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Written Representation in relation to Amendment Iltem 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 Iltem 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 ltem A. The Representer's view on Amendment ltem A 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 Iltem 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 Iltem 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 Item 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 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
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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 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

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”).

E i f T
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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

1.21

12:2

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 ltem 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 ltem 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

| 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).

e

&

WIF Nav 2021

Figure 2.1 Site Location Plan
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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

Vil

Figure 2.2 Ektract of Approved Wan Chai OZP No. Sf.l:l.5f31

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.

Wirritten Representation



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

3 APPROVED S12A APPLICATION NO. Y/H5/7

3.1 The Redevelopment Proposal under the S12A Application

3.1.1 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.

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

3.2  Approval of the S12A Application

3.2.1 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.

3.2.2 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.

3.2.3 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 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

41

4.1.2

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 141m2. 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

Representation Site
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Figure 4.1 Access to Sau Wa Fong (i)

Narrow]

Figure 4.2 Access to Sau Wa Fong (ii
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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

422

4.2.3

4.3

431

432

4.3.3

4.3.4

4.3.5

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

 ST. FRANCISWYARD

T &

Figure 4.3 Less Seep Section of St. Francis Street near St. Francis Yard

e

Figure 4.4 Star Street
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Written Representation in relation to Amendment ltem 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

441

4.4.2

4.5

451

4.6

4.6.1

4.7

4.7.1

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 Item 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 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

4.8

4.8.1

4.9

4.91

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

As mentioned in Section 3, Amendment Item 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, traffic, 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 Iltem 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 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

5 SUMMARY AND CONCLUSION

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

*  Amendment Iltem 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 Iltem 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 Item 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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