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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)" Zones and Area Shown as '‘Road’ to
“Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

Executive Summary

This Written Representation is prepared and submitted on behalf of Great Kinetic Limited,
Full Glory Development Limited and Ever Genius Limited (“the Representer”), under
Section 6(1) of the Town Planning Ordinance in relation to the Draft Wan Chai Outline
Zoning Plan (“the Draft OZP”) No. S/H5/31 gazetted on 27 June 2025.

This Written Representation is made in respect to Amendment Item A of the Draft OZP,
which covers a site at 31-36 Sau Wa Fong and 8-12 St. Francis Street (“the Representation
Site”).

The Representer, which is the applicants of the s12A Application No. Y/H5/7, fully
supports Amendment Item A. The Representer's view on Amendment Item A are
summarised as follows:

+  Amendment Item A encourages the amalgamation of small lots. A more comprehensive
and efficient layout could be achieved and bring about improvements to townscape,
amenity of the locality, air ventilation and visual permeability;

+ Amendment Item A improves the accessibility of Sau Wa Fong by requesting the.
provision of a public barrier-free passageway having the characteristics of a street of
not less than 4.5m wide connecting St. Francis Street and Sau Wa Fong upon
redeveloping the Representation Site;

* Amendment ltem A reduces on-street vehicle pick-up/drop-off and loading/unloading
activities by requesting the provision of internal loading/unloading facilities fronting St.
Francis Street upon redeveloping the Representation Site;

+ Amendment Item A improves visual permeability and air ventilation by requesting the
provision of a minimum setback of 10m from the lot boundary fronting St. Francis Street
upon redeveloping the Representation Site;

*  Amendment Item A has respected the original planning intention and the local character
of Sau Wa Fong;

* The development restrictions of the new “R(A)9" sub-zone are appropriate considering
its compatibility with the surrounding land uses and building heights;

*  Amendment Item A is in line with the Government's on-going policy on optimising land
utilisation and increasing housing supply to meet the pressing demand;

« Amendment ltem A will not bring insurmountable/unacceptable landscape, air
ventilation, traffic, drainage, sewerage, environmental and geotechnical impacts; and

*  Amendment Item A is in-line with the Town Planning Board's decision.

The Representer appreciates the recognition from the Town Planning Board (“TPB”) on the
redevelopment proposal submitted under the approved s12A application. The Representer
kindly request the TPB to complete the hearing procedures for all representations to enable
the timely implementation of the approved redevelopment of the Representation Site.
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)" Zones and Area Shown as '‘Road’ to
“Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)”, “Residential (Group C)” Zones and Area Shown as '‘Road’ to
“Residential (Group A)9” Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)” Zones and Area Shown as ‘Road' to
“Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

S6(1) REPRESENTATION RELATING TO DRAFT PLAN

Written Representation in relation to Amendment ltem A of
Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)”, “Residential (Group C)”
Zones and Area Shown as ‘Road’ to “Residential (Group A)9” Zone
at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

Written Representation

1 INTRODUCTION

1.1 Purpose

1.1.1  This Written Representation is prepared and submitted on behalf of Great Kinetic
Limited, Full Glory- Development Limited and Ever Genius Limited (‘the
Representer”), under Section 6(1) of the Town Planning Ordinance in relation to the
Draft Wan Chai Outline Zoning Plan (“the Draft OZP”) No. S/H5/32 gazetted on 27
June 2025. The Representation Site covers 31-36 Sau Wa Fong and 8-12 St.
Francis Street, Wan Chai (“the Representation Site”).

¥
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Figure 1.1 Extract of Draft Wan Chai OZP No. S/H5/32
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the "Residential (Group A)", "Residential (Group C)" Zones and Area Shown as 'Road’ to
"Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

1.2

1.2.1

1

1.3

1.3.1

Particular Matters to which this Representation Relate
This Written Representation is made in respect to the following:

Amendments to the Matters shown on the Draft OZP

Item A — Rezoning of a site at 31-36 Sau Wa Fong and 8-12 St. Francis Street (“the
Representation”) from “Residential (Group A)" (“R(A)"), “Residential (Group C)”
("R(C)"), and an area shown as 'Road’ to “Residential (Group A)9" (“R(A)9") with
designation of 31-36 Sau Wa Fong as sub-area (a) and 8-12 St. Francis Street as
sub-area (b) and the land in the north-eastern portion as non-building area;

Amendments to the Notes of the Draft OZP

(b) Revision to the Remarks of the Notes for the “R(A)" zone to incorporate “R(A)9”
sub-zone with development restrictions and requirements for its sub-area (a),
sub-area (b), and a single development or redevelopment covering both sub-

areas (a) and (b).

(c) Incorporation of a plot ratio exemption clause for any floor space constructed or
intended for use solely as car park, loading/unloading bay, plant room,
caretaker’s office and caretaker's quarters, or recreational facilities for the use
and benefit of all the owners or occupiers of the domestic building or domestic
part of the building, provided such uses and facilities are ancillary and directly
related to the development or redevelopment, for sub-area (a) of the "R(A)9”
sub-zone.

(d) Revision to the Remarks of the Notes for the “R(A)” zone on minor relaxation
clauses.

The Representer, which is the applicants of the s12A Application No. Y/H5/7, fully
supports Amendment Item A.

Report Structure

Following this introductory section, the site context and planning history of the
Representation Site will be briefly set out in Section 2. The background of Section
12A Application No. Y/H5/7 will be provided in Section 3. The merits and
justifications in relation to Amendment Item A on the Draft OZP will be presented in
Section 4. Section 5 summarises and concludes this Written Representation.
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the "Residential (Group A)", "Residential (Group C)” Zones and Area Shown as ‘Road’ to
"Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

2 SITE AND PLANNING CONTEXT

2.1 Site Location and Existing Condition

2.1.1 The Representation Site covers 31-36 Sau Wa Fong and 8-12 St. Francis Street,
Wan Chai (Figure 2.1 refers), is currently occupied by three 3-storey residential
buildings with commercial/eating places on the ground floor at the western portion
abutting St. Francis Street (at a level of about +12mPD) previously zoned “"R(A)”,
and a 8-storey residential building previously zoned “R(C)" and a pedestrian right of
way designated as area shown as ‘Road’ situated on a terraced area inaccessible
by vehicular traffic at the eastern portion (at a level of about +19.5mPD), known as
Sau Wa Fong (Figure 2.2 refers).
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the "Residential (Group A)”, “Residential (Group C)” Zones and Area Shown as ‘Road' to
"Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong
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Figure 2.2 Extract of Approved Wan Chai OZP No.

SIH5/31
2.2 Land Ownership

2.2.1 The Representation Site comprises seven private lots, namely Inland Lot Nos. 199
S Ass.2RP,S.Bss.1,S.Bss.2, S.Bss.3,S.Css.4andS.Dss.2andS.ERP (Figure
2.3 refers). The Representer owned vast majority of the lots and will soon become
the sole owner subject to the completion of the legal documents.

Figure 2.3 Lot Index Plan
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Written Representation in relation to Amendment ltem A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the "Residential (Group A)", “Residential (Group C)" Zones and Area Shown as ‘Road’ to
“Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

3
3.1

3.1.1

3.2

3.2.1

3.2.2

3.2.3

APPROVED S12A APPLICATION NO. Y/H5/7

The Redevelopment Proposal under the S12A Application

The Representer submitted a section 12A Application to TPB in November 2022.
Under s12A Application No. Y/H5/7, the Representer proposed to redevelop the
Representation Site into a single 28-storey building with a maximum building height
(BH) of 110mPD, accommodating residential units on the upper floors, and
commercial and arts facilities and other supporting facilities on the lower floors.
Under the indicative scheme, a setback area (up to 10m wide) from the lot boundary
fronting St. Francis Street was proposed to promote the passage of air and daylight
and to provide visual relief. Within the setback area, the applicants proposed a lift
and stairs along the northern boundary to form a barrier-free public passageway
having the characteristics of a street (not less than 4.5m wide and open to the public
on a 24-hour basis) linking St. Francis Street and Sau Wa Fong. The setback area
would also cover the majority of the transport area, including a turntable for pick-
up/drop-off and L/UL activities. No new building structure was proposed within the
setback area, except for a lift, stairs and other ancillary facilities (such as a covered
walkway) located along the northern boundary to facilitate accessibility.

Various technical assessments covering visual, landscape, traffic, sewerage,
environmental, air ventilation, and geotechnical aspects had been conducted. Itis
confirmed that the redevelopment proposal will not cause insurmountable impacts.

Approval of the $S12A Application

On 22.9.2023, the Metro Planning Committee (‘MPC”) of the TPB partially agreed
to the section 12A application No. Y/H5/7 to rezone the Representation Site for the
proposed redevelopment.

While MPC Members generally had no objection to rezone the Representation Site,
some expressed concerns regarding the planning control over the provision of a
setback from St. Francis Street and the proposed 24-hour public passageway.
There were also concerns that piecemeal/standalone development with a higher
intensity at the Sau Wa Fong portion without direct vehicular access should not be
precluded.

To take forward the decision/ address concerns of the MPC, the Representation Site
is rezoned from “R(A)’, “R(C)", and area shown as ‘Road’ to "R(A)9”, which is the
subject of this Written Representation, i.e. Amendment Item A of the Draft OZP.
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Written Representation in relation to Amendment Item A of Draft Wan Chai Qutline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)" Zones and Area Shown as ‘Road’ to
‘Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

4

4.1

411

4.1.2

41.3

4.2

4.2.1

REPRESENTER’S VIEW ON AMENDMENT ITEM A

Encourage the Amalgamation of Small Lots to Achieve a Comprehensive and
Efficient Layout

The Site is currently occupied by three 72-year-old and one 58-year-old residential
buildings on seven private lots with an average lot area of about 141m?. The current
site boundary is the amalgamation of seven small lots to achieve a comprehensive
redevelopment.

Amendment Item A rezoned the whole Representation Site, including the Sau Wa
Fong portion [sub-area(a)] and the St. Francis Street portion [sub-area(b)], into the
new “R(A)9” zone. This encourages the amalgamation of the seven small lots [in
both sub-areas (a) and (b)] to fully achive the comprehensive and efficent layout
under the redevelopment proposal.

On the other hand, development intensity for development or redevelopment
covering sub-area (a) only is restricted to a maximum PR of 5 and a maximum BH
of 12 storey to avoid piecemeal high-intensity development in Sau Wa Fong area.

Improve the Accessibility of Sau Wa Fong by Requesting the Provision of a
Public Barrier-free Passageway Connecting St. Francis Street and Sau Wa
Fong

The three 3-storey residential buildings with commercial/eating places on the ground
floor at 8-12 St. Francis Street is located at about +12mPD and the 8-storey
residential building at 31-36 Sau Wa Fong, at about +19.5mPD, i.e. with a level
difference of around 7.5m. At present, pedestrians access Sau Wa Fong using: (i)
3 staircases with some 20-24 steps, which are located in-between Fulcan Mansion
at 14 St. Francis Street and Hoover Tower Block 2 at 8 Sau Wa Fong (Figure 4.1
refers), or (ii) a narrow and steep passage provided along the western side of
Hoover Tower 2 (Figure 4.2 refers), which is within private lot.
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)" Zones and Area Shown as 'Road’ to
“Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong
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Figure 4.2 Access to Sau Wa Fong (ii)

Written Representation 7



Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the "Residential (Group A)", “Residential (Group C)" Zones and Area Shown as ‘Road’ to
"Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

4.2.2 Amendment ltem A requests the provision of “a public barrier-free passageway of

4.2.3

4.3

4.3.1

4.3.2

4.3.3

4.3.4

4.3.5

not less than 4.5m wide connecting St. Francis Street and Sau Wa Fong” for a single
development covering both sub-areas (a) and (b). Within such area, a lift and stairs
can be provided along the northern boundary according to the indicative scheme in
the approved s12A Application. The Representer is prepared to surrender or
dedicate the barrier-free passageway of not less than 4.5m wide for public use,
subject to the agreement by the Government. The surrender or dedication is
necessary and essential to ensure proper implementation of the proposed scheme
and facilitate the pedestrian circulation between Sau Wa Fong and St. Francis Street.

Member of the public, including the elderly, persons with disabilities or those who
are physically challenged, could use the barrier-free public passageway instead of
the 3 staircases or the narrow and steep passage provided along the western side
of Hoover Tower 2, to access Sau Wa Fong.

Reduce On-street Vehicle Pick-up/Drop-off and Loading/Unloading Activities
by Requesting the Provision of Internal Loading/Unloading Facilities

Currently, the three 3-storey residential buildings with commercial/eating places on
the ground floor at 8-12 St. Francis Street, and the 8-storey residential building at
31-36 Sau Wa Fong, are inaccessible by vehicular traffic. Hence, these buildings
do not have internal transport facilities.

In addition, the portion of St. Francis Street fronting 8-12 St. Francis Street is one-
way one-lane southbound with a steep ascending gradient of 1:6. Hence, most
residents and visitors to the Representation Site at the moment are picked-up/drop-
off from vehicles at the less steep sections of St Francis Street near St. Francis Yard
(Figure 4.3 refers) or Star Street (Figure 4.4 refers). These activities affect the flow
of traffic along St. Francis Street.

At present, L/UL activities which are mostly related to move-in and move-out of the
Representation Site are conducted at the public layby at Star Street, which is shared
with other nearby residential buildings or commercial/eating places.

Amendment ltem A requires “a minimum setback of 10m from the lot boundary
fronting St. Francis Street” and ‘“internal loading/unloading facilities fronting St.
Francis Street” for a single development or redevelopment covering both sub-areas
(a) and (b).

When the redevelopment proposal has been implemented due to the effect of
Amendment ltem A, there will be a direct vehicular access from St. Francis Street
to the Representation Site, where L/UL area can be provided. Provision of these
internal transport facilities will result in a reduction of on-street pick-up/drop-off and
L/UL activities at the public layby.
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Written Representation in relation to Amendment Item A of Draft Wan Chai QOutline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)” Zones and Area Shown as '‘Road’ to
"Residential (Group A)9” Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

Figure 43 Less Steep Section of St. Francis Street near t. Francis Yard
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Written Representation in relation to Amendment ltem A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the "Residential (Group A)”", "Residential (Group C)” Zones and Area Shown as ‘Road’ to
"Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

4.4

4.41

4.4.2

4.5

4.5.1

4.6

4.6.1

4.7

4.71

Improve Visual Permeability and Air Ventilation by Requesting the Provision
of a Minimum setback of 10m from St. Francis Street

St. Francis Street is a narrow one-way single lane access road. Any new medium-
to high-rise building dispositioned to the street canyon may create a sense of
pressure to the pedestrian and make St. Francis Street darker due to blocking
sunlight.

The Amendment Iltem A encourages the amalgamation of small lots and requested
the provision of a minimum setback of 10m from the lot boundary fronting St. Francis
Street for a single development or redevelopment covering both sub-areas (a) and
(b) to promote air ventilation and visual permeability.

Respect the Original Planning Intention and the Local Character of Sau Wa
Fong

To preserve the unique character of Sau Wa Fong, particularly its terrace ambience,
Amendment ltem A designated a NBA at Sau Wa Fong to control the development
intensity and avoid the terrace of Sau Wa Fong from being built over upon
redevelopment. PR and BH restrictions are also stipulated for single development
or redevelopment confined to sub-area (a) on par with the permissible PR in the
then “R(C)" zone under the OZP before amendment. As such, the original planning
intension and the local character of Sau Wa Fong have been resepcted.

Compatible with the Surrounding Land Uses and Building Heights

The Represenation Site is surrounded by residential and commercial uses with
maximum BH restrictions up to +120mPD. The maximum BH of +110mPD for sub-
area (b) or single development or redevelopment covering both sub-areas (a) and
(b) are same as the adjoining “R(A)” zone which has the maximum BH restriction of
+110mPD. No out of context development is anticipated. The Proposed
Redevelopment would be compatible at a right scale and maintain the
characteristics of the existing neighbourhood ambience without generating adverse
visual impact.

In-line with the Government’s On-going Policy on Optimising Land Utilisation
and Increasing Housing Supply

The need to increase land supply to meet the strong demand on residential flats is
widely recognised. It has been widely publicised that the top priority of the
Government is to tackle the housing problem; and this can be seen from many of
the prevailing policies and revisions to OZPs at various locations to boost housing
supply. The Government has been actively increasing land supply by conducting
land use reviews and other measures. Amendment Item A, which make way for
more housing units, is in line with the Government'’s policy and helps to meet the
imminent housing need.
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Written Representation in relation to Amendment ltem A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", "Residential (Group C)” Zones and Area Shown as ‘Road’ to
“Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

4.8

4.8.1

4.9

4.9.1

No Insurmountable Landscape, Air Ventilation, Traffic, Drainage, Sewerage,
Environmental and Geotechnical Impacts

As mentioned in Section 3, Amendment ltem A has been put forward based on the
feasiblity of the redevelopment proposal submitted under S12A Application No.
Y/H5/7. Technical assessments accepted by Government departments
demonstrated that no insurmountable landscape, air ventilation, fraffic, drainage,
sewerage, environmental, and geotechnical impacts will be anticipated.

In-line with the Town Planning Board’s Decision

According to the minutes of the MPC meeting on 22.9.2023, members of the MPC
in general had no objection to rezone the Representation Site for proposed
redevelopment. Appropriate controls and requirments have been stipulated in the
Amendment ltem A to address the memebers concerns. The proposed amendment
is in-line with the TPB's decision.
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Written Representation in relation to Amendment Item A of Draft Wan Chai Outline Zoning Plan No. S/H5/32
on Rezoning Part of the “Residential (Group A)", “Residential (Group C)" Zones and Area Shown as ‘Road’ to
"Residential (Group A)9" Zone at 31-36 Sau Wa Fong and 8-12 St. Francis Street, Wan Chai, Hong Kong

5 SUMMARY AND CONCLUSION

5.1.1 The Representer fully supports Amendment Item A. The Representer’s view are
summarised as follows:

*  Amendment ltem A encourages the amalgamation of small lots. A more
comprehensive and efficient layout could be achieved and bring about
improvements to townscape, amenity of the locality, air ventilation and visual
permeability;

* Amendment ltem A improves the accessibility of Sau Wa Fong by requesting
the provision of a public barrier-free passageway having the characteristics of
a street of not less than 4.5m wide connecting St. Francis Street and Sau Wa
Fong upon redeveloping the Representation Site;

= Amendment Item A reduces on-street vehicle pick-up/drop-off and
loading/unloading activities by requesting the provision of internal
loading/unloading facilities fronting St. Francis Street upon redeveloping the
Representation Site;

*+  Amendment Item A improves visual permeability and air ventilation by
requesting the provision of a minimum setback of 10m from the lot boundary
fronting St. Francis Street upon redeveloping the Representation Site;

* Amendment ltem A has respected the original planning intention and the local
character of Sau Wa Fong;

*  The development restrictions of the new “R(A)9” sub-zone are appropriate
considering its compatibility with the surrounding land uses and building heights;

*  Amendment Item A is in line with the Government’'s on-going policy on
optimising land utilisation and increasing housing supply to meet the pressing
demand;

* Amendment Item A will not bring insurmountable/unacceptable landscape, air
ventilation, traffic, drainage, sewerage, environmental and geotechnical impacts;
and

+  Amendment ltem A is in-line with the Town Planning Board’s decision.

5.1.2 The Representer kindly request the TPB to complete the hearing procedures for all
representations to enable the approved redevelopment of the Representation Site
without delay.
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e’ TOWNLAND CONSULTANTS LTD.

URBAN AND REGIONAL PLANNING DEVELOPMENT CONSUITANCY MASTER FLANNING, URBAN DESIGN ARCHITECTURE

TOWNLAND EANDSCAPE ARCHITECTURE. PROJECT MANAGEMENT AND SOCIAL DEVELOPMENT

Reference: KRSS/5/DEL/42
Date: 26 August 2025

The Secretary, Town Planning Board

c/o Planning Department
15/F North Point Government Offices
333 Java Road, North Point, HONG KONG

Dear Sir/ Madam,

SECTION 6(1) REPRESENTATION
TOWN PLANNING ORDINANCE (CHAPTER 131)

REPRESENTATION TO AMENDMENT ITEMS B1 and B2 OF
THE DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/32

We are instructed by Yuba Company Limited (the “Representer”), who is a subsidiary of Hopewell
Holdings Limited (‘Hopewell”), to submit this Representation to Amendment ltems B1 and B2 of
Draft Wan Chai Outline Zoning Plan No. S/H5/32 (“Draft OZP”) under Section 6(1) of the Town
Planning Ordinance (the “TPO"/ "Ordinance”).

Background on the Amendment Iltems B1 and B2

The Draft OZP takes forward the Town Planning Board (“TPB’/"BOARD")'s decision on the
Section 12A Planning Application No. Y/H5/8 (“S12A Planning Application”), submitted by the
Representer, to rezone a site at Nos. 1, 1A, 2 and 3 Hillside Terrace ("HST"), No. 55 Ship Street
[a.k.a. Nam Koo Terrace (“NKT")], Nos. 1-5 Schooner Street, No. 53 Ship Street, No. 18 Sau Wa
Fong, Inland Lot 9048 (“IL 9048") and adjoining Government Land, Wan Chai (collectively, the
‘Representation Site”) from “Comprehensive Development Area” (“CDA"), “Residential (Group C)”
(“R(C)") and an area shown as ‘Road’ to "Other Specified Uses (Residential Development with
Historical Building Preserved” (‘OU(RDHBP)"} with stipulation of building height (“BH") restrictions
and designation of land at the northern corner as non-building area (Amendment Item B1) and to
rezone a strip of government land on the stairs of Ship Street from “Open Space” (“Q") to
‘OU(Elevated Walkway)" (“OU(EW)") (Amendment Item B2).

Under Amendment ltems B1 and B2, the Representer will be able to take forth a comprehensive
redevelopment proposal that addresses the planning blight for the Representation Site and
revitalises NKT, a privately-owned Grade 1 historical building for public's appreciation. The
removal of plot ratio (‘PR”) restriction and stipulation of appropriate BH restrictions would enable
the Representer to fully optimise the scarce land resource in the urban area for substantial quality
housing supply. The community would also be benefited from the implementation of Open Space
and a series of pedestrian connection enhancement measures.
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Reference: KRSS/5/DEL/42
Date: 26 August 2025

The Secretary, Town Planning Board

The Representer wishes to reaffirm their SUPPORT to Amendment ltems B1 and B2 based on the
justifications as set out below:

Appropriate Zoning to Facilitate Urban Renewal

The "OU(RDHBP)" zone under Amendment Item B1 allows development within the zone to attain
the maximum development intensity permitted under Buuldmg (Planning) Regulation (“B(P)R") as
well as facilitate urban renewal. Under the previous “CDA” and “R(C)” zone, the BH and PR
restrictions were considered overly restrictive leading to the underutilisation of scarce land
resources in urban areas. Located in proximity to the core of Hong Kong lIsland, the
Representation Site is well-connected to the Wan Chai MTR station and other modes of public
transport. Under the concept of high-density compact city, it is imperative to capitalise on the
proximity to the railway stations for high density residential development which aligns with the
Government’s objectives for transport-oriented development and green mobility. The
Representation Site presents a rare opportunity in the urban area of Hong Kong Island for a
sizeable residential development which is considered inefficient to develop under the maximum
PR of 5. Moreover, apart from uplifting the PR restriction enabling the Representer to maximise
the development potential at the Representation Site, the Representer will continue to be
responsible for the restoration costs required to renovate NKT and expedite the conservation
works to facilitate urban renewal.

In Line with Government Policy Initiatives

The Proposed "OU(RDHBP)” zone allows for a substantial increase in domestic gross floor area
("GFA") which addresses Hong Kong's acute shortage of housing through delivering rare new
housing supply in the core business district. This also aligns with the Government’s objectives to
promote living and working in the same district and bringing jobs closer to homes and helps
address the imbalanced spatial distribution of homes and jobs.

In addition to enhancing housing supply in the urban area, the Representer also aspires to
improve the quality of housing by providing larger home space and expanding the range of
housing options to relieve public concerns arising from the inadequate living space per person with
nano flats became prevalent in the past decade. This echoes with the Government's policy
objectives and assumptions in promoting child-raising, family-building and “ageing in place” and
attracting talents.

Ensuring Compatibility with the Surrounding Environment through Proper Development
Controls

In comparison with the existing “CDA” zone at part of the Representation Site, the “OU(RDHBP)”
zone will no longer require the submission of a Master Layout Plan (“MLP") which could greatly
expedite the development process. Whilst it appears that TPB's subsequent control over the
development under the MLP submission is no longer exercised, the Proposed "OU(RDHBP)” zone
incorporates various development controls. These include separate BH restrictions, imposition of
setbacks and non-building area (“NBA"), specific schedule of uses for NKT and inclusion of
remarks to safeguard the intention of conserving the NKT and provision of multi-level Open Space
open lo public. All these measures ensure the scale and design of the development are
harmonious with the local character, as well as, to preserve the NKT - the Grade 1 historic building.
In particular, the proposed BH restrictions will highly constrain the disposition and layout of the
residential tower ensuring the design merits can be realised. Additional restriction is also imposed
to safeguard the developments within the Proposed “OU(RDHBP)" zone and are developed in a
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Reference: KRSS/5/DEL/42
Date: 26 August 2025

The Secretary, Town Planning Board

comprehensive manner by requiring planning approval for any piecemeal development and / or
redevelopment on part of the land within the zone. As demonstrated in the Visual Impact
Assessment (“VIA") and Urban Design Proposal (‘UDP”) submitted as part of the Partially Agreed
S12A Planning Application, high-density residential development is not considered incompatible
with the planning intention to preserve the local character.

Furthermore, the “OU(EW)" zone under Amendment B2 also reflect the Representer's intention to
enhance the connectivity within the area through the construction of an elevated walkway over the
Ship Street steps to interconnect the multi-level local open space system with the Ship Street
Garden and Hopewell Garden at different level creating a sense of place.

Conserving NKT in a Sustainable Manner

The Proposed “OU(RDHBP)” zone incorporates relevant clause to protect NKT by requiring
planning permission to demolish, add, alter or modify (except minor alteration and/ or modification
works) or redevelop the existing historic building. While the grading boundary does not include the
associated architectural features (i.e. the pavilion, water fountain and hexagonal planter), the
Representer has indicated at the Metro Planning Committee meeting on 10 January 2025 their
commitment to revisit the preservation or relocation of the associated architectural features. In this
regard, a statement has been incorporated in the Explanatory Statement (“ES”) attached to the
Draft OZP to reflect the intention of the Representer to preserve those associated architectural
features as far as practical. Currently, the Representer is actively exploring the relocation option
within the Site with Antiquities and Monuments Office (“AMQ”). The Representer wishes to
highlight that the Commissioner of Heritage Office (‘CHO”) has previously given support to the
Representer’s intention for the in-situ preservation of NKT which is privately owned, while AMO
have indicated their support to the relaxation of PR for the preservation of NKT as an economic
incentive. Although there is no PR restriction under the Draft OZP, a relaxation of the PR for the
preservation of NKT under B(P)R will be submitted by the Representer to Buildings Department
("BD") at the building plans submission stage.

On the other hand, the Representer supports the Proposed "OU(RDHBP)" zone which allows
flexibility in accommodating’ certain types of non-domestic uses as Column 1 uses. While the
objectives of preservation of NKT is for adaptive reuse of the interior floor space and to make
available for public appreciation, the Representer wishes to emphasise that it is equally important
to ensure the conservation project is financially self-sustainable in the long term. Therefore,
commercial elements within the historical building are proposed to generate incomes to sustain the
maintenance and management of NKT. It is also the Representer’s intention to minimise the
reliance on Government subsidy in conserving NKT by proposing the commercial elements (e.g.
Eating Place and Event Rental etc). All proceeds will be used exclusively for the upkeep of NKT
and associated expenses, including utilities, landscaping, Government rates and property tax and
other related costs. To this end, the Representer intends to set a self-financing model that
integrates appropriate commercial uses while preserving the building's cultural integrity. A
dedicated non-profit-making organisation named NKT Foundation Limited (to be formed and
managed by the subsidiary company of the Hopewell) to manage NKT and oversee its daily
operations. The subsidiary company will assume full responsibility for the initial capital outlay and
restoration costs, underscoring its commitment to the conservation and revitalisation of this
heritage landmark. Additionally, in the event that the income generated from the commercial
elements in NKT is insufficient to cover the operation and maintenance expenses, the Representer
has no alternative but to stipulate under the Deed of Mutual Covenant ("DMC”) that individual
owners of the residential portion of the comprehensive development shall be responsible for the
shortfall to ensure the operation and maintenance of NKT will be sustained. This mirrors
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Reference: KRSS/5/DEL/42
Date: 26 August 2025

The Secretary, Town Planning Board

established practices in Hong Kong, where private lot owners are typically responsible for
maintaining adjacent slopes and retaining structures, in addition to their own apartment. For
example, the development at No. 80 Robinson Road, Mid-Level West (“80RR") include the London
Mission Building (“LMB") (Grade 2 Historic Building). Under the DMC of 80RR, the owners of the
residential units shall at their own expenses conserve, maintain and keep in good condition and
repair the LMB to the satisfaction of the Secretary for Broadcasting, Culture and Sport (formerly
known as Secretary for Recreation and Culture) or the TPB. The cost and expenses of which is
included in management expenses.

Harmonious with the Character of the Locality

The Sau Wa Fong area is an enclosed and tranquil terraced residential area. The proposed NBA
at the northern corner of the Representation Site connecting the Sau Wa Fong area and Schooner
Street with a 24-hour public passageway for public convenience and removing the unpleasant and
narrow right of way (“ROW"). Both the provision of minimum 3m setback from the lot boundary and
open space open 24-hour to the public at street level of Schooner Street will help enhance the
pedestrian environment and circulation to improve their journey in the locality. The existing
character of Sau Wa Fong is therefore respected by enhancing passive surveillance amid the quiet
neighbourhood.

No Adverse Infrastructural and Traffic Impacts

Under the Partially Agreed S12A Planning Application, the Representer has prepared a series of
technical assessments for the Comprehensive Residential Redevelopment, including Traffic
Impact Assessment (‘TIA”), Sewage Impact Assessment (“SIA”), Drainage Impact Assessment
("DIA"), Air Ventilation Assessment (“AVA”), Visual Impact Assessment ("VIA"), Environmental
Assessment (‘EA") and Geotechnical Planning Review Report ("GPRR"). No adverse impacts
were identified in the technical assessments. In particular, the Representer understands that the
community has concern on the potential traffic impact to St Francis’ Street affecting the local
residents and students. The Representer wishes to clarify that the net increase in number of units
is only about 57 as a larger unit size has been put forth with. As a result, the cumulative traffic
impact is not unacceptable and no in-principle objection was obtained from Transport Department
("TD") during the S12A Planning Application. The TIA has comprehensively assessed both the
vehicular and pedestrian traffic flows and concluded that generated traffic would not induce any
adverse impact to the local road and footpath networks. The TIA also assessed the potential
impact arising from on-street loading/ unloading activities. With the opening of Hopewell Hotel, it
will further support and assists the loading/ unloading activities by the Comprehensive Residential
Redevelopment to be carried within Hopewell Hotel, thus loading / unloading demand on public
roads will be minimised.

Representer’'s Track Record

Hopewell, the Parent Company of the Representer, is a highly committed and dedicated Property
Developer in the Wan Chai area. As a pioneer in private sector urban renewal in Wan Chai South,
they have successfully completed various redevelopment projects that are of major significance to
the image of the district. Other than their urban renewal efforts, Hopewell has substantial
contributions to heritage preservation and also committed to improve and enhance the quality of
the Public Realm in Wan Chai South through implementation of open spaces and improvements to
the pedestrian environment (see Hopewell's track record in Attachment 1).
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Date: 26 August 2025

The Secretary, Town Planning Board

Hopewell has demonstrated a genuine intention to develop the Representation Site in a
comprehensive manner and to revitalise NKT. Although for years, Hopewell have held their rights
to develop the individual lots within the Representation Site since their acquisition and possession,
they had the vision to develop the sites in a holistic approach. The demolition of NKT was
approved as part of the Hopewell Centre Il (‘HCII") development in the early 1990s, Hopewell
acted in good-faith and consulted with the local community and the Government and ultimately
decided to preserve the historic building. Hopewell's track record is backed by the support from the
local community, including their immediate neighbours - St. Francis Canossian College and St.
Francis Canossian School who have provided written support to the Proposed Redevelopment at
NKT. Their support letters are attached in Attachment 2.

Conclusion ;
Hopewell's intention is to preserve NKT while improving the local environment through a series of
public planning gains including the implementation of open spaces at various levels: provision of
more convenient, user-friendly and barrier-free pedestrian systems that can be realised through
the Proposed "OU(RDHBP)" and “OU(EW)”" zones. Hopewell is sincere in its efforts to revitalise
Wan Chai South for Hong Kong as proven by its achievements over the past decades. Their
contributions to extend their revitalisation initiatives to the Representation Site, including the
preservation of NKT, should be supported.

Other than the efforts to preserve NKT and to provide public planning gains within the
Representation Site, the Representers have put genuine efforts in enhancing the living quality of
Wan Chai South including the pedestrian connectivity, implementation of Hopewell Garden,
revamp and upgrade the Ship Street Playground, improvement works to nearby road and the
public stormwater drain serving the area to the south of Kennedy Road, provision of facilities for
nearby schools and support of the local charity and community initiatives etc. Hopewell has an
established track record of contributing to the community and respectfully appeals to the Board /
public to acknowledge and recognise these efforts.

We shall be grateful if the TPB note our representation and continue to give SUPPORT to
Amendment ltems B1 and B2. Should there be any queries, please do not hesitate to contact the
undersigned or Mr Eric Chan.

Yours faithfully,

FOR AND ON BEHALF OF
TOWNLAND CONSULTANTS LIMITED

Delius Wong—
Associate / Project & Quality Manager

DEL/EC
Enc  Attachment 1 — Hopewell’s Track Record
Attachment 2 — Support Letters from St. Francis Canossian College and St. Francis

Canossian School

ce Client
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Attachment 1

HOPEWELL'S TRACK RECORD
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Attachment 2

SUPPORTING LETTERS FROM ST. FRANCIS
CANOSSIAN COLLEGE AND ST. FRANCIS
CANOSSIAN SCHOOL




ST. FRANCIS’ CANOSSIAN COLLEGE |+ Tl £ # # 2 % & % & &
9-13, Kennedy Road, Wanchai ‘:ﬁ c FRAMNMTREMEALEF = ®
Herg Kong \%é T —AAL=£0O0
Tel: 2587 2700 ,
Fax: 2529 1758 1869 Wi —EZH—€EA
Email: office@sfcc.edu.hk T ER ekt office@sfee.edu.hk

14 July 2025

Town Planning Board
15" Floor, North Point Government Offices
333 Java Road, North Point, Hong Kong

Dear Sir/ Madam,

Support for the Redevelopment of Nam Koo Terrace

(Amendment Item B1)

On behalf of St. Francis' Canossian College, | would like to express our sincere
appreciation for Hopewell Holdings' continued efforts in enhancing the urban
environment of Wan Chai South. We are particularly pleased with the significant
improvements made to the pedestrian environment along Kennedy Road, as well as
the newly established connection between Kennedy Road and Queen’s Road East via
the Hopewell Hotel and the Park at Ship Street. These enhancements have greatly
benefited our staff, parents and students, complementing the long-standing
arrangement that allows us to use the lifts at Hopewell Centre.

We understand that Hopewell intends to redevelop Nam Koo Terrace and the adjacent
lands. As always, the safety and well-being of our students remain our top priority. We
trust that Hopewell will continue to uphold high standards of site management to
ensure the safety of pedestrians and to minimise any potential impact on our school
during the construction period.

We also recognise that the proposed redevelopment presents a valuable opportunity
to improve the surrounding environment, particularly in the areas of Ship Street and
Schooner Street. Our school premises interface with Government-owned slopes that
are currently overgrown and poorly maintained. These conditions have unfortunately
contributed to mosquito breeding and have negatively affected the health and comfort
of our school community. We believe that Hopewell's latest development proposal for
Nam Koo Terrace will help address these issues by enhancing environmental hygiene
and improving accessibility around Schooner Street and Sau Wa Fong. The proposed
improvements will also provide our students with a safer and more convenient route to
nearby areas, especially towards Admiralty.

We are grateful for Hopewell's ongoing commitment to revitalising Wan Chai South
and, in view of the benefits to our school community, we express our general support
for the proposed redevelopment of Nam Koo Terrace.

Yours sincerely,

AL 0K

Kenneth Law
Principal




B K E K oHE A B K
FAEABGEHM LR 42& 44 3
®EE 125281763 1% 0L @ 28657681
TEBH L sfeso@sfes.eduhk

ST. FRANCIS® CANOSSIAN SCHOOL
42 & 44 ST. FRANCIS STREET, WANCHAI, HK
Tel : 25281763  Fax : 2865 7681

Email address : sfeso®sfes.cdu.hk

16" July, 2025
Town Planning Board
15" Floor, North Point Government Offices

333 Java Road, North Point, Hong Kong

Dear Sir / Madam,

Support for the Redevelopment of Nam Koo Terrace
(Amendment Item B1)

We understand that Nam Koo Terrace and the surrounding area will be redeveloped for a
Proposed Comprehensive Development by Hopewell Holdings. We appreciate
Hopewell's ongoing consultation with our school regarding the Redevelopment.

We are pleased to learn of the thoughtful design features included in the proposal,
particularly the widening of Schooner Street and the removal of the narrow alley adjacent
to No. 18 Sau Wa Fong to introduce new amenity features. The planned construction of a
covered staircase within the Site to connect Schooner Street and our School is especially
welcomed. These enhancements will significantly improve the pedestrian environment
and ensure greater safety and convenience for our students and staff. The improved
connectivity to both Admiralty and Wan Chai MTR Stations will also be of great benefit

to our school community.

We would also like to highlight the long-standing environmental concerns posed by the
government slopes along our eastern boundary. The overgrown vegetation has become a
breeding ground for mosquitoes, posing health risks to our students. We are encouraged
to see that Hopewell’s proposal includes the removal of these vegetations and the
introduction of new and well-maintained platform. This will greatly enhance the hygiene

and overall environment of the area.

Importantly, we appreciate that the project will preserve the Nam Koo Terrace in-situ,
reviving its cultural and historic significance. This thoughtful approach will provide our
students with a valuable opportunity to engage with and appreciate Chinese heritage and
traditional values.

Page 10f 2



We are grateful for Hopewell’s efforts in engaging with our school and sharing their plans.

We offer our support for the redevelopment proposal in principle and look forward to the
positive contributions it will bring to the community.

Yours Sincerely,
For and on behalf of

St. Francis’ Canossian School

W XN

A
_\‘}“/ ~ ‘6/70

* A O\
&jf r’:! fz} ?F J

Mrs. Wendy Ting
Principal
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ST. FRANCIS’ CANOSSIAN COLLEGE |5 }*" B oE WM E TR & E K
9-13, Kennedy Road, Wanchai ' #EC FoA MR BT AR+ = 5%
Hong Kong ¢ Y i = F A =
Tel: 2587 2700 B B~ AAESAE00

Fax: 2529 1758 1869 B —F-—f—tEAN
Email: office@@sfcc.edu.hk T hk: office@sfec.edu.hk

Representation Number:
14 July 2025 TPB/R/S/H5/32 -R3

Submission Number: i
TPB/R/S/H5/32 -5002 |

Town Planning Board
15" Floor, North Point Government Offices
333 Java Road, North Point, Hong Kong

Dear Sir / Madam,

Support for the Redevelopment of Nam Koo Terrace
(Amendment ltem B1)

On behalf of St. Francis’ Canossian College, | would like to express our sincere
appreciation for Hopewell Holdings’ continued efforts in enhancing the urban
environment of Wan Chai South. We are particularly pleased with the significant
improvements made to the pedestrian environment along Kennedy Road, as well as
the newly established connection between Kennedy Road and Queen’s Road East via
the Hopewell Hotel and the Park at Ship Street. These enhancements have greatly
benefited our staff, parents and students, complementing the long-standing
arrangement that allows us to use the lifts at Hopewell Centre.

We understand that Hopewell intends to redevelop Nam Koo Terrace and the adjacent
lands. As always, the safety and well-being of our students remain our top priority. We
trust that Hopewell will continue to uphold high standards of site management to
ensure the safety of pedestrians and to minimise any potential impact on our school
during the construction period.

We also recognise that the proposed redevelopment presents a valuable opportunity
to improve the surrounding environment, particularly in the areas of Ship Street and
Schooner Street. Our school premises interface with Government-owned slopes that
are currently overgrown and poorly maintained. These conditions have unfortunately
contributed to mosquito breeding and have negatively affected the health and comfort
of our school community. We believe that Hopewell’s latest development proposal for
Nam Koo Terrace will help address these issues by enhancing environmental hygiene
and improving accessibility around Schooner Street and Sau Wa Fong. The proposed
improvements will also provide our students with a safer and more convenient route to
nearby areas, especially towards Admiralty.

We are grateful for Hopewell's ongoing commitment to revitalising Wan Chai South
and, in view of the benefits to our school community, we express our general support
for the proposed redevelopment of Nam Koo Terrace.

o e S

Yours sincerely, / RECEIY ;E_D‘\L

. Corsaias |
3 s ’

N\

— e

Kenneth Law
Principal




ST. FRANCIS’ CANOSSIAN COLLEGE

[ & % % 2 5 & 6 & &%
9-13, Kennedy Road, Wanchai \ = CM FAMPTRRAMEALE R
Hong Kong . é o -
Tel: 2587 2700 $ & Ti:\t_—too
Fax: 2529 1758 1869 B —E-A—LEA
Email: office@sfec.edu.hk B #f dbhl: office@sfee.edu.hk
14 July 2025

Town Planning Board
15" Floor, North Point Government Offices
333 Java Road, North Point, Hong Kong

Dear Sir/ Madam,

Support for the Redevelopment of Nam Koo Terrace

(Amendment ltem B1)

On behalf of St. Francis’ Canossian College, | would like to express our sincere
appreciation for Hopewell Holdings’ continued efforts in enhancing the urban
environment of Wan Chai South. We are particularly pleased with the significant
improvements made to the pedestrian environment along Kennedy Road, as well as
the newly established connection between Kennedy Road and Queen’s Road East via
the Hopewell Hotel and the Park at Ship Street. These enhancements have greatly
benefited our staff, parents and students, complementing the long-standing
arrangement that allows us to use the lifts at Hopewell Centre.

We understand that Hopewell intends to redevelop Nam Koo Terrace and the adjacent
lands. As always, the safety and well-being of our students remain our top priority. We
trust that Hopewell will continue to uphold high standards of site management to
ensure the safety of pedestrians and to minimise any potential impact on our school
during the construction period.

We also recognise that the proposed redevelopment presents a valuable opportunity
to improve the surrounding environment, particularly in the areas of Ship Street and
Schooner Street. Our school premises interface with Government-owned slopes that
are currently overgrown and poorly maintained. These conditions have unfortunately
contributed to mosquito breeding and have negatively affected the health and comfort
of our school community. We believe that Hopewell's latest development proposal for
Nam Koo Terrace will help address these issues by enhancing environmental hygiene
and improving accessibility around Schooner Street and Sau Wa Fong. The proposed
improvements will also provide our students with a safer and more convenient route to
nearby areas, especially towards Admiralty.

We are grateful for Hopewell’s ongoing commitment to revitalising Wan Chai South
and, in view of the benefits to our school community, we express our general support
for the proposed redevelopment of Nam Koo Terrace.

Yours sincerely,

P

Kenneth Law
Principal

(.aw KAN cHUNG, KenNETH [T
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Representation Number:
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The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. 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.
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Please read the “Town Planning Board Guidelines on Submission and Processing of Representations and Further Representations” before you
fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North Paint Government Offices, 333 Java Road,
North Point, Hong Kong — Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) 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), or downloaded from the Board's website at http://www.tpb gov.hk/ .
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This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The representation may be
treated as not having been made if the required information is not provided.
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In accordance with the Town Planning Ordinance (the Ordinance), the Board will make available all representations received for public
inspection as soon as reasonably practicable at the Board's website and the PECs.  The representations will be available for public inspection
until the Chief Executive in Council has made a decision on the plan in question under section 9 of the Ordinance.
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# If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
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relating to, or arising from resumption/acquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation. Should you have any views on compensation or assistance matters, you may separately raise your views to the Director of
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Representation Number:

SR 250826-170443-54303 TPB/R/S/H5/32 -R7
Reference Number:

%ﬁﬁ'ﬁgg Subrﬁission Number:
Deadline for submission: 27/08/2025 TPB/R/S/ H§/32 -5030 !
E s

PR3 H 3 B 26/08/2025 17:04:43

Date and time of submission:

TR, 24

Full Name of “Representer”:

PRI, 24
Full Name of "Authorized Agent':

#e4: Mr. Ho Wai Leung

ESLER FCAH [RR A T 1)
Plan to which the representation rel:altes:s’fHﬁ/32 ,
R EE :
Details of the Répresentation: )
' RSB RER
%’fﬁﬁ%rﬁ?
el e pat ‘v S
Subject Matters S“ppm..tmg or Reason
opposing the
subject
matter?
SEATE - M {UFAFE FE 13 1 2 3 6 5% | ¥f Oppose  |St Francis Street is a one way sloop
REHRWLEHIE125 N —IR with single way traffic up to Star Street
FIdh e TEE(HE), #wF - * Iwhich has a school and several
TREE(RE), HEERERE residential building with dense
T AN E T{EE population. Changing the residential
(B, MH > W EFE density and usage will further increase
H31ZE365% B I1&(a)fl B2 5 the danger of the road and the travel
BT HSE12% BEZ&E(b) » condition will get worse. Queen's Road
DR Ay RIS EIE R S H is already very jammed when cars are

it o awaiting to turn into st francis road.

%EU%%EE@?E%@ET? WMARYES » SRR -

Any proposed amendments to the plan? If yes, please specify the details.

l |




A ] T (' L EH e

Representation Relating to Plan

SHELERW

Reference Number:

PR IRHN

Deadline for submission:

EAE H B BB e

Date and time of submission:

PERILA 24

Full Name of “Representer”:

TEREREA, 24

250826-165548-65330

Submission Number:
TPB/R/S/H5/32 -S031 .

27/08/2025

Representation Number:
TPB/R/S/H5/32 -R8

26/08/2025 16:55:48

Fe4: Mr. Kwok King Yiu

Full Name of "Authorized Agent":

B Rt R TBR 7 [ 1)
Plan to which the representation relates:S’{HSB2
ER IS
Details of the Representation:
R FFBRER
HEREE?
. Are you
HSIE A HEH
Subject Matters suppot:tmg or Reason
opposing the
subject
matter?
SBATH-EUNFEL3 1 E365; b B |[R¥ Oppose {The area is a steep slop
THESE 128 — B "TEE(FE) with narrow footpath and
G s THEE(RE) L MW RER R one way car road.
FHEM , BI T @A T (HE)9 | Increasing the residential
i 0 WIEEFEHNIIEZ365 AT E(a density with further
FIEHRM L EHSEI2 BXE(b) » MK increase the danger of
A Y SR AE ERE JE B & A b - the pedestrian using the
footpath.

HERIZCAERREREET? WHAEE - FoleEE)s -
Any proposed amendments to the plan? If yes, please specify the details.




BB i

i Representation Relating to Plan

SR

Reference Number:

TR IR

Deadline for submission:

HEAC H B R R

Date and time of submission:

CEREEA L R

Full Name of “Representer”:

FEATEA , 24

250826-184957-81802

27/08/2025

Representation Number:
TPB/R/S/H5/32 -R9

! i
i - Submission Number:

| rpa//s/H5/32-5033 |

26/08/2025 18:49:57

Fede Mr. BB TS

Full Name of " Authorized Agent"; G-t M
SR B3 LA oA Y 1
Plan to which the representation relat«es:sa‘ls'l32
FRLEF R
Details of the Representation:
RN
HARIHRIHE?
Are you
HHIEHE - B
Subject Matters SUppaLINg or Reason
opposing the
subject
matter?
A %} Oppose  [ASER1G7GHT IR ARy 5 A T 34/

o "‘%ﬂ]ﬁﬂlﬁb TEAEIERES S W

IS IS8 T BT TR R A
L > AP EERAEERERER
RN N BRI A — B LAY
IR S AN LA E R E S Y
8 ST IERBEEREES
— (BT R R R R S — o |

(B SR AERESEL - TE

. AarLiﬂﬁﬁé?ﬁEﬁFﬁ%ﬁﬁﬁa‘mﬂﬂﬁ

HIEEFHREEEEEI—EUN N - (e
IR R SO R FE TR AR
AT A SR SN B AT T BN E R
M E IR » TR S EAE
S L ER B 7 A R IR BR E RR BIFE T
%i%ﬁﬁ%@ﬁﬁﬁﬁiﬁﬂ@%ﬁ ° BT
oyd o

" T ERAERERES SRS
REEK S

it IE A R 1S B S BE E A
[EIFT& A —IERF (HFT - 2%
SOETH - BIEEEIEAE) 0
e AR B 1T B iR (BERIRRER -




R LB PR e — ey
EE AR » AR AR
—RREEITE - EIHATEEE S
SRS T EL A DU A
A0  H AR TR
FPiE ;2 ERER S P
% B EHLIE SHEFH A
S A B T R
(578  BERB LIRS REN, »
S S A AR TR
HEEREES - EIAN AR
DT A - ISR — R

HE - BEHIRE S
2 T AORE

— ¢ TEE RS R R A
LA N S

M) » ST BRIV
(L CHRAERESE MBI R
e (A & AT E AL -
i T EH P o SRR AR S A R R
AP (R PR U FEE)
HAEIER BB RS - AR
[Riediig

o B0 BT A R
P £ 3 A 5 (B 5 e
5 BIIFIRERAFIPL » &
55 7 S B T R
AR T ERIE S - SR
TCISTEIINE » JRBERES - A
TEB R AT - — B TS
BELEE RIS N AR TIERE 4 » I
| R R A TR 2 AT
EREATR &SRR A
SRR A (PR
R BN T B R A
15 « BT » S A
B 4RE9E— B RO BEA s D
MTEI B RS (AR &
SRR © A e,
R -

HERIZ SR EMEGERIENT? WAV » I -

Any proposed amendments to the plan? If yes, please specify the details.




Representation Relating to Plan

SR
Reference Number: | 250827-143623-51157
TERZFREA
Deadline for submission: _27/ 08/2025
HE3Z F S5 R »
Date and time of submission: 27/08/2025 14:36:23
TR A L R R
Full Name of “Representer”: 1417 Organization fRIEHIFAIEFE
MRESTHEREA 24 R
Full Name of " Authorized Agent”:%i Mr. %ﬁgﬁﬁfﬁi
S Ea AR [ Y R
Plan to which the representation 're!ates:S/HSB‘?‘
R
Details of the Representation:
IR ERE N
' HAEMEE?
Are you
BRREH A ) i
Subject Matters supporting o1 Reason
opposing the _
subject
matter? .
ﬁ$ﬁﬁa%ﬁ, E%ﬁﬁﬁﬂﬁﬂﬁﬁg_& Kz 3 Oppose @Eigﬁajﬁ&, }E%&Zﬁﬁﬁ@ﬁﬁii
R e A I

HE RS H T EEEZET? WHRYES » FHEiHEFE -
Any proposed amendments to the plan? If yes, please specify the details.




PEMS Representation Page 1 of 2

9. B R Y R Subr‘rﬁssi‘%:_n Number: [
Representation Relating to Plan TPB/R/5/H5/32 -5026 |
é%ﬁ% o Representation Number:
Reference Number: 250825-222451-23925 TPB/R/S/H5/32 ~R10
TR R
Deadline for submission: el
?E?EE%)S.’L%FEE - 25/08/2025 22:24:51
Date and time of submission:
THA L F -
Full Name of “Representer”: B4 Organization FSHERE
TREEREA L 24
Full Name of ""Authorized Agent":
5 oy

ﬁﬁﬂy_ﬁﬁﬁﬁj ielizilEl ' S/E5/32
Plan to which the representation relates:
B Al
Details of the Representation:

TR RFRER

HAERER?

HIEH Ale yoll HH
Subject Matters supporting or Reason
opposing the
subject
. matter?

A K2 ¥ Oppose

ET%%%EW@;E%&BE {Eﬂ}%

K - BREALRITBAEALRIERS
[l 5 B2 A I - 28T A RS
(o RE S 5 F R Bt T e — R e
% - B1RB2IR B R HRHE312

K o 52024555 USG5 RE A6
(T3 HERTIEEYB00/ER § LR
RIRG (AR M (EFEIRET -
R BB REEGERE ) o FHRER
FREAAY - fRIE2021E A
= 0 EACOREEMA LRI04 A O3
15329% > BlI&23 044 5 B B MR-
(FREERE o RS B A R G 5 e R Bl
& FHERRRRISEHRR T EA
A EHYER -

HATEAESERESTT LT » &
BAN05TE » T HEE  BEATE

file://nld-egis3-ann/Online Comment/250825-222451-23925 Renresent 8 HS 37 ht 26/0R/12075



PEMS Representation Page 2 of 2

" SR R LR EL R (R AR

i BRRD —EME—TREsE A
TTEME A LRE SRR - 21
BRI RAE M L BRI ERT24/ R A
SRimIE  BURELG - T AR -
ARG » RENREEAET
ERREERE » REMKHEEHE
IR UBRER

A KZ#f Oppose
ﬁﬁﬁﬁﬁﬂﬁﬁ&ﬁﬁﬁ&ﬁﬁﬁ
[Pt ERYGRCT  fRIBIRRE - HERTTR
TRA AR - R ~ RS
HEEEHY T ROt o AREE
M ERARRE B B AR | R
TIBAERNEY M e RS IS
Bh7FoRfEl MRl - BRBER
BRREES (VB KIHE A E » HaesE
RS RERERE LR | » IRRETHS R
IR N BT B AR A HYRPAEEEK
AIFEAR - BB R SR T
SCHRFHy A -

PRIt - BIMGE E 5 57 e L Rt
& o OSSR Y RS > ERZ
|RIRE{ERTRFASTESR » ARBHDT SRS
SRR STRE o RAESHE B
AR PERRR SRR e F Ry - R
TR T i R s
B IERBTHIEAEAET -

HEREEEEEBEE]? NG - FHEHR -

Any proposed amendments to the plan? If yes, please specify the details.
E%ﬁﬁ&ﬁ“%ﬁﬁﬁ’ﬁﬁ BERRT - 2 EZERE TR 0= e
EFTR B R ERE R A SRR E S » WIFEIERYEREEEE - AGEERH
& & AR A R R R B R s AR - DIRREAER
REEENS®  IREEREE - ER R BRI m s -

S8 AEEBRIRERGIGIR - 1 TEATRHEERS ) PRt TR ROEEIEE | ¥
H o BAE T EEHEERS ) PRI EAR (et - MR - Y]
) - SAEZEHRE T EBEERR A LR RARRES - BRE AR S E R
RERITRX » A asEiEEt: -

file://pld-egis3-apn/Online Comment/250825-222451-23925 Revresent S HS 32.ht... 26/08/2025



Representation Number: Submission Number:

TPB/R/S/H5/32 -R11 TPB/R/S/H5/32 -5027

Form No. 56 #&4E4y S6

Reference No.
For Official Use Only e
SITATIHES JEEA Date Received
W H A

The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. 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.

HABILCL TR i 0 R PR A TOR it i A T AR S oy (A0 ' 5000 ) M+ OOy Lt R FE H B ik iy S PR ) - o)
FRLAE T AR LT AT 333 SALMBA & 15 I RTIR I E B S Rk -

Please read the "Town Planning Board Guidelines on Submission and Processing of Representations and Further Representations” before you
fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point Government Offices, 333 Java Road,
North Point, Hong Kong - Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) 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), or downloaded from the Beard’s website at http://www tpb.gov.hk/ .

RES 2 i) SR H TR T R [ﬂ'H}t’c R HETE el B 2l il AR I L e e S
SR AL iEa 333 BLMBURER 15 - 2231 4810 B 2231 4835 JiHi] oFsTh Jn'i
S000)( FAEAL AT 333 SEALAMEITE 3 17 MR I ARG 1 SRIVEHBO SR 14 19 %I 9Re]
(%44E: http://www.tpb.gov.hk/ }

"I LA

This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The representation may be
treated as not having been made if the required information is not provided.
ReAehE T EE L R E RN » R 2R R A R IO LR AL IR AL - S Ak A R ATE L TEN T L E AR
ekl MELAIS VRS - N REEROEATR TR o B B Sy o ST RE A DUV 2y S GRS

In accordance with the Town Planning Ordinance (the Ordinance), the Board will make available all representations received for public
inspection as soon as reasonably practicable at the Board's website and the PECs.  The representations will be available for public inspection
until the Chief Executive in Council has made a decision on the plan in question under section 9 of the Ordinance.

RIS CerTIRMICRED) ( FT0 TR0, ) B A Er O AE SR IR T FES B o USRI LR A A b 2 B S B M AR
HURET AR A R R - E AR TR TTE R TECE R RIS o WRELAIAEI Y g 2y 1k -

Person Making this Representation (known as “ Representer” hereafter)

SR MAAL (TR THIMA L)

Full Name #£47 /[ #4fi (Mheetiier/Company/Geganisations 04 01/ e 1Y )
Hostford Development Company Limited

{Note: for submission bv person, full name shown on Hong Kong Identity card/Passport must be provided)
GERE: B A A - SN FEEES Ol EEpiike &£ 8)

Authorized Agent (if applicable) 6 #% & {% 8 A (40136 F)

Full Name #E4% [ Z41 (Pbeoiebdben/Company/Segewiestion® 54/ 201/ 23]/ )
Masterplan Limited

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)
E: HEARK - AN LTS O MBI = )

* Delete as appropriate ;i 4~ @A &

Please fill in "NA” for not applicable item 3

/

(CFMHERE © Fa@n




Form No. S6 717545 56 &

3. Details of the Representation (use separate sheet if necessary)”

FHALEE D oA R - B HERY)'

The plan to which the representation relates (please ; . .
specify the name and number of the plan) Wan Chai Outline Zoning Plan No.S/H5/32
SRR B (EYEEEAIRIHT 200 b 455

Nature of and reasons for the representation EH 3R MET KB

Are you supporting or
Subject matters T{EHYIEI® | opposing the subject matter?

R R SR ? sl
Amendment ltems (] support ¥4 Please refer to the enclosed Representation
Aand B1 G oppuse B Statement

[[] support 4§
[] oppose [Z%

[T support %ff

([] oppose fZ¥

Any proposed amendments to the plan? If yes, please specify the details.
HERPE S AL EEERRIZERT? AHRES  SakUHAEN -

Please refer to the enclosed Representation Statement

# If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
for the submission. Provision of email address is also required.
e AU 20 F AR (LA — FT AU MB A A4+ AT B0 B4 — U GO0 — R AR - SRV RE S0it 4L
@  Please describe the particular matter in the plan to which the representation relates.  Where the representation relates to an amendment
toa plan please specify the amendment item number provided in the Schedule of Proposed Amendments. /4575 8 HI TN EL sl H RHAY
HEE T - AN ARG P ER TR « SASEBACE 55 TH0 B2 LTI H 2ask
Please also note that section 6(3A) of the Ordinance provides that any representation received under section 6{1) may be treated as not
having been made if, in the apinion of the Board that, the reasan for the representation is a reason concerning compensation or assistance
relating to, or arising fram resumption/acquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation. Should you have any wews on compensation or assistance matters, you may separatelv raise your views to the Director of

Lands or the relevant authority. VEE S 6(3ANRE T » 408 B @ al DR e{ )RR 13- fo] B 3k h_H‘l'?]i"‘ I EL
WL T L R o)+ JLI FHEMIS REQTHEET SR AD AR - BUFTRIE J:ﬂﬂ&ﬂ&ﬁ&ﬂi TYFIHE A% % e

RO RE S L Pl AR FT1 O S - RS E E T ER » o B e e R R SR AT ﬂ"
Please fill “NA" for not applicable item 5§ {7~ HIY H ST T oEIH
[4] at the appropriate box & {F ¥ {5/ F7 .a[*},,l 1. B8k

it




Representation
to

Draft Wan Chai Outline Zoning Plan No.S/H5/32

Submitted by

Hostford Development Company Limited

Representation Statement
Prepared by

Masterplan Limited

August 2025



1.1

2.1
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Introduction

This Representation is made pursuant to Section 6 of the Town Planning
Ordinance. It relates to the Draft Wan Chai Outline Zoning Plan No. S/H5/32
("OZP") gazetted on 27 June 2025. It is prepared by Masterplan Limited,
on behalf of Hostford Development Company Limited.

The Particular Matters in the Draft Plan to which the Representation
Relates

This Representation relates to Amendment ltems A and B1 of the Draft OZP
which reads as follows, and also their pertinent Notes and
Explanatory Statement:

‘ftem A — Rezoning of a site at 31-36 Sau Wa Fong and
8-12 St Francis Street from  “Residential (Group A)"
‘Residential (Group C)”, and an area shown as 'Road’ to
‘Residential (Group A)9” with designation of 31-36 Sau Wa Fong as
Sub-area (a) and 8-12 St. Francis Street as sub-area (b) and the land
in the north-eastern portion as non-building area.”

“ltem B1 — Rezoning of a site at 1, 1A, 2 and 3 Hillside Terrace,
55 Ship Street, 1-5 Schooner Street, 53 Ship Street, 18 Sau Wa Fong,
Inland Lot 9048 and adjoining Government land from
“Comprehensive Development Area”, "Residential (Group C)” and
an area shown as ‘Road’ to “Other Specified Uses” annotated
“Residential Development with Historic Building Preserved” with
stipulation of building height restrictions and designation of the land at
the northern corner as non-building area.”

A Location Plan indicating the sites of the two Amendment Items
(“Amendment Sites”) on an extract of the Draft OZP is provided in Figure 1.
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Figure 1. Location Plan indicating the Sites of Amendment ltems A and B1, on an extract of the Draft Wan Chai
Outline Zoning Plan No.S/H5/32
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3.2

4.1

5.1

The Representer

The Representer, Hostford Development Company Limited, is the owner of
the property at No. 3, 5, 7 St. Francis Street and 61 Queen’'s Road East.
The proprietor is a longtime patron of the neighbourhood of the
Amendment Sites. He is a day-to-day user of St Francis Street,
witnessing pedestrians including elderly and disabled persons, travelling on
the steep and narrow street. This is inconvenient and dangerous, having to
negotiate between the crowded pedestrian and vehicular traffic dangerously
at times. This Representation, raising concerns on traffic safety and
universal access, is made in the interests of the general public.

The Representer has previously also raised concerns on traffic safety and
universal access pertinent to the future development of the two
Amendment Sites. This was in the form of three rounds of public comment to
the Town Planning Board (“TPB") on S12A Application No.Y/H5/7 for rezoning
Amendment Site A, a Judicial Review Application to the Court of
First Instance against the TPB's decision on the rezoning application,
and a submission to the Planning Department and Transport Department on
S12A Application No.Y/H5/8 for rezoning Amendment Site B1.

The Nature of the Representation

This Representation objects to Amendment Items A and B1. They will affect
the tranquil environment of Sau Wa Fong which is protected in the
Explanatory Statement of the OZP for the “Residential (Group C)” (“R(C)")
zone, this is especially the case as the protection has been confirmed as
recently as 2023. The magnitude of the development intensification is not
supported by proportional planning/ public gain. Specifically, the provisions of
the facilities for the pedestrians, elderly and disabled persons in the vicinity of
St. Francis Street are inadequate to cater for the significantly increased
residents and visitors as a result of the future development of the
Amendment Sites, resulting in traffic hazards but this has not been properly
resolved.

The Reasons for the Representation

The reasons for this Representation are summarised below, and each is
elaborated for Amendment Items A and B1 respectively in the paragraphs that
follow:

i. Affect the tranquil environment of Sau Wa Fong which is protected in
the "R(C)" zoning, this is especially the case as the protection has been
confirmed as recently as 2023.

. Excessive intensification of development density contrary to the
Hong Kong Planning Standards and Guidelines (“HKPSG”") with respect
to building height profile, urban design and heritage preservation.
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i,

Vi.

vii.

The induced traffic to St. Francis Street is underestimated,
and will worsen the existing dire transport constraints which is yet to be
resolved.

The 10 metres setback area and the internal transport facilities at
Amendment Site A are inadequate and impractical.

No improvement to the barrier-free access leading to St. Francis Street
that is  disproportionate  to  the  magnitude of the
development intensification at Amendment Site B1.

Contrary to the HKSAR Government's commitment and policy to make
the city accessible for all, under the United Nations Convention on the
Rights of Persons with Disability, the Disability Discrimination Ordinance
and the HKPSG,

Intrinsic limitations to provide the necessary mitigation measures that
would result in cumulative adverse impact on the neighbourhood.

Amendment Item A

Affect the tranguil environment of Sau Wa Fong which is protected in the

“R(C)" _zoning, this is especially the case as the protection has been

confirmed as recently as 2023

Sau Wa Fong is described in the Explanatory Statement of the OZP as
follows, with emphasis bolded:

“8.4.1 This zone s intended for low to medium-rise
residential developments subject to specific plot ratio and
building height restrictions to preserve the local character and to
avoid adverse visual, air ventilation and traffic impacts from
more intensive development. The “R(C)” zone covers sites in the
Sau Wa Fong area which is a large and well-preserved terraced area
located to the south of Queen’s Road East. It is an enclosed and
tranquil residential area. The streetscape and Jlow to
medium-rise residential developments in the area possess
a human scale and create a different urban form in contrast with
the high-rise mixed development to the north along
Queen’s Road East. The generally low-rise character of the area
also facilitates southerly downhill wind penetrating into Wan Chai.”

"8.4.2 The area is inaccessible by vehicular traffic and is connected
to Queen’s Road East via St. Francis Street and two stepped streets
including Sik On Street and Ship Street. The Wan Chai MTR station
could be accessed within about 10 minutes’ walk. The only
vehicular access to the area is via St. Francis Street which is a
narrow one-way single lane access road. Cumulative effect of
more intensive developments would aggravate the existing
traffic problems.”
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5.2.5

Accordingly, there is reasonable expectation for a preservation of the
tranquil environment of Sau Wa Fong. The “R(C)" zoning at sub-area (a)
of Amendment Site A has been in place since 1994, and has persisted
as recent as the latest amendment of the Wan Chai OZP in May 2023.
In the short period of about four months since the last approval of the OZP,
the TPB Metro Planning Committee (MPC) has subsequently approved
S12A Application No.Y/H5/7 upzoning Amendment Site A in September 2023.
This does not give confidence and certainty to the citizens of Hong Kong in
the role of strategic and long-term planning.

The future 24 hour public passage of not less than 4.5 metres wide with
barrier-free facilities through the Site, offering a more direct, convenient and
barrier-free route for the public, will promote access from St. Francis Street to
Sau Wa Fong. The increased patronage will adversely affect the
tranquil environment of Sau Wa Fong.

In addition to the Explanatory Statement of the OZP, there are also the similar
considerations in “The Study on Redevelopment along Stepped Streets 1991”
and "The Review of Stepped Street Site 2012". These identify the factors for
capping the stepped street sites around Sau Wa Fong as “R(C)” to preserve
its unique character and terrace ambience, and avoid out-of-scale
development. In MPC Paper No.5/25 for the proposed amendments to
the OZP, the Planning Department's assessment was that
the increased development intensity is considered not unacceptable by
relevant Government departments, provided that there would be
a direct vehicular access from St. Francis Street and loading/ unloading
facilities within the Site. In MPC Paper No.Y/H5/7, the assessment with
reference to two studies of stepped street site had considered
vehicular access and fire safety. Therefore, it appears that the amendment is
predominantly made on the basis of the traffic access, part of the factors for
consideration under the two studies. The considerations on the
special local character have not been carefully scrutinised, as supplemented
in the discussion on urban design considerations in the following para 5.3.

While the barrier-free access through the Site is a substantial element,
its maintenance and management is uncertain. It is common practice that
the developer would close the development company after obtaining
an Occupation Permit from the Buildings Authority, such that the onus of the
future maintenance and management of the barrier-free access would be
dependent on the goodwill of the future owners of the flats. There is
no enforcement mechanism, by way of land lease condition given the lease is
virtually unrestricted or under the authority of the Planning Department.
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Excessive intensification of development density contrary to the HKPSG
with respect to building height profile and urban design

The “R(A)9" zone is an up-zoning, if the entire Site was to be developed
as a whole. Specifically its sub-area (a), rezoned from “R(C)”, would
result in an increase of about 5.18 plot ratio (+103%) and
about 16 storeys/ 53 meters building height (+133%) (with reference to
the indicative development scheme of the approved S12A Application
No.Y/H5/7). This more than doubled plot ratio and building height increase of
the amendment is excessive, adversely affecting the characteristics of the
neighbourhood. There is a lack of efforts to address the interface between the
future 110mPD development at the Site and the existing low-rise low density
Sau Wa Fong planned for 12 storeys or about 55mPD, with regard to
the urban design provisions in Chapter 11 of the HKPSG in the manner
discussed in Table 1.

Table 1. Urban design considerations for Sau Wa Fong with reference to

the HKPSG, with emphasis bolded

Urban design provisions in Chapter 11 of | Considerations for Sau
the HKPSG Wa Fong

“For other parts of Hong Kong Island, | The difference in the
development height should enhance the | permitted plot ratio and

district character of specific localities,
retain characteristic mountain backdrop and
respect the character of neighbourhood.
The sectional profile should echo the natural
topographical profile. Gradation of height
profile  should be created in relation to
topography. Relief and diversity in height and
massing of developments should be provided
in different localities. Low rise and low
density areas should be preserved fto
enhance diversity in the urban core.”
(Para 6.2.8)

“Building heights and spaces should bear a
certain relationship to human proportion
and to facilitate easy usage, interaction and
perception by the users. Lack of land in
Hong Kong makes it difficult to respect human
scale but improvements could be made
through better transitional space, landscaping
and streetscape etc. Better design in public
and private residential estates using human
dimension as the yardstick will help to ease
these tension.” (Para 6.2.21)

building height between the
new “R(A)9" and the existing
“R(C)" is drastic. There is no
provision for transition in
form of setback or step
down at the southeastern
part of the Site, to enhance
or respect the character of
the low-rise low density Sau
Wa Fong, which should be
preserved to  enhance
diversity in the urban core. It
does not relate to the human
scale of the existing
residents of the 6 storeys
Sau Wa Court and the future
visitors to the area. This is
especially the case for Sau
Wa Fong which is small in
area, where the surrounding
high-rises already overlook
and dominate it, depriving it
from a sense of openness.




5.3.2 While MPC Paper No.5/25 considers that the non-building area (“NBA”) would
preserve the unique character, ambience and environment of Sau Wa Fong,
this Representation considers it to be inadequate for the following reasons
and as illustrated in Figure 2;

The NBA is in place of an existing terrace, maintaining a status quo of
the terrace in the area, at best preserving the existing terrace from
being built over.

The NBA is at the northeastern part of the Site fronting the rear of
the buildings along Queen’s Road East and does not serve to alleviate
the negative impact of the future development, which is in place of
an existing low rise development, on the terrace and Sau Wa Court
located to the southeast. -

The future 110mPD development abuts one of the very few
remnant terraces in the area, and is only separated from
the 6 storeys Sau Wa Court across this about 8.3 metres wide terrace.
There is a minimal front setback in the S12A Application,
about 1 metre for the entire height of the building with the exception of
the refuge floor/ podium garden on the third floor. There will be
overlooking and dominating with a detrimental impact on a sense of
openness or human scale of the existing residents and future visitors
at Sau Wa Fong.
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Figure 2. lllustrations showing the
NBA as inadequate urban design
alleviations at Amendment Site A.
Top: plan showing the NBA in
place of an existing terrace.
Bottom: section plan showing the
dominating and overlooking effect
of the future development on Sau
Wa Court across Sau Wa Fong.



533

5.3.4

535

536

In the minutes of the MPC meeting for consideration of S12A Application
No.Y/H5/7 for the Site, the members appeared to have given more emphasis
on sub-area (b) fronting St. Francis Street than sub-area (a) fronting
Sau Wa Fong. Members were concerned about the low-rise structure and
building setback to improve pedestrian wind environmental and
visual permeability, inviting design and open view for the public on
St. Francis Street. There were comparably less similar urban design
considerations given to the potential impact of the high-rise block disposition
and elevation for the public on Sau Wa Fong. Sau Wa Fong is designated as
a road on the OZP, even though it is under private ownership and not
accessible to vehicles.

In the MPC Paper No.Y/H5/7, the Urban Design and Landscape Section of
the Planning Department commented that the future development could
integrate with the low to medium-rise urban form streetscape and
local character of the Sau Wa Fong area; and the multi-level greenery at
the lower levels and the rooftop of the proposed block could help enhancing
the visual permeability and quality of the proposed development.
This is considered to be an inadequate elaboration on the integration with
Sau Wa Fong, given the edge planting is shrubs and trailing plants on a
balustrade at a small section of the Sau Wa Fong street level frontage,
and those on the refuge floor/ podium garden and rooftop are above
the Sau Wa Fong street level. Also, there is no requirement or guarantee for
the planting shown in the S12A application to actually be implemented in the
new development.

In the same MPC Paper, the Architectural Services Department commented
that the future development is comparable with the surrounding setting and
the adjacent “R(A)" area with building height restriction of 110mPD permitted
in the OZP. Again, there is no mention of the relationship with
the existing low-rise cluster at Sau Wa Fong, which is the
special local character to be protected in the OZP.

The “R(A)9" zoning with a new delineation of the site boundary with
three street frontages will mean that the Site is defined as a "Class C" site
under the Building (Planning) Regulations. This will in effect generally gain
an additional plot ratio of 2, a plot ratio greater than that of
the surrounding properties. Additionally, the stipulated plot ratio and
building height restrictions and the NBA restriction and setback requirement
benefit from the Notes of the OZP which allow for a possible minor relaxation
upon a S16  Application  for  consideration of the TPB.
The permitted development intensity of the Site is already considered to be
excessive. The possibility for a further minor relaxation of these controls is
not acceptable.

10



5.3.7 The existing interface between "R(A)" and “R(C)” which the new "R(A)9" is

5.4

5.4.1

in place of is not considered to be a relevant precedent for the amendment.
The amendment expands the boundary of the "R(A)" at the expense of “R(C)"
should give special treatment to this realigned interface.
Sau Wa Fong remains land locked and elevated without vehicular access
that is likely to continue its character in the future. It is considered
that a gradation in development density and building height is necessary to be
provided at the Site. This is considered necessary for maintaining
the tranquil environment of Sau Wa Fong, and for the urban design and
the amenity of the existing residents and future visitors to the area.

The induced traffic to St. Francis Street has been underestimated,
and will worsen the existing dire transport constraints which is yet to be
resolved.

St. Francis Street is a local distributor road serving one-way vehicular traffic
ascending from Queen’s Road East to Star Street, and suffers from
the following dire transport constraints:

i. Substandard width and steepness, not meeting the provisions
in Chapter 8 of the HKPSG. The carriageway is 4.5 metres wide
or 3.3 meters wide discounting the hatch marking along
the southeastern edge and ~16% gradient that is substandard.
On the southeastern side, the same side as the Site, the kerbside is not
equipped with street furniture, landscaping or weather protection.

ii. Saturated pedestrian and vehicular capacity during school peaks of
St. Francis' Canossian School located at the top of the street, as shown
in Figure 3.

iii. The kerbs consist of sections of steps and are incontinuous that
are incapable of serving barrier-free access. Pedestrians walk on
the narrow strip marked hatch on the carriageway alongside
moving vehicles. These are shown in Figure 4.

11
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Figure 3. Photos showing St. Francis Street during the school peas of St. Francis Canossian School. Top left and
top right: pedestrians walking on the narrow strip marked hatch alongside moving vehicles. Bottom left: school
temporary traffic control at the junction with Star Street. Bottom right: illegal on-street parking, waiting, drop-off/

pick- up and tailback back that is not uncommon.




Tai Tung House
_at the junction of Qen’s Road
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Figure 4. Photos showing the existing pedestrian facilities on the southeastern side of St. Francis Street. Top
left: absence of kerb in front of Tai Tung House. Top right: kerb consist of section of steps and is incontinuous.
Bottom left: absence of kerb around the Sau Wa Fong stairs and the retaining wall of an elevated barrier-free
access at Hoover Tower 2. Bottom right: the barrier-free access between St. Francis Street and Sau Wa Fong,

indicated in green.




5.4.2

5.4.3

5.5

5.5.1

These dire transport constraints on St. Francis Street have not been given
adequate consideration in the supporting Traffic Impact Assessment of
S12A Application No.Y/H5/7 for rezoning Amendment Site A, in terms of
the following aspects:

i. No junction operational performance for St. Francis Street/ Star Street.
This is notwithstanding the private land ownership status or
the “Open Space’ and “R(A)” zonings, which are nevertheless
designated as road on the OZP and being an existing carriageway for
public road users.

. No pedestrian fraffic impact assessment. This is unacceptable for
the future development on St. Francis Street which is suffering from
dire transport constraints and inadequate pedestrian facilities.

iii.  The description of the pedestrian facilities in the vicinity of the Site
is brief, and does not refer to their shortcomings on St. Francis Street.

iv. No construction traffic impact assessment, notwithstanding
its requirement at detailed design stage.

As such, the increased pedestrian and vehicular traffic as a result of
the future development with 216 no. wunits alongside visitors to
the commercial podium with art facilities would aggravate the already dire
transport constraints on St. Francis Street, creating additional traffic hazards
to the road users. Accordingly, it is considered also necessary to restrict
the maximum number of units at the Site, in consideration of
the potential traffic impact on St. Francis Street.

The 10 metres sethack area is inadequate and is in_contrary to
the HKSAR Government's commitment and policy, under the United Nations
Convention on the Rights of Persons with Disability,
the Disability Discrimination Ordinance and Chapter 8 or the HKPSG

The future 10 metres setback area partly accommodating a turntable may
contribute to the pedestrian environment at St. Francis Street, but only locally
at the frontage of the Site. Tai Tung House downhill on the corner of
Queen's Road East is only subject to 1metre setback upon a redevelopment,
and the Sau Wa Fong stairs and the retaining wall of an elevated path
at Hoover Tower 2 uphill prevent the provision of a kerb around
St. Francis Yard junction. There will be incontinuous kerbs and
inconsistent front building setback line across the sites addressing
St. Francis Street. While the pedestrian facilities at the Site may serve
the future residents and visitors of the development of the Site, there is
no levelled walkway to and from Queen's Road East nor Star Street which
connects with an Admiralty MTR Station exit.

14



55.2

5.5.3

5.6

5.6.1

By not addressing the need for a comprehensive network of
barrier-free pedestrian access and universal access in the locality is
disproportional to the future development at the Site with mare than doubled
the originally permissible development intensity. This is contrary to
the HKSAR Government’'s commitment and policy, under the United Nations
Convention on the Rights of Persons with Disability,
the Disability Discrimination Ordinance and Chapter 8 or the HKPSG.

The Commissioner for Transport, the Commissioner of Police,
the Buildings Department and the Equal Opportunity Commission may not
have objection, reservation or adverse comment on the amendment,
considering  that individual developments would comply  with
the relevant regulations and requirements. However, this Representation is
made in the interest of the public and especially for elderly and
disabled persons. In this respect, the TPB must give consideration to
the impact of the significantly intensified development density and
changing characteristics of the locality. This is an atypical amendment,
and represents a quintessential opportunity to provide a focus on
improving pedestrian access to the neighbourhood, including barrier-free
access arrangement and universal access for the public.

The internal transport facilities are impractical

The internal transport facilities under the indicative development scheme of
S12A Application No.Y/H5/7 is considered to be inadequate and impractical,
for the following reasons:

i. The limited capacity for a private car drop-off/ pick-up or a light goods
vehicle loading/ unloading is unlikely to meet the demand of the
future development with 216 no. of units and 3 storeys of retail and
art facilities, and by the Sau Wa Fong users given the barrier-free
access linkage through the Site.

il. Absence of waiting space. The subsequent arriving vehicles would
queue on St. Francis Street and its kerb, creating traffic delay and
blockage for vehicles and traffic hazards for pedestrians on the steep
and narrow street.

ii.  The likely increase of its usage and thereby traffic on St. Francis Street,
by the vehicles serving passengers to and from the neighbouring
buildings on St. Francis Street and St. Francis Yard that currently
board/ alight at Queen’s Road East This is an issue subject to
enforcement, but these uses should nevertheless be
properly accounted and addressed.

iv.  The management of the use of the turntable may not be practical.
Vehicles may not drive in and instead illegally drop-off/ pick-up or
load/ unload on the street, or may depart without using the turntable and
instead reverse onto the street, creating traffic conflict with
the road users.

16



5.6.2

Sl

5.7.1

5.7.2

5.8

5.8.1

v.  There is a historic water well dated 1950s at the southwestern corner
of the site. It is a unique remnant in the urban area and should be
preserved, The turntable is in conflict with the water well.

vi.  The provision and implementation of a turntable at the Site is uncertain.
First, its requirement for provision is not stipulated in the Draft OZP.
Second, it is common practice that the developer would close
the development company after obtaining an Occupation Permit from
the Buildings Authority, such that the onus of the future maintenance
and management of the turntable would be borne by the future owners
and occupants. There is no enforcement mechanism, by way of
a land lease condition as the lease is virtually unrestricted or under
the authority of the Planning Department.

The Representer wishes to highlight that a very cautious approach should be
given to the traffic impact of Amendment ltem A. This is notwithstanding
the Transport Department having approved other developments without
on-site transport facilities in the vicinity of the Site. Those developments
are not similar to this amendment for significantly increased density.
The future developer may not be required to propose and implement
traffic management measures, and which the Representer has serious doubts
on the adequacy and practicality.

Intrinsic_limitations to provide the necessary mitigation measures that

would result in cumulative adverse impact on the neighbourhood.

The affected “R(C)" site in conjunction with that under Amendment Item B1
represent about a third of the existing “R(C)" low-rise low density
development stock in Sau Wa Fong. The amendment with the public passage
and barrier-free access leading to Sau Wa Fong through the Site would be
detrimental to the tranquil environment of the area. It is more than double
the building height and density, and this would inevitably adversely change
the urban design characteristics of the area.

St. Francis Street is intrinsically restricted in its capacity and potential for
improvement to provide suitable pedestrian facilities, vehicular capacity and
universal access. This indicates that Amendment Item A is not appropriate.

Amendment Item B1

Affect the tranquil environment of Sau Wa Fong which is protected in
the "R(C)” zoning, this is especially the case as the protection has been

confirmed as recently as 2023

According to the Explanatory Statement of the OZP as elaborated in para 5.2,
Sau Wa Fong has been originally zoned “R(C)" “fo preserve
the local character and to avoid adverse visual air ventilation and
traffic impacts from more intensive development ...... it is an enclosed and
tranquil residential area. The streetscape and low fto medium-rise
residential developments in the area possess a human scale and create a
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5.8.2

different urban form in contrast with the high-rise mixed development to
the north along Queen’'s Road East ...... while cumulative effect of
more intensive developments would aggravate the existing traffic problems”.
The "R(C)" zoning has been in place since 1994, and has persisted as recent
as the latest amendment of the Wan Chai OZP in May 2023. Accordingly,
there is reasonable expectation for a preservation of the tranquil environment
of Sau Wa Fonag.

The designated NBA for incorporation of an Open Space open to public at
the northern corner of the Site in place of No.18 Sau Wa Fong
(“Proposed Open Space”) will faciltate pedestrian circulation in
the east-west direction among Wan Chai MTR station, Hopewell Centre,

Hopewell Centre II, Star Street and Kennedy Road, as confirmed in
MPC Paper No.Y/H5/8. It will serve as a ~9.3m wide public passageway
between Schooner Street and Sau Wa Fong,

replacing the existing ~1.4m wide path, and will be an alternative to .
an existing ~0.9m wide path in parallel, as illustrated in Figure 5.
The increased pedestrian usage will affect the tranquil environment of
Sau Wa Fong.
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5.9

5.9.1

Excessive intensification of development density contrary to the HKPSG,
with respect to building height profile, urban design and heritage preservation

The new “Other Specified Uses” annotated “Residential Development with
Historic Building Preserved” ("OU (“Residential Development with Historic
Building Preserved)’) zone is an up-zoning, resulting in an increase of
about 4.197 plot ratio (+84%) and about 16 storeys (+133%) in relation to
‘R(C)" or about 29 meters building height (+32%) in relation to
the Comprehensive Development Area (“CDA") (with reference to the
indicative development scheme of the approved S12A Application
No.Y/H5/8). While alteration to the local character and setting, and massing of
the neighbourhood of Sau Wa Fong and Nam Koo Terrace under
the approved S16 development scheme for the CDA is appreciated,
the about doubled plot ratio and building height increase of the amendment
is excessive. There is a lack of consideration given to the interface
between the future development at the Site and the Grade 1 historical building
at Nam Koo Terrace. Consideration of the heritage constraints for
Nam Koo Terrace with reference to Chapter 11 of the HKPSG is discussed in
Table 2. and illustrated in Figure 6.

Table 2. Heritage consideration for Nam Koo Terrace with reference to
Chapter 11 of the HKPSG

Heritage preservation provisions in the
HKPSG

Considerations for Nam Koo
Terrace

“Effort should be made to create a suitable
setting to make a design response to those
heritage features.” (Para 6.2.49)

“Context or setting of these heritage
features should be responded. Suitable
settings for heritage features should be
preserved or created. Building heights of
new neighbouring developments should
generally respect and if necessary be
lowered towards the heritage features.”
(Para 6.2.51)

“Local districts have their own unique
cultural  activities, and physical and
historical characters. In redevelopment,
these activities and characters should be
retained and enhanced as much as
possible.” (Para 6.2.53)

The relationship of the
residential tower above shops
is of similar arrangement to the
approved development scheme
for the CDA. There is no
demonstrated effort to enhance
a suitable sefting or stepped
building height or measures
with respect to the heritage
features, as a result of the
about doubled development
intensity under the amendment.
The increased building height
and the intensified
development density will further
predominate and be out of
scale with Nam Koo Terrace.
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Figure 6. Photomontage showing the dominating and overlooking effect of the future residential tower
on Nam Koo Terrace. Left: the already large building bulk in the approved S$16 application of the CDA.
Right: the excessive building bulk in Amendment ltem B1.




5.9.2

5.98.3

5.9.4

595

5.9.6

5.10

5.10.1

It is considered that the development potential of the Site has already been
maximised in the CDA zoning which garners the plot ratio entitlement from
the previous low-rise low density Miu Kang Terrace and Hillside Terrace, and
the S16 approval, to incentivise the conservation work.

In MPC Paper No. No.Y/H5/8, the Urban Design and Landscape Section of
the Planning Department acknowledged that the more bulky building mass of
the amendment may reduce visual openness when viewed from Sik On
Street, Schooner Street and the Ship Street Garden, but does not refer to
any mitigation measure. It merely referred to the HKPSG Chapter 11
for measures to reduce the potential impact on Nam Koo Terrace.

In the same MPC Paper, the Planning Department's assessment explained
that the Site is situated on a higher platform than the “R(A)" sites along
Queen’s Road East, next to Sau Wa Fong which is a small neighbourhood,
in the predominant residential neighbourhood in Wan Chai South that is
zoned “R(A)", with the surrounding very tall Hopewell Centre and
Hopewell Centre Il. The explanation relates to the larger and taller context,
but does not discuss with respect to Nam Koo Terrace.

The NBA located at the northern corner does not have any frontage to
Nam Koo Terrace to the east, and is not an alleviation measure for
the significantly increased development density and building height in relation
to the historic building. Furthermore, the NBA induces pedestrian increase on
Sau Wa Fong that is contrary to the Explanatory Statement as discussed in
para 5.8 above, and St. Francis Street that has not been suitably accounted
or addressed as discussed in the following para 5.10.

Similar to the issue raised in para 5.3 above the "R(A)” zoning with
a new delineation of the site boundary with two street frontages "Class B" site
under the Building (Planning) Regulations, will in effect generally gain an
additional plot ratio of 1, benefit from a plot ratio greater than that of
the surrounding properties. Additionally, the stipulated plot ratio and
building height restrictions and the NBA restriction and setback requirement
benefit from possible minor relaxation under the Notes of the OZP that
would result in an even more substantial development at the site,
and is inappropriate.

The Proposed Open Space at the Site will promote the usage of
St. Francis Street that is underestimated and would worsen the existing
dire transport constraints on St. Francis Street that have not been addressed

The dire fransport constraints on St. Francis Street as a result of
the Proposed Open Space at the Site promoting its usage have not been
given due consideration in the supporting Traffic Impact Assessment of
S12A Application No.Y/H5/8 for rezoning Amendment Site B1 in terms of the
following aspects:
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Pedestrian traffic

The assessment assumes that there will be no pedestrian increase on
St. Francis Street as a result of the future development at the Site,
on the basis that “pedestrian will use alternative routing for access
to Queen's Road East because the walking environment of
St. Francis Street is undesirable i.e. steep and substandard footpath”.
The acknowledgment of the problematic pedestrian facilities on
St. Francis is not mitigated with any improvement proposal.

The assumption that 5% of the future pedestrian generation
and attraction will be distributed to Star Street is considered to
have been underestimated. Star Street connects  with
an Admiralty MTR Station exit, which is an-interchange station to
the Tsuen Wan Line, South Island Line and Sha Tin to Central Link;
closer than a Wan Chai MTR Station exit. It also offers
a different walking experience with weather protection and less hustle
bustle. These factors should contribute to a greater choice of
the Star Street route.

The Level of Service for the kerbs in the vicinity of St. Francis Street
in 2031 shows no difference under the scenario without
the future development at the Site and that also without
the planned developments in the vicinity. This cannot be true,
given the indicative development scheme of Amendment Site A with
a completion year of 2026.

The flow rate for the southern kerb of Star Street and Sau Wa Fong
adjacent to Hoover Tower 2 will increase in 2031. The southern kerb
of Star Street is estimated to have a deterioration in
its Level of Service from B to C. Increase of pedestrian usage
worsening the existing traffic constraints on St Francis Street
is not acceptable.

Vehicular traffic

V.

Vi.

vil.

There is no quantitative assessment of the existing or
resultant condition of St. Francis Street, or Star Street which is
where the two lay-bys supporting the future loading/ unloading
activities are located. The observations that the local road network
adjoining the Site was not heavily trafficked during AM and PM
peak hours are not adequate, especially in support of the significantly
increased development intensity of this amendment.

The assumption that the generated traffic will be travelling in the
local road network in the same proportions as the existing
traffic demands is inappropriate. There is less level change between
the Site and St. Francis Street, in comparison with other carriageways,
this is an important factor contributing to a greater choice of
St. Francis Street usage. Therefore the forecasted traffic generation
on St. Francis is considered to have been underestimated.

The assessment on the two lay-bys for loading/ unloading facilities on
Star Street is based on the current availability that has not taken into
account of the future development of Amendment Item A.
While there are the supplementary facilites at Hopewell Hotel,
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it is considered necessary to also assess their usage as which would
have implications on the traffic condition on St. Francis Street.

Barrier-free access

viil.

The barrier-free access between Sau Wa Fong and St. Francis Street
is around Hoover Tower 2. It is narrow and obscured with a 90 degree
turn (as illustrated in the bottom right photo in Figure 4). The resultant
increased usage of this path is not supported by any improvement to
its width, quality or universality. (This barrier-free access is
a right of way under the Deed of Partition with Memorial No. UB77730
applicable to the cluster of developments at Sau Wa Fong,
including part of the right of ways falling into Amendment Site B1.)

Regarding the use of the barrier-free access connecting Sau Wa Fong
with  St.  Francis  Street through  Amendment Site A,
first its implementation is subjected to a separate private initiative
in the future that is uncertain, second its capacity in serving
the pedestrians generated by this amendment in addition to
the planned patronage has not been demonstrated. In any case,
the problematic provisions for pedestrians, vehicular capacity and
universal access on St. Francis Street is yet to be fully addressed,

Other issues
X.

Xi.

The proposed refuse collection for the Site is by way of
the management office collecting and transferring to the Star Street
Refuse Collection Point by trolley, once per day normally off peak.
This will be via the existing barrier-free access around Hoover Tower 2,
likely to result in conflict with the pedestrians, and especially
elderly and disabled persons in terms of negotiating the use of
this narrow and obscured route, with poor hygiene and odour.
This is notwithstanding the Food and Environmental Hygiene
Department’'s no comment on the proposed method provided that
no environmental nuisance should be generated to the surroundings.
The assumption of the 68 no. residents additional to
the approved development at the Site is on the basis of the
significantly increased unit size (from about 54.5m? to 89.2m?) and
decreased average household size (from 2.3 to 2.1), despite of
the significantly increased domestic GFA by about 100%.
Accordingly, it is considered necessary to restrict
the maximum number of units at the Site, in consideration of
the potential traffic impact on St. Francis Street.
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5.10.2

5.11

5.11.1

5.11.2

6.1

6.1.1

Therefore  Amendment Item B1 has not proactively provided
more Dbarrier-free access or enhanced the universal design for
the convenience of the public of different age and ability or disability
at the western part of Sau Wa Fong. Also it has not included
any mitigation measures in response to the existing or future traffic problems
on St. Francis Street. This is disproportionate to the about doubled
development intensity of the amendment. This is also contrary to
the HKSAR Government's commitment and policy to providing access for all,
under the United Nations Convention on the Rights of Persons with Disability,
Disability Discrimination Ordinance and Chapter 8 of the HKPSG.

The intrinsic limitations to provide the necessary mitigation measures that
would result in cumulative adverse impact on the neighbourhood

The affected "R(C)" site in conjunction with that under Amendment ltem A
represent about a third of the existing “R(C)" low-rise low density development
stock in Sau Wa Fong. The amendment with the Proposed Open Space
connecting with Sau Wa Fong to the west would be detrimental to
the tranquil environment of the area.

St. Francis Street, which the Proposed Open Space connects with through
Sau Wa Fong, is intrinsically restricted in its pedestrian and vehicular facilities
and universal access. This amendment about doubled
the development intensity at the Site but without improvements to
the barrier-free access or enhancement to the universal access at
the western part of Sau Wa Fong falls short in its planning /public gain.
This is especially the case for the future development of the Site with
the vision to become the district node in Wan Chai South, and an exemplar of
compact high density sustainable development with improved livability.

The Amendment Proposed to the Draft Plan

Outline of the proposed amendments

The amendments proposed to the Draft Plan include the following, and
each is elaborated in the paragraphs that follow:

i. Reversion to the original respective zonings.

ii. Reduction of the permitted plot ratio and building height for
the respective Amendment ltems.

ii. Deferment of the new zonings taking effect,
until the problematic pedestrian and vehicular facilities and the universal
access on St. Francis Street are resolved given that improvement works
is considered to be feasible.
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6.2

6.2.1

6.3

6.3.1

Reversion to the original respective zonings

The zonings at the respective Amendment Sites A and B1 and their pertinent
Notes and Explanatory Statement are proposed to be reverted to
that included in the original OZP No.S/H5/31, to protect
the tranquil environment of Sau Wa Fong in accordance with
the Explanatory Statement of the OZP.

Reduction of the permitted plot ratio and building height for the respective
Amendment Items

Should the proposed amendment to revert to the original zoning discussed in
para 6.2 not be supported by the TPB, the permitted plot ratio and
building height of the respective Amendment Items are proposed to be
reduced. The objective is to protect the tranquil environment of Sau Wa Fong
and form a gradation with Nam Koo Terrace. The proposed amendments
facilitating a notional increase generally pro rata to the plot ratio change,
are summarised in Table 3, and shown on an extract of the Draft OZP and
the relevant clauses in the Notes in Figure 7. (The Explanatory Statement of
the Draft OZP is also to be amended as appropriate.)

Table 3 The proposed amendments to the development parameters for
the respective Amendment Iltems

Amendment ltem A Amendment Item B1

Plot ratio Sub-area (a): from B(P)R | From B(P)Rto 6
restriction to 6

Sub-area (b): no change

Building height | Sub-area (a): from | Residential  tower.  from
restriction 110mPD to 70mPD 120mPD to 100mPD

Sub-area (b): no change Nam Koo Terrace: no
change

Unit number 130 205
restriction

6.3.2

6.3.3

The clauses for possible minor relaxation of the plot ratio, building height
restriction, NBA and setback are proposed to exclude their applications
on both the “R(A)9" and "OU (Residential Development with Historic Building
Preserved)” zonings.

A new clause to restrict the maximum number of units is proposed to

be included for the respective “R(A)9” and “OU (Residential Development with
Historic Building Preserved)” zonings.
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Figure 7a. Proposed amendments of the Representation,
No.S/H5/32

shown on an extract of the Draft Wan Chai OZP
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9)

(13)

(14)

(15)

(7)

(8)

RESIDENTIAL (GROUP A)

Remarks

On land designated “Residential (Group A)9”, 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 plot ratio and/or building heights specified below, or the plot
ratio and height of the existing building, whichever is the greater:

ub-area Development Restriction(s)
Sub-area (a) a maximum plot ratio of 5.0 and a maximum building height of
12 storeys
Sub-area (b) a maximum building height of 110 metres above Principal Datum
Single development or a maximum plot ratio of 6.0 and a maximum building height of
redevelopment covering +H-6-70 metres above Principal Datum

both sub-areas (a) and (b)

Based on the individual merits of a development or redevelopment proposal, minor relaxation of the
building height restrictions stated in paragraphs (1) and €99 (8) above, pletratie-restrietion-stated-n
paragraph-(O-abeve, and any reduction in the gross floor area provided for Government, institution or
community facilities stated in paragraphs (4) to (7) above, may be considered by the Town Planning
Board on application under section 16 of the Town Planning Ordinance.

Under exceptional circumstances, for a development or redevelopment proposal, minor relaxation of
the non-building area restriction as stipulated on the Plan and the setback requirements stated in
paragraphs (11) and (12) above may be considered by the Town Planning Board on application under
section 16 of the Town Planning Ordinance. This is with the exception of and does not apply to
“Residential (Group A)9”

On land designated “Residential (Group A)9”, 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 130 number of units.

OTHER SPECIFIED USES

« . . . . . . . P l

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 a maximum pot ratio
of 6 or the plot ratio of the existing building, whichever is greater.

No new development, or addition, alteration and/or modification to or redevelopment of an existing
building skall result ina tatal development and/or redevelopment in excess of 205 number of units.

Figure 7b. Proposed amendments of the Representation to the Notes of the Draft Wan Chai OZP
No.S/H5/32



6.4

6.4.1

Deferment of the new zonings taking effect

Upon the TPB agreement to the abovementioned reduced plot ratio
and building height for the respective Amendment Items in para 6.3,
the new zonings will only take effect when the existing inadequate pedestrian
and vehicular facilites and the universal access at St. Francis Street
are improved. The proposed pre-conditions for the respective developers
are outlined in Table 4. This is given improvement works are considered
to be feasible.

Table 4 The proposed pre-conditions for the respective developers prior to

the new zonings taking effect, and their considerations

Amendment ltem A

Amendment Item B1

Pre- i. Proposal to resolve the |i. Proposal to enhance the
conditions for pedestrian and vehicular barrier-free access for
developers facilities and the universal universal access between
access at St Francis Sau Wa Fong and St
Street between Francis Street around

Amendment Site A and
Queens Road East, to the
satisfaction of relevant
Government departments.
The proposal is to be
accompanied by an
undertaking to construct,
and complete the
construction works to the
satisfaction of relevant
Government departments

Hoover Tower 2 and the
Sau Wa Fong stairs.

ii. Proposal to resolve the

pedestrian and vehicular
facilities and the universal
access at St Francis
Street between the Sau
Wa Fong stairs and Star
Street, to the satisfaction
of relevant Government
departments.

no later  than  the | iii. The proposals are to be
occupation of the future accompanied by an
development at undertaking to construct,
Amendment Site A. and complete the
ii. Undertaking to construct construction works no

the turntable at the front
setback area.

Undertaking to include
suitable clauses in the
future Deeds of Mutual
Covenant, to provide for
ongoing maintenance and
management  of  the
barrier-free  access and
turntable.

later than the occupation
of the future development
at Amendment Site B1.
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6.4.2

6.4.3

Consideration | Improvement works in form | Improvement  works is
of a footbridge over St | considered to be feasible.
Francis Street is considered | There is ample space
to be feasible as discussed | available, and the
in para 6.4.2 and 6.4.3. entittement to the right of
way under the Deed of
Partition with Memorial No.
UB77730 shared with the
right of way falling into
Amendment Site B1.

Footbridge over St. Francis Street at Amendment Site A

At the Representer's property at No. 3, 5, 7 St Francis Street and
61 Queen's Road East, the construction works are at the final stages
for completion. At the non-domestic podium, the lower two floors will be
dedicated to the establishment of a digital art museum,
the “Queen’s Museum”, for the public on free admission, to promote arts and
culture in Hong Kong.

The Representer has a genuine good faith intention of linking
the development projects in the vicinity for wider public benefit,
including through promotion of cultural heritage and arts, as well as
barrier-free access to a greater extent. This is by way of a footbridge over
St Francis Street, connecting the Queen’s Museum at
the Representer's property with the art facilities in the indicative
development scheme at Amendment Site A. This will complete
the currently incontinuous pedestrian linkage on St. Francis Street,
and provide a universal access between Queen's Road East and
Sau Wa Fong. This footbridge solution is illustrated in a diagrammatic plan in
Figure 8, and a walkthrough video available by scanning the QR code below.
(The applicants of S12A Application No.Y/H5/7 have not engaged
in discussions relating to the footbridge solution previously proposed in
the public comment to the S12A Application.)
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Queen’s Road East entry, for Queen’s Road East

lift to the footbridge level

Footbridge Amendment Site A at
over ! No.8-12 St. Francis Street
| i | St. Francis Lift between
Queen's | Street footbridge level
' |Museum and Sau Wa Fong
3 L= ) ] "" -
= # e lley _]r—ﬁm- =y ] : Proposed Art Facilities ] uc_’
| : _I' E —4 : Lﬁ.l’ L i P -y (] ‘g"
s ] 4 >q = Gt 7] s
Representer’s o > ' ] ] @
property at No. 3-7 = _ / | S— 3
St Francis Street, 61 0 { L § ; ,’
Queen’s Road East g 7 \ |
© beerepts — J
L
-
]

Figure 8. Diagrammatic plan indicating the envisaged footbridge over St. Francis Street, completing a
comprehensive barrier-free and extensive pedestrian network between Queen’s Road East and Sau Wa

Fong.

QR Code for scanning : A walkthrough video of the
footbridge, from the Queen’s Road East entry of the
Representer’'s property to the envisaged footbridge over St.
Francis Street for connection to Amendment Site A.




7.1

7.2

7.3

7.4

Conclusion

The Amendment Items, specifically their respective barrier-free access and
Proposed Open Space, will change the tranquil environment of Sau Wa Fong
that is considered important for preservation under the Explanatory Statement
for the “R(C)” zoning of the OZP. The intensified development density is
considered excessive, also in terms of urban design considerations in
the relationship with the low-rise low density "R(C)" cluster and Nam Koo
Terrace.

At the same time, the barrier-free access and Proposed Open Space will
induce additional traffic on St. Francis Street. The existing street facilities for
the pedestrians, elderly and disabled persons are inadequate to cater for
the significant increase in residents and visitors.

The magnitude of the development intensification is not supported by
proportional planning/ public gain in form of transport mitigation and/ or
improvement measures, resulting in traffic  hazards that have
not been properly resolved, especially for persons with disability.
The MPC did not address any of the pedestrian safety issues which
were not thought to be of any prime importance and were given little weight.
It is irresponsible for the TPB in carrying out its functions in accordance with
S3 of the Town Planning Ordinance, to promote an increase in
development density while the potential traffic impact, public safety issues
and general public amenity on the surrounding road networks will
all be adversely affected as a result of the future development at
the Amendment Sites.

The TPB's favourable consideration of this Representation is sought,

in accepting the reasons for the concern on Amendment ltems A and B1 of
the Draft OZP and the proposed amendments.
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; Public Comment - Broad Develapment Parematers of tha Indicative
{ ! Devefopment nt St Francls Streat
o 16052023 1358 ~r/}l1/'-?

1 'l b !l’l A A® b v o

1 atachment

A

s
Broad Covelopmant [ 1he Indticalive Dy

P a1 5t Franeds Streol pat

Oear Sir/madam,

Please find the supplementary PDF version with diagrams of public comments submitted
through website,

With regards

Louis Hou
Chief Fxecutive Officer

nu!niue Ii Thi ill‘z IHKI Foundation tlrnitin

I Ugent ! Retern Receipt Roouosied 1 Sign () Enceppt L] Mack Sutject Resirited (] Expand peraoralipabl

Broad Davel P of the Ind De
Allacatfon No, Y/HS/7
Public Comments
Identity: Dialogue In The Dark {HK) Foundation Limited
Focus: Disabllity Inclusion and accessibility
Name of responsible person: Louls HOU Chung Ming, CEQ, of Dialegue In The Dark (HK)
Foundaticn Limited; CHONG Chan-yav, Board Direclor, Dlalogue in the Dark [HK) Foundation
Uimited
Matter of concern: Accessibilily problem lor People with Disabilites to the site and  a
praposed lootbridge connecting the subject site to the oppasite developrent (i.e. Queen’s
Museurn at No. 3,5,7 St. Francis Street as Solution)
Itis noted a development proposal In respect of allocation No. Y/H5/7 Is inviting public
6 comments. As an NGO locusing on Hng Inclusion and bility for People with
i Disabilities (PWDs), we are submitting opinlons specitically regarding accessibllity for PWOs

P Froposal In Respect of

Current status

The fallowing points of concerns are based on onsite inspection and reference to the Design

HManual: Barrler Free Access 2008 (2021 Edltlon) and physical site visit of St Francis Steeet.

1. The Site proposes an elevator to reach St Francis Street as entrance and exil. The St
Francis Street is not a disabllity friendly slope{see Dlagram 1). According to best practices,
the slope ratic between 1:20{5%) to 1.15{6.7%) is recommended in Lhe Design Manuai.
Steep Inclines can put a wheelchair In danger to tipping backwards or forwards, By simple
observation we are sure that the slope of 5t. Francis Street is far steepar, which means
wheelchalr users are basically prohibited to access to the site,

Dlogram 1 - St. Francis Street



There I3 no propes road-crossing facility along 1. Francis Street, We would like to
specifically point out that at the east side of the street, where the elevator opens, there Is
even no direct path to Queen's Road East a5 Tal Tung House has blocked the pathway. (see
Diagram 2 and 3) Padesirans are forced o walk across the street to the west side, There
are stalrcases on the pavement which s a very narcow walkway. Wheelchalr sccess is
\mpossible. There Is no audible trafic light signals to assist people with visual Impalrment

Wheelehalr users may be tempted to down to Queen's Road East by the roadside which is
dangerous as cars may come up.

Diagrom 3 = No proper path from St. Francis Streel to Queen's Rood Eost

g!‘.

m

4
Communts

Asaworld clty, Hong Kong government has a commitmen
accessible for 2ll. Both the Convention on the Ai
China signed and made applicable to Hong ¥ang, and Hong Kong's Oisablilty Discrimination
Ordirance guaraniee PWDs' rights of access to physical facllities.
clear guldelines, With reference to the current accessibility proble
consider the lollowing solution,

1. Provide An accessible footbridge. from Quean's Road

Including Sau Wa Fang;
2. Avold the use of St. Francls Streel lor PAWDs'

Conclusion
Fram the perspective of soclal Incluslon and untversal accessibility,
footbridga from Sau wa Fong Lo Queen's Road East Is » feasible ol
development. IL will be equally convenlent 1o people with tealleys,
children alike. Hong Keng Is entering
maximize accessibility,

t and policy Lo make the city
ghts of persons with Disabliity (CRPD) Which

The Design Manual has
ms ol the design, we should

East to the upper pant of Waneha)

access 1o a new development

the proposal of bulitiing a
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Into an aged community, buildings should be required 10
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S L s e 15 L] Making Comment on Planning Application / Review
%%fﬁ%
Reference Number: 230721-101622-01985
HRAZFRHA

Deadline for submission: 21/07/2023

HRAZ H S R IRFE]

Date and time of submission: 21/07/2023 10:16:22

7 RIRT AL FR R A

The application no. to which the comment relates: Y/H5/7

MRER A MA/2T8

Name of person making this comment: $E4E Mr. Dominic Wong

BRHE

Details of the Comment : k

Objection to this application. Trying to use the turnaround circle to solve the potential traffic pro
blems arose from this application is totally unreasonable at all.

Reasons of objection.
L. Hugh pot‘ential increase in working class peoples in future, especially in peak hours,

2, No any effective way or plans of release traffic and pedestrian. They all will heavily Lely ont
he use of St Francis Street. They did nothing to plan the bridge across the St Francis Street. Eve
n no immature compromise or discussion with other neighour stake holder or other developers at
all. Seems just making a dream story for the said "footbridge" which the applicant mention in th |
e application papers. Integrity issue from applicant because she never start to plan for the footbri
dge. Never ask for cooperation from other stake holders.

3. More and more similar application over there will be coming if this application approved, Da
mage to the low density planning intention to "Sau WA Fong". .

. It is a common knowledge that no effective new ways from applicant for the future great incre
ase of working peoples in peak hours. Even some traffic consultants may manipulate the traffic f]
igures, which cannot replace a common sense that there will be significant overflows of pedestri

an.

[n sum, this application totally ignore its negative impact and social costs te‘the pubhc at all Ap
plicant just abuse the town planning procedures by 1epeatedly amend the application in order to

mislead the board that less and less objections from coming amendments. In order to hope that t
he public are losing their patience in this long "battle". On the contrary, the reality is that there a
re more and more objections of this applications.
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be

R BRI ER Making Comment on Planning Application / Review
BEER :

Reference Number: 230714-125844-60960 -

TEATIRHA %

Deadline for submission; 21/07/2023

PE3E H A R

Date and time of submission:

AR

The application no. to which the comment relates:

14/07/2023 12:58:44

Y/HS/7

FRERA | HRas

Name of person making this comment:

WL . F

. Details of the Commment :

&4 Mr. Dominic wong

The round table is totally useless and it take long time to turn one car which result in creating tra
|| Iffic jam m st Francis street. Unrealistic solution at all,

¥ o4 AP J N S R S, Y [ o Y | SR | IIRAAMA 4 aAPA AL FAn A e
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st IR G Z B 5 UL Making Comment on Planning Application / Review

SE IR
Reference Number: 230721-094100-66472

R 21/07/2023

- Deadline for submission:

1RAT H B 21/07/2023 09:41:00

Date and time of submission:’

19 BRI B i AR Y/H5/7

The application no. ta which the comment relates:

MRERA Ma/a%E . 454 Mr. Jason Peng

Name of person making this comment:

BRI

Details of the Comment :

It is non-sense to use such a turnaround circle, in order to improve the traffic flow because the es
timated time for each turnaround may be more than one minute and will results in long waiting |
ine behind. It can not help to release the traffic jam at all. It is foresee that the once this applicati

n approved , the future significance increase of working class residents will be inevitable using
St Francis street to go to Queens Road East for convenience putpose.

Besides, in case this application approved, there will be more coming similar applications at the
said site surrounding area, [ see no reasons the later similar applications can be rejected if this ap
lication approved. There will be disaster situation at Sau Wa Fong area afterwards.
he planning department's and public's "low density vision" of Sau Wa Fong will no longer exis
ed anymore. . '




SUAG S 2 5 L Making Comment on Planning Application / Review

SRR

Reference Numhiar: 230721-105813-63189

TR PRI 21/07/2023

Deadline for submission:

AT H S R A 1]

Date and time of submission: 21/07/2023 10:58:13

A BRI B e Rt Y/H5/7

The application no. to which the comment relates:

TIRREELA ) MEAL/AGHE

Name of person making this commient: RAMrs. pang man ki

R
Details of the Comment :

(PR — (B, SFCHILL #raFRElrelex, AR B BB 28—, LERIVNVERTER
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1 2 5L Making Comment on Planning Application / Review

S ]

iﬁﬁﬁ Nanibier , 230721-110504-29834
ﬁﬁiﬁ?ﬁa for submission: 21/07/2023

Eﬁé ?ﬁ )tjitjirta?f submission: 21/07/2023 11:05:04
A TE = S e

The application no. to which the comment relates:

TIREBEA | E2/IEHE

Name of person making this comment: /B Miss Lat Yan Vi

B REFH

Details of the. Comment :

GRZUE A
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Reference Number:

iil Making Comment on Planning Application / Review

230721-124714-71894

TR

Dendlinefof subinflssion: 21/07/2023

s ) H R

Date and time of submission: . 21/07/2023 12:47:14

A BRET AR 5 R R0

The application no. to which the comment relates: LHI

TR MRETE

Name of person making this comment: JE4 Mr. Ho Wil Lemg

R |
Details of the Comment ; ' -
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SR

Reference Number:

230721-011933-92179

TRITFRA

Deadline for submission: 21/07/2023

#R3X A s

Date and time of submission: 21/07/2023 01:19:33

7 TR AR PR S AR —
The application no. to which the comment relates:
TRERA H2/EH8 -
Name of person making this comment: Seke Mr. BT

EREH

Details of the Comment :
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gy AR S s 20 A L Making Comment on Planning Application / Review

| 2R : ‘
e Siunibars , 230721-124714-71894.

AR ' 21/07/2023

Deadline for submission:

TR A A R 21/07/2023 12:47:14

Date and time of submission:

el R —

The application no. to which the comment relates:

3 ;ﬁ%ﬁﬁA . ﬁ%fﬁ*ﬁ : 5%& Mr. Ho Wal Leung

Name of person making this comment:

BREAFR
Details of the Comment :
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Joi

sﬁﬁﬁﬁ$§§lﬁﬁa‘ﬁ-ﬂj’§ﬁ, Making Comment on Planmnv Application / Review
SRR

Reference Number:

230721-164929-06324

FRACTRAR

Deadline for submission: 21/07/2023

. %ﬁaﬁgﬁﬁﬁ ok 21/07/2023 16:49:29
| Date and time of submission: ,
AN —
The application no. to which the comment relates:
r : ' '
PRELA ) A/ 208 o fade Mr. Ken

( Name of person making this comment:

BRFH

Details of the Comment :

As a concerned resident of our beloved community, I wish to express my strong objecnons to th
e proposed development of our historic area.

Preserving the history and character of our neighborhoods is crucial for our sense of identity and
continuity. The area is a living testament to our shared past and a cultural asset that should be va
lued and protected.

Firstly, the unique architectural heritage in 3551} serves as an irreplaceable connection to our p
fast and is a source of pride for our community. Each building, with its distinctive style and stor

y, contributes to the area's character. The proposed development risks destroying these heritage sf
ites, leaving a void that cannot be filled by modermn structures.

Secondly, the potential increase in traffic and noise levels due to the proposed devclopment coul
d disturb the tranquility of our community. The charm of our neighborhood lies in its quiet street
s and relaxed pace of life, which would inevitably be disrupted by the influx of new residents an
d business activities.

Finally, the proposed development could lead to a rise in property prices, potentially driving out
long-time residents who may be unable to afford the increased cost of living, This would not onl
y result in a loss of community spirit, but also contribute to the growing problem of gentrificatio
n. .

In conclusion, while development and progress are often beneficial, they should not come at the
expense of our cultural heritage and community fabric. I strongly urge the relevant authorities to
reconsider the proposed development and to seck alternative solutions that respect and preserve 1
! he unique character of our historic area.
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B eh 5/ AR B R Making Com —— Planning Application / Review
BRI

Reference Number:

PRTIRIA

Deadline for submission:

230721-234846-90866

21/07/2023

HE E R

| Date and time of submission: _2“07/2023 LG _

F BHETAR B R R RS

The application no. to which the comment relates: XimsT

FIEERA L /A0 , 44 Mr. Shuda

Name of person making this comment:

R

Details of the Comment :

In regard o this amendment, The applicant did nothing to communicate to the public or stake hol
ders surrounding the site. The applicant did not care at all the influence of this application upon t
he neighbor. We are a little bit upset on the attitude of the applicant.
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