.8(b) of the paper to follow up with 
relevant Government departments on GFA and land ownership issues; 

(h) to note the comments of the Hong Kong East Tree Team of the Leisure and Cultural 
Services Department in paragraph 7.1.9(c) to (e) of the Paper on the information to be 
included in the tree protection proposal under planning condition (c) and for tree 
monitoring purpose. The applicants are reminded that any work inside or near the Old 
and Valuable Tree (OVT) tree protection zone that would affect the OVTs shall be 
approved by LandsD according to ETWB TC(W) No. 29/2004, and that works 
concerning the 5 OVTs shall be agreed by LCSD; 

(i) to note the comments of the Chief Town Planner/Urban Design and Landscape, 
Planning Department in paragraph 7.1.10(c) of the paper to routinely monitor the 
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condition of the OVTs and precaution should be taken to 'avoid any impact to the 
underground water level; 

G) to note the comments of the Director of Environmental Protection in paragraph 
7 .1.11 (b) of the paper to consider using non-percussive method in demolishing slabs on 
basement floors for the construction of launching and receiving shafts to reduce the 
ground-borne construction noise impact, and to strictly comply with relevant 
legislation/guidelines for proper management and disposal of waste generated by the 
proposed development; 

(k) to note the comments of the Head of Geotechnical Engineering Office (GEO), Civil 
Engineering and Development Department in paragraph 7.1.12 of the paper that the 
detailed technical proposal on the design and construction methods of the proposed 
tunnel, as well as precautionary measures should be submitted for GEO's consideration 
through BD at the building plan submission stage; and 

(I) to note the comments of the Chief Engineer/Construction, Water Supplies Department 
(WSD) in paragraph 7.1.13 of the paper regarding the need to allow free access by 
WSD to carry out operation and maintenance of the existing water mains, submit 
diversion proposal, if any, for WSD's approval, water mains diversion works shall be 
carried out at the applicants' own cost, the waterworks reserve requirement within the 
application site, and coordinate with WSD on the construction programme of the 
proposed development before commencement of works. 

TOTAL P.005 



 

 

Appendix 2 
 

Letter Accepting the  

Provisional Basic Terms Offer 

 

 

 
[ Dated : 24 February 2023 ] 





 

 

 

 

Appendix 3 
 

Letter from Buildings Department Rejecting 

the Tunnel T1 General Building Plans 

Application 

 

 

 
 

 

 

 





























 

 

Appendix 4 
 

A&A Works General Building Plans  

Approval Letters  

 

 

 
 

 











 

 

Appendix 5 
 

Location Plan and Sectional Plans  
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Appendix 6 

Plan showing Excavation Area



TO LEE GARDEN ONE
(UNDER SEPARATE SUBMISSION) 
(BD 2-3/3046/93/55)

EXTENT OF THIS A&A
(UNDER SEPARATE SUBMISSION) 
(BD 2-3/3001/09/(2)/8)

TO LEE GARDEN THREE

PROPOSED A&A WORKS AT
LEE GARDEN ONE,
33 HYSAN AVENUE,
CAUSEWAY BAY ,
HONG KONG.

-
-
-
FKL 07/2023
COL 07/2023
JHY 07/2023

GBP_AA2

19030HK
07/07/2023A.S Buildings  Department

CHEUNG Man-Ching, Anthony

Authorized Person  (Architect)

SCHEDULES AND
CALCULATIONS

- 1st_A&A AMENDMENT FKL COL JHY _ _/07/2023

AA_T1 / GBP /

Excavation Area

Excavation Area


	T1 Appendix.pdf
	Plan + Section.pdf
	Sheets and Views
	GBP_AA1

	AA-02
	Sheets and Views
	GBP_AA1


	AA-03
	Sheets and Views
	GBP_AA1


	AA-04
	Sheets and Views
	GBP_AA1


	AA-05
	Sheets and Views
	GBP_AA1


	AA-06
	Sheets and Views
	GBP_AA1


	AA-07
	Sheets and Views
	GBP_AA1



	T1&T2 Excavation area.pdf
	Sheets and Views
	AA-C2

	Sheets and Views
	AA-C2






