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MPC Paper No. 1/13

For Consideration by the
Metro Planning Committee
on 25.1.2013

Further Consideration of the Revised Planning Brief for
the Urban Renewal Authority Staunton Street/Wing Lee Street Development Scheme

Purpose

This paper is to:

(@ report to the Metro Planning Committee (MPC) the results of the consultation with
the Central and Western District Council (C&WDC) on the revised planning brief
(PB) for the Urban Renewal Authority (URA) Staunton Street/Wing Lee Street
Development Scheme (H19); and

(b) seek Members’ endorsement of the revised PB at Attachment | for providing
guidance for future development at the site.

Background

2.1 On 21.9.2012, MPC considered the revised PB for the site and agreed that it was
suitable for consultation with the C&WDC. The amendments were mainly
related to exclusion of Site A, to make reference to the latest scheme of Sites B
and C, and to reflect the latest planning consideration. A copy of the MPC Paper
No. 8/12 and relevant extract of the minutes of the MPC meeting are at
Attachments Il and 111 respectively. Annex Il of Attachment Il shows the
location of Sites A, B and C.

2.2 The proposed uses and major development parameters for the site as set out in the
revised PB are summarized as follows:

Site Area

Gross Site Area; about 1,997m?

Net Site Area: about 1,285m?
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Proposed Use Residential/Commercial/Public Open Space

Maximum Gross | 6,117m? (equivalent to a plot ratio (PR) of about 4.76
Floor Area (GFA) based on the net site area)

Maximum Building | 1220mPD (main roof level)

Height (BH)
Open Space | Public open space (POS) of not less than 474m2 shall be
Provision provided (including not less than 390m2 uncovered POS)

2.3 The Food, Environment, Hygiene & Works Committee (FEHWC) of the C&WDC
was consulted on 18.10.2012. A copy of the relevant extract of minutes of the
meeting of the FEHWC is attached at Attachment V.

C&WDC'’s Views on the Revised PB

In general, the C&WDC had no adverse comment on the revised PB but expressed a
number of concerns mainly on the development intensity of the proposed development,
provision of POS and preservation of Site C.  Their views are summarized as follows:

Development Intensity and BH
(@ while the C&WDC noted that the PR and BH had been significantly reduced, there
was view that the development intensity and BH should be further reduced;

Open Space Provision
(b) the POS should be open to the public 24 hours a day instead of “at reasonable
hours” as stated in the revised PB,;

(c) the maintenance of POS should not be a burden to future residents;

Pedestrian Connections
(d) Dbarrier-free access should in any case be provided rather than only “if practicable”
as stated in the revised PB,;

(e) there should be control on preservation of existing street fabric of the area;

Urban Design & Landscaping Considerations
(f) the intention to preserve Shing Wong Street to prevent it from being built-over




should be clearly stated;

(g) there should be mechanism to ensure the design and landscape requirements be
carried out and there should be criteria for assessing the requirements;

(h) the minimum requirement for green coverage should increase from 20% to 30%;
and

Site C
(i) URA should work closely with the owners in preserving the ambience and
tenement buildings at Site C.

Planning Department’s Responses to C&WDC’s Views on the Revised PB
(Attachment I)

Development Intensity and BH

4.1  The maximum PR and BH under the current PB is 8 and 150mPD respectively.
URA has suggested to reduce the PR and BH upon designing the development
scheme. In considering URA’s application on 19.3.2010, MPC agreed that the
development parameters and layout for Sites B and C (i.e. a 13-storey/90.77mPD
and a 20-storey/119.55mPD residential block with lower floors accommodating
commercial/retail uses with a total GFA of 6,117m?) were acceptable.

4.2  The PR of 4.76 (based on the maximum GFA of 6,117m? and net site area of
1,285m?) suggested under the revised PB (ltem 1(c) of Section B) is already
below the permissible intensity under Building (Planning) Regulations (B(P)R).
In terms of height, while the maximum BH is reduced from 150mPD to 120mPD
(Item 1(d) of Section B), a stepped height profile along Shing Wong Street has to
be created to respect the stepped street ambience. The proposed development
parameters are considered compatible with the development intensity and height
of buildings in the surrounding area.

Open Space Provision

4.3  The requirement to provide a POS of not less than 474m2 is specified in the
revised PB. URA has agreed, at its own cost, to take up the management and
maintenance responsibilities of the POS, and the POS should be open to public
free of charge. This arrangement has been stated in the revised PB (Item 2(a) of
Section B).




4.4

To allow flexibility in the detailed design of the POS while retaining appropriate
control over the opening hours, it is stated in the revised PB that the POS should
open “at reasonable hours” (Item 2(a) of Section B). Given that the subject site
is located in a residential neighbourhood, the opening hours of the POS will need
to take into account issues like the security and safety concerns of local residents
and the facilities to be provided thereon. The opening hours, management and
maintenance responsibilities of the POS to be borne by URA should be decided in
land processing stage and governed/enforced through the land lease conditions.

Pedestrian Connections

4.5

4.6

Regarding the street fabric, as stated in the revised PB (Items 3(b) and 4(a) of
Section B), the applicant is required to enhance the pedestrian facilities and
circulation, as well as to respect the existing routes as far as possible.

However, given the need to maintain a vibrant street frontage and to preserve
existing distinct stepped streets character of the area, it might not be feasible
and/or desirable to incorporate barrier-free design compulsorily to all the
pedestrian networks. Instead, initiatives for barrier-free design is encouraged
whenever practicable (Item 3(b) of Section B).

Urban Design & Landscaping Considerations

4.7

4.8

4.9

The statement related to preservation of Shing Wong Street was proposed to delete
as a result of the exclusion of Site A including Shing Wong Street. However, in
view of DC Members’ concern, a footnote is proposed in Item 4(a) of Section B of
the revised PB, stating that the Shing Wong Street must be preserved and no
structure is allowed to build over Shing Wong Street, though Shing Wong Street
falls outside the boundary of the development scheme.

The PB is intended to provide broad planning and urban design framework for
URA to prepare MLP for consideration by the relevant Government departments.
Relevant departments would assess the detailed design upon the MLP submission.
Besides, the proposed development will also be subject to scrutiny upon building
plans submission.

According to the Sustainable Buildings Design (SBD) Guidelines (APP-152)
promulgated by the Buildings Department in April 2011, new building
developments with site areas of 1,000m2 or more are required to meet a minimum
greening requirement of some 20%. For sites of two hectares or above, a
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minimum greenery coverage of 30% would be required. The stipulation of a
minimum 20% green coverage under ltem 4(d) of Section B of the revised PB is
therefore in line with the SBD Guidelines given that the gross site area is of
1,997m2, Furthermore, URA has been required to optimize greening
opportunities in the developments wherever possible (Item 4(d) of Section B).

The URA Staunton Street/Wing Lee Street project was first made known to the
public in 1998 and the Development Scheme Plan (DSP) had gone through a due
statutory planning process of plan exhibition and public consultation since its first
gazettal in 2003. In view of the unique circumstances, both MPC and the Board
had discussed this project in detail at various meetings. While the Board had
decided to excise Site A from the DSP for preservation purpose, the Board in
considering the representations asking to excise Site C in January 2012 had fully
deliberated relevant considerations and confirmed that Site C should be
maintained within the DSP as part of the comprehensive development scheme.
The planning intention of the “Comprehensive Development Area” zone for the
area is to achieve environmental improvement through comprehensive
redevelopment, restructuring the street pattern, promoting efficient land use and
providing community facilities/POS.

5. Planning Department’s Views

5.1

5.2

5.3

Based on the assessments in paragraph 4 above, it is recommended that the
revised PB which was considered by MPC on 21.9.2012 be further amended by
adding a footnote stating that the Shing Wong Street must be preserved and no
structure is allowed to build over Shing Wong Street. The proposed amendment
is highlighted (with additions in bold and italics and deletions erossed—out) in
Attachment I.

Given that the requirements in the revised PB have generally covered other issues
raised by FEHWC of the C&WDC, no other amendments is considered necessary.
Members are invited to take note of C&WDC'’s views. The C&WDC will be
further consulted on the development proposal at the MLP submission stage.

Subject to the endorsement of the revised PB by MPC, the PB will be passed to
URA to provide guidance for the future development and serve as a reference for
the submission of planning application for the site.



6. Decision Sought

Members are invited to:

@ note the views of the C&WDC as summarized in paragraph 3 above and detailed
in Attachment 1V; and

(b) endorse the revised PB at Attachment I.

7. Attachment

Attachment | Revised PB for the URA Staunton Street/Wing Lee Street
Development Scheme

- Plan1 Location Plan
- Plan2 Site Plan
- Plan3 Streets/Lanes Excluded from Site Area
Calculation
- Plans4 &5 Site Photos
Attachment 11 MPC Paper No. 8/12
Attachment Il Extract of the Minutes of the MPC Meeting held on 21.9.2012

Attachment IV Extract of the Minutes of the FEHWC of the C&WDC meeting held
on 18.10.2012

PLANNING DEPARTMENT
JANUARY 2013



Attachment I of

ENDORSED
REVISED PLANNING BRIEF FOR THE

MPC Paper No. 1/13

URBAN RENEWAL AUTHORITY

DEVELOPMENT SCHEME AT
STAUNTON STREET / WING LEE STREET

HONG KONG

2
S
=]
T
),

PLANNING DEPARTMENT ||

JANUARY 2013



REVISED PLANNING BRIEF FOR THE
URBAN RENEWAL AUTHORITY DEVELOPMENT SCHEME AT
STAUNTON STREET/WING LEE STREET (H19)
(ENDORSED BY THE TOWN PLANNING BOARD ON 25.1.2013)

Backaground I nfor mation

ltem Particulars Remarks

Location The Development Scheme Area (the Area), | Plans 1 and 2
comprising two major portions, is
generally bounded by Staunton Street,
Shing Wong Street, Wa In Fong East and
Aberdeen Street.

A number of internal streets are located
within the Area including Wa In Fong
West, part of Wa In Fong East and Chung
Wo Lane.

Zoning The Area is zoned “Comprehensive | Plan 1
Development Area” (“CDA”) on the
Approved Urban Renewal Authority
(URA) Staunton Street/Wing Lee Street
Development Scheme Plan No.
S/H3/URA1/4.

A Master Layout Plan (MLP) should be
submitted to the Town Planning Board for
consideration.

General Condition | The Area is pre-dominantly residential in
of the Area nature with a few retail shops on the
ground floor of the existing properties.

Although renovation works have been
carried out by some owners on their
properties within the Area, many of the
existing buildings are still in deteriorating
or poor conditions.

Some of the buildings have illegal
extensions, and the internal services lanes
are narrow with poor environmental and
hygiene conditions.




B. Planning Par ameters

tem

Particulars

Remarks

1. Major Development
Parameters

a) Site Area

b) Proposed Use

¢) Maximum Gross
Floor Area (GFA)

d) Maximum Building
Height

Gross Site Area: about 1,997m?

Net Site Area: about 1,285m?

(excluding the respective sections of
Chung Wo Lane, Wa In Fong East, Wa In
Fong West and other existing services
lanes within the Scheme boundary)

Residential/Commercial/Public Open
Space

6,117m?2 (equivalent to a PR of about 4.76
based on the net site area)

120mPD (main roof level)

Plan 3

Subject to verification upon
setting out of the site

Commercial uses and GIC
facilities, if any, are
accountable for GFA
calculation.

In complying with the height
restriction, the principles of not
intruding into the 20% building
free zone below the ridgelines
when viewed from the vantage
point at the West Kowloon
Cultural and Arts District and
not reducing the water surface
of Victoria Harbour when
viewed from the Lion Pavilion
at Victoria Peak should be
strictly adhered to. The height
of the development should
respect the character of the
neighbourhood and be
compatible with its
surrounding area.

The building heights of the
residential  towers abutting
Shing Wong Street should be
arranged in a stepped building
height profile.

The proposed building heights
are subject to verification by a
Visual Impact Assessment




[tem Particulars Remarks
(VIA). Minor relaxation of the
height restriction may be
allowed subject to strong
justifications.
2. Open Space
Provision

a) Public Open Space

Public open space (POS) of not less than
474m? shall be provided (including not
less than 390m2 uncovered POS).

Appropriate configuration and
adequate frontage/connection
onto public streets should be
incorporated into the overall
design of the POS.

The URA shall at its own cost
take up the management and
maintenance responsibilities of
the POS.

The POS should be open to the
public free of charge at
reasonable hours.

b) Private Open Space

Not less than 1m? per person private local
open space (LOS) for residents of the Area
should be provided.

3. Transport
Requirements

a) Lane Closure/
Diversion

b) Pedestrian Facilities
and Circulation

A Traffic Impact Assessment (TIA) should
be prepared and submitted as part of the
MLP  submission at the planning
application stage to the satisfaction of
Transport Department (TD).

Some of the existing service lanes may be
extinguished.

Footpath along Staunton Street should be
widened, including a pavement set-back at
G/F to align with the adjacent
development, to the satisfaction of TD.

North-south pedestrian route (between
Caine Road and Staunton Street) should be
provided to the satisfaction of TD and/or

The TIA should take into
account major proposed and
committed developments in the
surrounding areas.

Early arrangement should be
made with the Secretary for
Transport and Housing for
gazettal of the closure of
lanes/streets.

The  proposed  pedestrian
network should offer safe and
convenient routes for
pedestrians while respecting
the existing routes (e.g. to
Hollywood Road) within the
neighbourhood.

Barrier-free design should be

3




tem

Particulars

Remarks

Highways Department.

incorporated within the
pedestrian network to the site
if practicable.

c) Parking and
Loading/Unloading
Facilities

Provision should be justified by the TIA
and subject to the agreement of TD.
Reference should be made to the Hong
Kong Planning Standards & Guidelines
(HKPSG).

A joint public lay-by (with the adjacent
development) of about 35m in length
should be formed fronting Staunton Street
to the satisfaction of TD.

All transport facilities relevant
to the Development Scheme
should be properly planned
with  adequate  sightline/
manoeuvrability and
consideration to the future
potential developments around
the area.

4. Urban Design &

L andscaping
Considerations

a) Urban Design

The Development Scheme should take into
account the following wurban design
considerations, where appropriate:

- enhancing the pedestrian networks
between the POS and the adjoining
areas;

- respecting and being commensurate
in scale with the surrounding heritage
features/setting, and to preserve
views to the adjacent historic sites,
i.e. the Former Police Married
Quarters and the Bridges Street
Market;

- designing the street frontage along
Staunton Street with due regard to
the Dr. Sun Yat-sen Historical Trail
(Plan 2);

- preserving the views towards
Victoria Harbour from the Lion
Pavilion at Victoria Peak and the
ridgelines from the West Kowloon
Cultural and Arts District’s vantage
point and respecting local setting;

- minimizing the size and height of the
podium structure as far as possible;

- adopting a stepped building height
profile;

Reference should be made to
Chapters 4 and 11 of the
HKPSG and according to the
Director of Planning’s advice.

If the applicant wants to apply
for GFA concessions, the
applicant is required to follow
the  Sustainable  Building
Design  (SBD)  Guidelines
promulgated in the Practice
Notes for Authorized Persons,
Registered Structural
Engineers and  Registered
Geotechnical Engineers APP-
152 issued by the Building
Authority. The applicant is
encouraged to demonstrate that
the development complies with
the guidelines taking into
account local circumstances.

However, the applicant is
encouraged to maintain a
vibrant street frontage,

meanwhile to preserve existing
distinct character and align
with the existing frontage,
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Particulars

Remarks

- providing sensitive layout and
disposition to promote air ventilation
and avoiding adverse impact on
pedestrian wind environment;

- providing a minimum setback of 2m
from the lot boundary above 15m
measured from mean street level
abutting Aberdeen Street; and

- providing  sufficient  separation
between building blocks within the
Area and from those on adjoining
sites to promote visual permeability.

facing Shing Wong Street’, and
to preserve and revitalize 88-
90 Staunton Street to preserve
the local setting along Staunton
Street.

b) Air Ventilation
Aspect

c) Visual Aspect

d) Landscaping

An Air Ventilation Assessment (AVA)
should be carried out in accordance with
the Technical Circular on Air Ventilation
Assessment and submitted as part of the
MLP  submission at the planning
application stage.

A VIA should be prepared to demonstrate
the Dbuilding height and design of the
proposed development would minimize
any adverse impact on the surrounding
areas.

A Landscape Master Plan (LMP) should
be submitted as part of the MLP
submission at the planning application
stage, with the incorporation of the
following landscaping requirements:

- prepare a comprehensive landscape
proposal to promote greening and
soften the building mass;

In preparing the AVA,
reference should be made to
the Expert Evaluation for the
Sai Ying Pun & Sheung Wan
Area, in particular Aberdeen
Street which act as one of the
major north-south air paths.
The proposed layout and
building disposition on the

Area should be carefully
designed to promote air
ventilation.

In  preparing the VIA,
reference should be made to
the Town Planning Board
Guidelines on Submission of
VIA for Planning Applications
to the Town Planning Board.

In preparing the LMP, the
applicant is encouraged to
make reference to the Greening
Master Plan for Sheung Wan
published by the Government
in formulation of planting
theme and strategy.

Reference should be made to

! Shing Wong Street must be preserved and no structure is allowed to build over Shing Wong Street. To preserve existing
distinct character and align with the existing frontage facing Shing Wong Street, in determining the maximum GFA for
the site abutting Shing Wong Street, any floor space to be constructed or intended for use solely as green/amenity
features and plant rooms, provided that such use and facilities are ancillary and directly related to the always permitted

use, may be disregarded.

5
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Particulars

Remarks

- existing trees within the Area should
be preserved as far as possible;

- optimize greening opportunities in
the developments wherever possible.
Landscape planting at street level, on
podium/roofs and vertical greening
on facades should be provided,;

- introduce high quality streetscape
with tree planting and street
furniture, enhance the visual
connectivity amongst various activity
nodes, provide a friendly pedestrian
setting, and create a strong sense of
place; and

- a minimum coverage of 20% for
greening at the Area shall be adopted.
The greening can be at ground level,
podium, rooftop, etc. Minimum half
of the greening should be provided at
grade or levels easily accessible to
pedestrians (e.g. street level and/or
podium accessible to the public).

the Public Open Space in
Private Developments
Guidelines, as well as the
requirements and procedures
as stipulated in  Lands
Administration Office Practice
Note No. 7/2007 - “Tree
Preservation and Tree
Removal  Application  for
Building  Development in
Private Projects’.

Tree planting should be
maximized in the development
where practicable, particularly,
at street level and on podium
level.

5. Environmental and
Sewerage
Considerations

An Environmental Assessment (EA) and
Sewerage Impact Assessment (SIA) shall
be prepared and submitted as part of the
MLP  submission at the planning
application stage. It is required to address
the potential environmental impacts,
including traffic noise and emission
impact, associated with the proposed
development. Proposed  mitigation
measures should be incorporated as part of
the MLP submission to the satisfaction of
the Environmental Protection Department.

Site investigation should be conducted to
identify any land contamination at the site.
If land contamination is found, remedial
works should be undertaken to clean up
the site prior to any redevelopment works.

Relevant pollution control measures

For EA, reference should be
made to the relevant guidelines
and HKPSG. In the design and
disposition of the building
blocks, due regard should be
given to mitigate traffic noise
and emissions impact through
careful design and disposition
of the residential blocks or the
provision of other mitigation
measures to comply with the
relevant requirements

For SIA, reference should be
made to the Guidelines for
Estimating Sewage Flows for
Sewage Infrastructure
Planning.
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Particulars

Remarks

Relevant pollution control measures
should be implemented to minimize the
environmental impacts on the nearby
sensitive uses during construction.

6. Drainage
Consideration

A Drainage Impact Assessment shall be
prepared and submitted as part of the MLP
submission at the planning application
stage to the satisfaction of the Drainage
Services Department (DSD).

The existing public stormwater drains and
sewers in the catchment area as well as the
potential stormwater and sewage impacts
of the future development should be
studied, and any upgrading works should
be designed and constructed at the
developer’s cost to the satisfaction of the
DSD.

Reference should be made to
the relevant guidelines,
HKPSG and the DSD’s
Stormwater  Drainage and
Sewerage Manuals.

7. Geotechnical Aspect

The proposed site is partly within the Mid-
levels Scheduled Area and any works
within this Area are subject to additional
geotechnical controls. In particular, bulk
excavation shall not be carried out below
levels to be determined by the Building
Authority as required in  Building
(Construction) Regulation 21. This control
measure IS necessary to minimize
cumulative adverse effects of bulk
excavation on the stability of the hillside
generally.

Plan 1
Plan 2
Plan 3

| Plans4and 5

L ocation Plan

Site Plan

Streets/L anes Excluded from Site Area Calculation

Site Photos
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MPC Paper No. 8/12
For Consideration by the

‘Metro Planning Committee
on 21.9.2012

Draft Revised Planning Brief for

the Urban Renewal Authority Staunton Street/Wing Lee Street Development Scheme

1. Purpose

This paper is to seek:

(a)

(®)

Members’ comments on the draft revised planning brief (PB) for the Urban
Renewal Authority (URA) Staunton Street/Wing Lee Street Development Scheme
(H19) (Annex I); and

Members’ agreement that the draft revised PB at Ammex [ is suitable for
consultation with the Central and Western District Council (C&WDC).

2. The Site and Its Surroundings

2.1

2.2

The Development Scheme (Plan 1 in Annex I), with an area of about 1,997m?,
comprises 2 major portions generally bounded by Staunton Street, Shing Wong
Street, Wa In Fong East and Aberdeen Street. It is mostly occupied by buildings
of 3 to 6 storeys for residential use with shops and workshops on ground floor.
Although renovation works have been carried out by some owners, many of the
buildings are in deteriorating or poor conditions. Designated as “Comprehensive
Development Area” (“CDA™) on the Development Scheme Plan (DSP), a
mixed-use development including residential, commercial and open space is
envisaged. A Master Layout Plan (MLP) for the development of the scheme
area is required to be submitted to Town Planning Board (the Board) for

approval.

The surrounding area is predominately occupied by residential developments
(Plan 2 in Annex I). Two private developments, Dawning Height (141.9mPD)
and CentrePoint (138.4mPD), are located in between the two portions of the

scheme area. High-rise private developments located in the vicinity of the



3.

4.

-2

Scheme Area include CentreStage (162.6mPD), Casa Bella (181mPD), Albron
Court (168.1mPD) and Kam Kin Mansion (155.9mPD). Located to the north
across Staunton Street is the Former Police Married Quarters (FPMQ) on
Hollywood Road.

Land Aspect

According to the District Lands Officer/Hong Kong West & South, Lands Department
(DLO/HKW&S, LandsD), the lease restrictions of the Development Scheme Area are as

follows:

Site Lot No. Development
Restriction

88-90 Staunton Street, 2-10 |IL 21’74, IL 2984, 1L 3004 to IL | Virtually  unrestricted
Shing Wong Street, 8-13 {3010, IL 2994 R.P., IL 2995 R.P., |except offensive trade
Wa In Fong East and 2-16 |IL 2996 s.AR.P., IL 2998 R.P. to |clause

Wa In Fong West - |IL 3002 R.P. and IL 3015 R.P.

60-66 Staunton Street, 4-6 |IL 94 s.B, IL 94 s.H, IL 94 R.P. | Virtually unrestricted

Chung Wo Lane s.I, IL 94 s.D R.P. and IL 94 5s.G |except offensive trade
ss.4 R.P. clause and rate & range

clause

Adjoining Government Land (including the sitting-out area)

Background

4.1

4.2

The URA Staunton Street/Wing Lee Street DSP No. S/H3/URA1/2 covering Sites
A, B and C (Annex IT) was approved by the Chief Executive in Council (CE in C)
on 2.10.2007 under section 9(1)(a) of the Town Planning Ordinance (TPO). In
parallel, the‘PB was prepared to guide the development of the project and set out
the broad development parameters as reference. The C&WDC was consulted on
the PB on 13.9.2007. The PB was subsequently endorsed by the Board on
23.11.2007 (Annex IIT).

Based on the PB endorsed by the Board, URA on 26.3.2008 submitted the
planning application No. A/H3/381 for a proposed comprehensive residential and
commercial development in the Development Scheme Area at a plot ratio (PR) of
8. On 24.11.2008, to echo the Chief Executive’s Policy Address on revitalising
the FPMQ on Hollywood Road opposite the application site, URA announced a
revised plan with emphasis on heritage preservation. On 27.2.2009 URA

withdrew the application and submitted another application No. A/H3/387 with an




overall PR of 4.5. Three residential blocks of 6, 13 and 28 storeys were
proposed respectively for Sites A, B and C, with their lower floors
accommodating commercial/retail uses. On 29.1.2010, URA proposed to further
reduce the overall PR of the scheme to 3.9 by revising the development on Site C
to a 20-storey building. However, the public comments received on URA’s
revised proposal shared a common view that the tenement buildings at Wing Lee
Street (Site A) were historically valuable and deserved conservation. On
17.3.2010, URA further suggested an alternative approach to preserve the
tenement buildings at Wing Lee Street. URA also proposed the Board to
consider excising Site A from the DSP and rezoning it to an appropriate

conservation/preservation zoning while Sites B and C would remain in the DSP.

43  In considering URA’s application on 19.3.2010, MPC agreed that the preservation
of all the tenement buildings at Wing Lee Street (Site A) was the right direction,
and the development parameters and layout for Sites B and C (i.e. a 13-storey and
a 20-storey residential block with lower floors accommodating commercial/retail
uses with an overall PR of 4.76') were acceptable. The proposed scheme also
involved preservation and revitalization of two tenement buildings within Site B
at No. 88-90 Staunton Street. On 7..1.2011,' the Board considered the further
information submitted by URA and agreed that with the intention to preserve the
existing character and ambience of Wing Lee Street, the whole of Site A,
including Wing Lee Street and the Bridges Street Market, should be excised from
the DSP.

44 On 8.7.2011, the draft URA Staunton Street/Wing Lee Street DSP No.
S/H3/URA1/3, incorporating amendments mainly related to the excision of the
Wing Lee Street area and the Bridges Street Market site (Site A) from the DSP,
was exhibited under section 5 of the TPO. A total of 28 representations and §
comments to the DSP and OZP were received. On 17.1.2012, after giving
consideration to the representations and comments,’the Board decided not to
propose any amendment to the DSP to meet the representations. On 8.5.2012,
the draft DSP was approved by the CE in C and renumbered as S/H3/URA1/4

(Annex IV), while the zoning of the site (i.e. “CDA”) remains unchanged.

' Based on net site area of 1.285m?



5.

Major Changes to the Endorsed PB

As a result of the exclusion of Site A (see paragraph 4.4 above), and the URA’s revised
scheme for Sites B and C (see paragraph 4.3 above), the endorsed PB needs to be
reviewed. Opportunity is also taken to set out the latest planning considerations, such as
heritage preservation and urban design considerations. The major amendments to the
endorsed PB are summarized as follows (Revised PB with proposed additions highlighted
in bold and italics and deletions eressed-out at Annex I):

Amendments due to Exclusion of Site A

(2) The gross site area (GFA) and net site area are revised to 1,997m? and 1,285m?

respectively. (Item 1(a) of Section B of Annex I)

(b)  The reprovisioning of refuse collection point and public‘ market in Site A is no
longer relevant and is deleted. (Items 1(b) and 3 of Section B of Annex I)

(c) The required public open space (POS) is revised from 625m? to 474m? due to the
exclusion of Site A. (Item 2(a) of Section B of Annex I)

(d) The requirement for provision of vehicular ingress/egress at Staunton
Street/Bridge Street at Site A is no longer relevant and is deleted. (Item 4(b) of
Section B of Annex I)

(e) With the exclusion of Site A including Shing Wong Street, the stipulation of the
requirement to preserve the street is no longer relevant and is deleted. (Item 5(b)
of Section B of Annex T)

® The requirement for a heritage study which is 1‘e]eVa11t to Site A only is deleted.
(Item 5(d) of Section B of Annex I)

Amendments with reference to the Scheme in Sites B and C Considered Acceptable by
MPC

(2) The maximum GFA is revised to 6,117m? (equivalent to PR of about 4.76). (Item
1(c) of Section B of Annex I)

(h)  The maximum BH is reduced from 150mPD to 120mPD (main roof level). (Item
1(d) of Section B of Annex I)



(i)

Provision of public lay-by along Staunton Street. (Item 4 of Section B of Annex I)

Amendments due to latest Planning Considerations

Management and Maintenance of POS

@

URA has recently agreed, at its own cost, to take up the management and
maintenance responsibilities of the POS, and the POS should be open to public

free of charge at reasonable hours. (Item 2(a) of Section B of Annex I

Heritage Preservation

(k)

@

As included in the scheme considered acceptable by MPC, the tenement buildings

at No. 88-90 Staunton Street (Plan 4 of Annex I) should be preserved and
revitalized to preserve the existing streetscape and local setting along Staunton
Street. (Item 5(a) of Section B of Annex I

Developments in Site B along Shing Wong-Street should align with other existing

_ buildings fronting Shing Wong Street for the enhancement of visual appreciation

of the building architectures along the street, to encourage a vibrant street frontage
and to-preserve the existing character (Item 5(a) of Section B of Annex I).
Besides, towers abutting Shing Wong Street should be arranged in a stepped BH
profile. (Item 1(d) of Section B of Annex I)

Strengthening the Urban Design Considerations

(m)

()

With the promulgation of the Sustainable Building Design (SBD) Guidelines in
April 2011, relevant requirements are incorporated (Item 5(a) of Section B of
Annex I). The landscaping quality/greenery of the Development Scheme has
been improved through stipulation of a minimum 20% green coverage as required
under the SBD Guidelines. At least half of the greening should be at grade or

levels that are easily accessible to pedestrians. (Item 5(d) of Section B of Annex I)

As an encouragement to preserve the existing character of Shing Wong Street, it is
set out in the revised PB that in the determination of the maximum GFA for Site B,
any floor space to be constructed or intended for use solely as green/amenity

features and plant rooms, provided that such use and facilities are ancillary and

directly related to the permitted uses, may be disregarded. (Item 5(a) of Section B



of Annex I)

(o)  To further improve the compatibility of the site with its surrounding, additional
urban design considerations including paying due regard to the swrrounding
heritage features/historic sites (i.e. the FPMQ and the Bridges Street Market),
minimizing the podium structure, providing setback along Aberdeen Street?, and
providing visual corridors between building blocks are incorporated (Item 5(a) of
Section B of Annex I). In addition, pavement setback® should also be provided
along Staunton Street. (Item 4(b) of Section B of Annex I)

(p) The requirements for Air Ventilation Assessment and Visual Impact Assessment
are clearly set out in accordance with the relevant guidelines. (Item 5(b)(c) of
- Section B of Annex I)

Other Considerations

(@  The requirements for Environmental and Sewerage Impact Assessment are
separated from the Drainage Impact Assessment in accordance with the advice of

the Director of Environmental Protection. (Items 6 and 7 of Section B of Annex I)

(r) The development should minimize cumulative adverse impact on the stability of
the hillside as advised by Head of Geotechnical Engineering Office, Civil

Engineering and Development Department. (Item 8 of Section B of Annex I)

6. Consultation

6.1 The following Government bureaux/departments have been consulted and their
comments have been incorporated in the above paragraphs and the draft PB,

where appropriate:

(a) Development Bureau,
(b)  Chief Building Surveyor/Hong Kong West, Buildings Department;

(¢) Director of Leisure and Cultural Services;

2 According to the Air Ventilation Assessment study for the Sai Ying Pun & Sheung Wan Area commissioned by
PlanD, Aberdeen Street is one of the major north-south streets act as air paths with building setback above
podium to improve air ventilation. The setback requirement (i.e. a minimum setback of 2m from the lot
boundary above 15m measured from mean street level abutting Aberdeen Street) has been incorporated into the
OZP while the same is also stipulated in the PB.

* According to URA’s scheme accepted by MPC, a setback along Staunton Street is proposed for a 2m wide
footpath to enhance pedestrian circulation.



(d)
(e)
®
(2)
(h)

(1)
)

)

-7-

Commissioner for Transport;

Director of Environmental Protection;

Chief Engineer/Hong Kong & Islands, Drainage Services Department;
Director of Food and Environmental Hygiene;

Head of Geotechnical Engineering Office, Civil Engineering and
Development Department (CEDD);

Chief Town Planner/Urban Deéign and Landscape, Plamling Department;
Antiquities and Monuments Office, Leisure & Cultural Services Department;
and

District Officer (Central & Western), Home Affairs Department.

6.2  The following Government departments have no comment on the draft PB:

(a) District Lands Officer/Hong Kong West & South, LandsD;

(b) Chief Estate Suiveyor/Urban Renewal, LandsD;

(c) Chief Architect/Central Management Division 2, Architectural Services
Department; ‘

(d) Chief Highway Engineer/Hong Kong, Highways Department;

(e) Commissioner of Police; 4

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

(g) Project Manager (Hong Kong Island & Islands), CEDD; and

(h) Director of Fire Services.

Way Forward

Subject to Members’ agreement, the C&WDC will be consulted on the draft revised PB.

The views collected together with the revised PB incorporating the relevant comments,

where appropriate, will be submitted to the Committee for further consideration and

endorsement.

Advice Sought

Members are invited to consider the draft revised PB at Annex I, and agree that the draft
revised PB is suitable for consultation with C&WDC.



9,  Attachment

AmnexI  Draft Revised PB for the URA Staunton Street/Wing Lee Street
Development Scheme

- Plan 1 Location Plan

- Plan 2 Site Plan

- Plan 3 Streets/Lanes Excluded from Site Area Calculation
- Plans4 & 5 Site Photos

Annex I Location Plan — Sites A, B and C

Apnex ITI  Endorsed PB of the URA Staunton Street/Wing Lee Street Development

Scheme

Annex IV Approved URA Staunton Street/Wing Lee Street DSP No. S/H3/URA1/4
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A.

DRAFT REVISED PLANNING BRIEF FOR THE
URBAN RENEWAL AUTHORITY DEVELOPMENT SCHEME AT
STAUNTON STREET/WING LEE STREET (H19)
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Backeround Information

Item

Par nculars

Remal ks

1.

Location

The Development Scheme Area (the Area),
comprising two major portions, is
generally bounded by Staunton Street,
Bridges—Shing Wong Street;:—Ming—-ee
Street, Wa In Fong East and Aberdeen
Street.

A number of internal streets are located
within the Area including Shine—Weng
Street—Wa In Fong West, part of Wa In
Fong East and Chung Wo Lane.

Plans 1 and 2

2

Zoning

The Area is zoned “Comprehensive
Development Area” (“CDA”) on the
Approved Urban Renewal Authority
(URA) Staunton Street/Wing Lee Street
Development Scheme Plan No.
S/H3/URA1/24.

A Master Layout Plan (MLP) should be
submitted to the Town Planning Board
for consideration.

Plan 1

£ 3

General Condition
of the Area

The Area is pre-dominantly residential in
nature with a few retail shops and
weorksheps—on the ground floor of the
existing properties.—here-is-a-market-and
a—refuse-colectionpoint-RED)-at-Bridees
Streek

Although renovation works have been
carried out by some owners on their
properties within tlze Area, many of +the
existing buildings withintheArea-are still
in deteriorating or poor condltlons

Some of the buildings have illegal
extensions, and the internal services lanes

1




are narrow with poor Eenvironmental arnd
hygiene condifionsand——ypedestrian
chedtation—ef—the—Area—need—to—be

B. Planning Parameters

Ii‘em L

- RequirementsPariculars

. Remarks

Il Majm ]Deveiopmem
Parameters

a) Site Area

b) Proposed Use

c) Developnent
ntensiyMaximum
Gross Floor Area
(GFA4)

d) Maximum Building
Height

Gross Site Area: about 3-5631,997m?>

Net Site Area: about 2.761-1,285m?>
(excluding the respective sections of
Chung Wo Lane, Wa In Fong East, Wa In
Fong West—Shing—WengStreet—a—smalt
portion—of Wing lee—Street and other
existing services lanes within the Scheme
boundary)

Residential/Commercial/Gevernment:
Institution-er-Communit/Public Open
Space

Plan 3

Subject to verification upon
setting out of the site

6,117m?* (equivalent to a PR of about 4.76
based on the net site area)

+50120mPD (main roof Iei)el) ‘

bontis plot st

Commercial uses am[ GIC

Jacilities, if  any, are
accountable for GFA
calculation.

In complying with the height
restriction, the striet—principles
of not intruding into the 20%
building free zone below the
ridgelines when viewed from
the vantage point at the West
Kowloon Cultural and Arts
District and not reducing the
water surface of Victoria
Harbour when viewed from the
Lion Pavilion at Victoria Peak
should be strictly adhered to.
The height of the development




Reman ks

Item | BeguirementsParticulars

should 1espect the chalactel of
the neighbourhood and be
compatible with its
surrounding area.

The building heights of the
residential = towers abutfing
Shing Wong Street should be
arranged in a stepped building
height profile.

The proposed building heights
restrietion—is—are subject to
verification by a Visual Impact
Assessment (VIA). Minor
Rrelaxation of the height
restriction may be allowed
subject to strong justifications.

2. Open Space
Provision

a) Public Open Space Public open space (POS) of not less than | Thepublic-epen—space-and-the
625m—474m? shall be provided—at-grade | anpeillary—toHet—should—be
(including not less than 390m? uncovered | provided—and—desiened—at—ne
POS). : costtothe-Govermment-and—to

: H%r—Sﬁ{-l-H-i—”rt{-EH%—e-i—H%—-lMﬁf

at I 31(1||n Fa¥LY Skt
5 (e v puiuy) [Epa S N

Appropriate conﬁguration' and
adequate frontage/connection
onto public streets should be
incorporated into the overall
design of the POS.

The URA shall at its own cost
take up the public-open—space

LAchH\ci—Le—!wadH%—e\H——iemt%c
e O Oubineal Coede
T

eistre—& HH S ervees
Pepartment—tar—management
and maintenance
responsibilities of the
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- ~Item

RequirementsParticulars .

Reman‘lks

I
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The POS should be open
houss—to the public free of
charge af reasonable

hoursexeept—uander—unusaal

QHE ATR \{r\q ces

b) Private Open Space

Not less than 1m’ per person—er—as
appropriate  privarte local open space
(LOS) for residents of the Area should be
provided.

Foservethefutureresidents—of
thisPevelopment—Scheme—at-

3. Government,

Institution or
Community (GIC)
Facilities

a)—Refuse——Ceollection
Point-(REPR)

py—PubleMarket
Hawker Stall

The—teprovistoning—oefthe-existine R EP-at
the—former—Hdolywood—Read—MMarried
Police—Quarters—({H)—-site—to—the
satisfacton—ofthe-Birectorof-Food—and

MNotrequived

The URA should liaise with the Food and
Environmental Hygiene Department fo
work out a reprovisioning arrangement
for the licensed hawkers at URA’s cost, if
affected by the Development Scheme.

Fhe—HRA—showld—fund—the
reprovisioning—of—a—standasd
REP-atthe HRsitetn-casethe
implementation - - ——of——the
Pevelopment-Seheme—is-ahead
of-the-new RCP at-the HR—site:

“I'\/\ PR vl

rov ot fa
LA™ \_)A\ll DIYAVARELV]
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tempotrary—REP—within—the
Bevelopment—Seheme—to—the
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Remarks )

4. Transport
Requirements

a) Lane Closure/
Diversion

by —ehiewlar
IngressHZoress

&)b)  Pedestrian
Facilities and
Circulation

dje)  Parking and
Loading/Unloading
Facilities

Standards

A %Tlaff ic #/mpact PAssessment (TIAI)

shatb-should be prepared and submitted as
part of the MLP submission at the
planning  application  stage to the
satisfaction of the—Ceommissioner—or
Transport Department (CHow-TD).

Some of the existing service lanes may be
extinguished.

At-Staunton-Street/Bridees Street

Footpaths along Staunton Street—and

eet should be widened,
mclutlm0 a pavement set-back at G/F fo
align with the adjacent developmentvihere
practieable, to the satisfaction of EHerTD.

The—feHowing—North-south pedestrian
routes (between Caine Road and Staunton
Street) should be
satisfaction of €—fer—TD and/or the
Birectorof-Highways Department.:

Provision should be justified by the TIA
and subject to the agreement of TD.
Referenice  should be made fto n
accerdanee—with-the Hong Kong Planning
& Guidelines (HKPSG)—et
. crd vt £ Ly T

A joint public lay-by (with the adjacent
development) of about 35m in length
should be formed fronting Staunfon
Street to the satisfaction of TD.

provided to the

The TIA should mke into
account major proposed and
committed developments in
the surrounding areas.

Early arrangement should be
made with the Secretary for
Transport and Housing for
gazettal of the closure of
lanes/streets.

The  proposed  pedestrian
network should offer safe and
convenient routes for
pedestrians while respecting
the existing destred-routes (e.g.
to Hollywood Road) within the
neighbourhood.

Baluel ﬁee deszgnAeeer%—{e

should be
mcmpmated within this—the
pedestrian network fo the site
if practicable.

All transport facilities relevant
to the Development Scheme
should be properly planned
with adequate  sightline/
manoeuvrability and
consideration to the future
potential developments around
the area.




Ttem
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5. Un‘ﬂ)an ]Deswxm5

servation &
Lanndscapmg

Considerations

@) Urban Design

- disposition to <

The Development Scheme should take
into account the following urban Ddesign
considerations—shotld-be—uiven—to, where
appropriate:

enhancing the pedestrian networks
between the POS and the adjoining
areas;
respecting and being commensurate
in scale with the surrounding
heritage features/setting, and fo
preserve views fto the adjacent
historic sites, i.e. the Former Police
Married Quarters and the Bridges
Street Market,;
designing the street frontage along
Staunton Street with due regard to
the Dr. Sun Yat-sen Historical Trail
(Plan 1);
preserving the views towards
Victoria Harbour from the Lion
Pavilion at Victoria Peak and the
ridgelines from the West Kowloon
Cultural and Arts District’s vantage
point and respecting local setting;
are
minimizing the size and height of
the podium structure as far
possible;
warviag—adopting a stepped building
height profile-and-,
providing sensmve layout and
eve-getter-proniofe
air ventilation and (wozdmo adverse
impact on  pedestrian wind
environment—subiest—to—amv—desien
Hprevements-as-may-be-identilred-in

follow the

Reference should be made to
Chapters 4 and 11 of the
HKPSG and according to the
Director of Planning’s advice.

3 < 13

(—'FPB)ﬁ%—He—Mae%ei—%—&H}m
Dl (AAT D\ nn[-u-nm Qg
T lLlll \l\ll_zl PRANRESD Y] FARW I

stage:If the apphcanr want ta
apply for GFA concessions,
the applicant is required {to
Sustainable
Building  Design (SBD)
Guidelines promulgated in the
Practice Notes for Authorized
Persons, Registered Structural
Engineers and Registered
Geotechnical Engineers APP-
152 issued by the Building
Authority. The applicant is
encouraged to demonstrate
that the development complies
with the guidelines taking info
account local circumstances.

However, the applicant s
encouraged fo maintain «a
vibrant street frontage,
meanwhile fo preserve
existing distinct character and
align  with  the existing

frontage, facing Shing Wong

Street’, and fo preserve and
revitalize  88-90  Staunion
Street to preserve the local
setting along Staunton Street,

""To preserve existing distinct character and align with the existing frontage fucing Shing Wong Street, in
determining the maxinum GFA for the site abutting Shing Wong Street, any floor space to be constructed
or intended for use solely as green/amenity features and plant rooms, provided that such use and facilities
are ancillary and directly reluted to the ahways permitted use, may be disregarded.

6
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Remarks

b) Air Ventilation
Aspect

¢) Visual Aspect

e)d) Landscaping

o T 3

- providing a minimum setback of 2m
from the lot boundary above I5m
measured from mean street level
abutting Aberdeen Street; and

- providing  sufficient  separation
between building blocks within the
Area and from those on adjoining
sites fo promote visual permeability.

An Air Ventilation Assessment (AVA)
should be carried out in accordance with
the Technical Circular on Air Ventilation
Assessment and submitted as part of the
MLP submission at the planning
application stage.

A VIA should be prepared fo demonstrate
the building height and design of the
proposed development would minimize
any adverse impact on the surrounding
areas.

strgeture—is—allowed—to—deck—over—Shing

Wone Street:

In  preparing the AVA,
reference should be made fo
the Expert Evaluation for the
Sai Ying Pun & Sheung Wan
Area, in particular Aberdeen
Street which act as one of the
major north-south air paths.
The proposed layout and
building disposition on the
Area should be carefully
designed to promote air
ventilation.

In  preparing the VIA,
reference should be made fo
the Town Planning Board
Guidelines on Submission of
ViA Sfor Planning
Applications fo the Town
Planning Board.

o oo e vt 4lhia
A o Lo

coilasly
SRS R85 PUIITOTES |IEAIRLL

SH*ﬁdt—lﬂle—ﬁi—%*‘Hﬂ Wona-Strect, which
+5—ﬁﬂ——iﬁﬁ§6i-&ﬁﬂ——lzﬂ%d5€aﬁb~lt8{wi—aﬂd
showtd-bepreserved:

A Landscape Master Plan (LMP) should

4{&—%%@4—14%—%%-&4—1&—&

Roaf—uvardentsr—shoutd—Dhe
previded—to—enhanee—sreenery
ef-the Pevelopment-Seheme:

In preparing the LMP, the
applicant _is encouraged fo

7
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RequirementsParticulars

Remarks

be submitted st—as part of the MLP
submission at the planning application
stage,- with the incorporation of the
following landscaping requirements:

prepare a comprehensive landscape
proposal to promote greening and
soften the building mass;

existing trees within the Area should
be preserved as far as possible;
optimize greening opportunities in
the developments wherever possible.
Landscape planting at street level,
on podiunvroofs and vertical
greening on facades should be
provided;

introduce high quality sfreetscape
with free planting and street
Sfurniture, enhance the visual
connectivity amongst various
activity nodes, provide a friendly
pedesirian = setting, and create a
strong sense of place; and

a minimum coverage of 20% for
greening at the Area shall be
adopted. The greening can be at
ground level, podium, rooftop, eic.
Minimum half of the greening
should be provided at grade or levels
easily accessible to pedestrians (e.g.
street level and/or podium accessible
to the public).

make  reference  to  the
Greening Master Plan  for
Sheung Wan published by the
Government in formulation of
planting theme and strategy.

Reference should be made to
the Public Open Space in
Private Developments
Guidelines, as well as the
requirements and procedures
as  stipulated in  Lands
Administration Office
Practice Note No. 7/2007 -
‘Tree Preservation and Tree
Removal  Application  for
Building  Development  in
Private Projects’.

Tree planting should be
maximized in the development
where practicable,
particularly, af street level and
on podium level.

.__(‘

APe-SunYal-sep-cenrpnemoratihe-facility
suweh—as—a—memorial—square—shonld—be
provided-atthe-oriina-Hecationwvherethe
exeps—oi PDrSun-at-sep-teekplee—and
be-neceessible-bythe peneralpublie

record-ofthe toms of Bisterical
terest—a—shbaee plan-asveel
as—an—Hiterpretation—plan—with
respeet-to-events-and-Hems—of
lstorealdnterests:
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6. Environmental and
Sewerage
Considerations

An Environmental Assessment (EA) and
Sewerage Impact Assessment (SIA) shall
be prepared and submifted as part of the
MLP at  the
application stage. It is required fto
the potential  environmental

traffic
associated with
development.

submission planning
address
and
the
Proposed
should  be
of the MLP
submission to the satisfaction of the
Environmental Protection Deparfment.

impacts, including noise
emission
proposed

mitigation

impact,

nieasures

incorporated - as part

Site investigation should be conducted fo
identify any land contamination aft the
If land contamination is found,
remedial works should be undertaken to

site.

clean up the site prior fo any
redevelopment works.
Relevant  pollution control measures

should be implemented to minimize the
environmental. impacts on the nearby
sensitive uses during construction.

For EA, reference should be
made  fo  the  relevant
guidelines and HKPSG. In
the design and disposition of
the blocks,

building due

regard should be given fto

mitigate noise and

traffic

emissions  impact  through
careful design and disposition
of the residential blocks or the
provision of other mitigation
measures to comply with the

relevant requirementis

For SIA, reference should be
made fo the Guidelines for
Estimating Sewage Flows for
Sewage Infrastructure
Planning.

Drainage

& panoraco

’f > D
Considerations

A and-o
éDrainage +Impact aAssessment shall be
prepared and submitted as part of the
MLP submission af the planning
application stage to the satisfaction of the
Direetor—of—Envirommental—Protection
PER)—and—the—ireetor—of—Drainage
Services Department (BDSD)
respeetively.

Future—vesidestial-development—should-be
desiored—o—mitpate—tratfie—neise—and
SFAHS iHGHt»—’-Hﬁ’ﬂH——"—hJﬁH“%%—rHH-tH {JL—S-{”H

to-eom ah—v%h—ﬂ%w Her%ﬂ{—wqﬁﬂfmwh—
Ste—npvestieaton—should-beconductedte

Reference should be made to
the relevant guidelines,
HKPSG and the Deainage
Sesytees Department’s
Stormwater ~ Drainage  and
Sewerage Manuals-and-subject
to-DER sadvice.
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The existing pubhc stormwater drains and
sewers in the catchment area as well as the
potential stormwater and sewage impacts
of the future development should be
studied, and any upgrading works should
be designed and constructed at the
developer’s cost to the satisfaction of the
DDSD-and-BER.

8. Geotechnical Aspect

The proposed site is partly within the
Mid-levels Scheduled Area and any works
within this Area are subject to additional
geotechnical controls. In particular, bulk
excavation shall not be carried out below
levels fo be determined by the Building
Authority as required in Building
(Construction) Regulation 21. This
control measure is necessary to minimize

cumulative - adverse  effects  of bulk.

excavation on the stability of the hillside
generally.

Plan 1 Location Plan

Plan 2 Site Plan

Plan 3 Streets/Lanes Excluded from Site Area Calculation
Plans 4 and 5 Site Photos
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REVISED PLANNING BRIEF FOR THIE
URBAN RENEWAL AUTHORITY DEVELOPMENT SCHEME AT
STAUNTON STREET/WING LEE STREET (H19)

_ (ENDORSED BY THE TOWN PLANNING BOARD ON 23.11.2007)

Background Information

Particulars Remarks

Location The Development Scheme Area (the | Plan 1

- | Area), comprising two major portions,
1s generally bounded by Staunton Street,
Bridges Street, Wing Lee Street, Wa In
Fong East and Aberdeen Street.

A number of internal streets are located
within the Area including Shing Wong
Street, Wa In Fong West, part of Wa In

Fong East and Chung Wo Lane. ‘

Zoning “Comprehensive Development Area”
(“CDA”) on the Approved Urban
Renewal Authority (URA) Staunton
Street/Wing Lee Street Development
Scheme Plan No. S/H3/URA1/2.

General The Area is pre-dominantly residential
Condition of the | in nature with a few retail shops and
Area workshops on the ground floor of the

existing properties. There is a market
and a refuse collection point (RCP) at
Bridges Street.

The existing buildings within the Area
are in deteriorating or poor conditions.

Environmental hygiene and pedestrian
circulation of the Area need to be
improved.




B.

Planning Parameters

Requirements

Remarks

1. Development
Parameters

| a) SiteArea

b) Proposed Use

Development
Intensity

d) Maximum Building

Height

Gross Site Area: about 3,563m*

Net Site Area: about 2,701m?

(excluding the respective sections of
Chung Wo Lane, Wa In Fong East, Wa In
Fong West, Shing Wong Street, a small
portion of Wing Lee Street and other
existing services lanes within the Scheme
boundary)

Residential/Commercial/Government,

Institution or Community/Public Open
Space

Subject to a maximum plot ratio of 8 based
on the net site area

150mPD

‘Subject to verification upon
setting out of the site

To ensure no intensification of
development intensity, no bonus
plot ratio is allowed.

n

In complying with the height
restriction, the strict principles
of not intruding into the 20%
building free zone below the
ridgelines when viewed from the
vantage point at the West
Kowloon Cultural and Arts
District and not reducing the
water surface of Victoria
Harbour when viewed from the
Lion Pavilion at Victoria Peak
should be strictly adhered to.
The height of the dévelopment
should respect the character of
the neighbourhood and be
compatible with its surrounding
area.

The height restriction is subject
to verification by a Visual
Impact -Assessment  (VIA).
Minor Relaxation of the height
restriction may be allowed
subject to strong justifications.




Requirements

Remarks

2. Open Space
Provision

a) Public Open Space

b) Private Open Space

Public open space of not less than 625m”

shall be provided at-grade.

1m” per person or as appropriate

The public open space and the
ancillary toilet should be

“| providedand designed at o cost |

to the Govermnment and to the
satisfaction of the Director of.
Leisure and Cultural Services

(DLCS).

Appropriate configuration and
adequate  frontage/connection
onto public streets should be
incorporated into the overall
design of the public open space.

The public open space should be
handed over to the Leisure &
Cultural Services Department

for management and
maintenance upon completion
and request by DLCS.

The public open space should be
open 24 hours to the public
except under unusual
circumstances.

To serve the future residents of
this Development Scheme, at-
grade or on podium.




Requirements

Remarks

3. Government,
Institution or
Community (GIC)
Facilities

a) Refuse Collection
Point (RCP)

b) Public Market

The reprovisioning of the existing RCP at
the former Hollywood Road Married
Police Quarters (HR) site to the
satisfaction of the Director of Food and
Environmental Hygiene (DFEH).

Not required

The URA should fund the
reprovisioning of a standard
RCP at the HR site. In case the
implementation of the
Development Scheme is ahead
of the new RCP at the HR site,
the URA should provide a
temporary RCP within the
Development Scheme to the
satisfaction of DFEH before
demolition of the existing RCP.

The temporary RCP, if required,
should be so positioned such’
that the proposed Dr. Sun Yat-
sen commemorative facility
would not be adversely affected.

The URA should work out a
reprovisioning and/or
compensation package for the
lessees. of the Bridges Sireet
Market and licensed hawkers
affected by the Development
Scheme at its own cost and to
the satisfaction of DFEH.

4. Transport
Requirements

a) Lane Closure/
Diversion

A traffic impact assessment shall be
prepared to the satisfaction of the
Commissioner for Transport (C for T).

Some of the existing service lanes may be
extinguished.

Early arrangement should be
made with the Secretary for

Transport and Housing for
gazettal of the closure of
lanes/streets. :




Requirements Remarks
b) Vehicular At Staunton Street/Bridges Street
Ingress/Egress
c) Pedestrian Facilities | Footpaths along Staunton Street and
and Circulation | Bridges Street should be widened, where | :
| practicable, to the satisfaction of C for T.
The following pedestrian routes should be | The proposed pedestrian

d) Parking and
Loading/Unloading
Facilities

provided to the satisfaction of C for T
and/or the Director of Highways:

1) north-south route — between Caine
Road and Staunton Street and/or
Bridges Street; and

11) east-west route — between Wing Lee
Street and Staunton Street and/or
Bridges Street.

Provision in accordance with the Hong
Kong Planning Standards & Guidelines
(HKPSG) or subject to agreement with C
for T.

network should offer safe and
convenient routes for
pedestrians while respecting the
existing desired routes (e.g. to
Hollywood Road) within the
neighbourhood.

Access to the site for the
physically handicapped should
be incorporated within this
pedestrian network.

All transport facilities relevant
to the Development Scheme
should be properly planned with
adequate

sightline/maneuverability  and
consideration to the future

potential developments around
the area.

5. Urban Design,
Preservation &
Landscaping
Considerations

a) Urban Design

Design considerations should be given to:

- enhancing the pedestrian networks;

.- designing the street frontage along

Staunton Street with due regard to
the Dr. Sun Yat-sen Historical Trail
(Plan 1);

- preserving views towards Victoria
Harbour from the Lion Pavilion at
Victoria Peak and the ridgelines from
the West Kowloon Cultural and Arts
District’s  vantage  point  and
respecting local setting; and

Reference should be made to
Chapters 4 and 11 of the
HKPSG and according to the
Director of Planning’s advice.
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Requirements

Remarks

b) Preservation

¢) Landscaping

d) Heritage

- varying building height profile and
sensitive layout and disposition to
achieve better air ventilation, subject
to any design improvements as may

_be identified in the Air Ventilation

An AVA shall be submitted to {
the Town Planning Board (TPB)
at the Master Layout Plan
(MLP) submission stage.

Assessment (AVA).

Shing Wong Street must be preserved. No
structure is allowed to deck over Shing
Wong Street.

The open’ space shall be fully landscaped
as far as practicable.

On-site opportunities for greening should

be maximized and the existing trees should

be preserved as far as possible, except the

at-grade tree at Shing Wong Street, which’

is an important landscape feature and
should be preserved.

A Landscape Master Plan should be
submitted to the TPB at the MLP
submission stage.

A Heritage Study should be conducted for
the  Development Scheme to the
satisfaction of the Antiquities and
Monuments Office (AMO).

A Dr. Sun Yat-sen commemorative facility
such as a memorial square should be
provided at the original location where the
events of Dr. Sun Yat-sen took place and
be accessible by the general public.

‘| should enhance the

The design of- the. open space
existing
pedestrian network and the
identity of the local area.

Roof garden(s) should be
provided to enhance greenery of
the Development Scheme.

The Heritage Study  shall
identify and record events and
items of historical interest
(including architectural items),
inclhiding the relevant
photographic/cartographic
record of the items of historical
interest, a salvage plan as well
as an Interpretation plan with
respect to events and items of
historical interests.

6. Environmental,
Drainage &
Sewerage
Considerations

An environmental assessment (EA) and a
drainage 1mpact assessment shall be
prepared to the satisfaction-of the Director
of Environmental Protection (DEP) and
the Director of Drainage Services (DDS)
respectively.

Reference should be made to the
relevant guidelines, HKPSG and
the Drainage Services
Department’s Stormwater
Drainage and Sewerage Manuals
and subject to DEP’s advice.




Requirements

Remarks

Future residential development should be
designed to mitigate traffic noise and
emissions impact through careful design

‘I -and-disposition of the residential blocks or-

the provision of other mitigation measures
to comply with the relevant requirements.

Site investigation should be conducted to
identify any land contamination at the site.
If land contamination is found, remedial
works should be undertaken to clean up
the site prior to any redevelopment works.

Relevant pollution control measures
should be implemented to minimize the
environmental impacts on the nearby
sensitive uses during construction.

A drainage and sewerage assessment
should also be included in the FA.

The existing public stormwater drains and
sewers in the catchment area as well as the
potential stormwater and sewage impacts
of the future development should be
studied, and any upgrading works should
be designed and constructed at the
developer’s cost to the satisfaction of the
DDS and DEP.

PLANNING DEPARTMENT

DECEMBER 2007
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Attachment III of
MPC Paper No. 1/13

Extract of the Minutes of the MPC Meeting held on 21.9.2012

[Ms. April K.Y. Kun, Senior Town Planner/Hong Kong (STP/HK), was invited to the

meeting at this point.]
[Ms. Bonnie Chan returned to join the meeting at this point.]

Hong Kong District

Agenda Item 7

[Open Meeting (Presentation and Question Sessions only)]
Draft Revised Planning Brief for the Urban Renewal Authority Staunton Street/Wing Lee
Street Development Scheme

(MPC Paper No. 8/12)

28. The Secretary reported that the subject development would be carried out by

Urban Renewal Authority (URA). The following Members had declared interests in this item:

Mr. Jimmy Leung - being a non-executive director of URA

as the Director of Planning
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Ms. Doris Chow - being a representative of the Director of
as the Assistant Director of Lands who was a non-executive director
Lands Department of URA

Mr. Eric Hui - being a representative of the Director of
as the Assistant Director of Home Affairs who was a non-executive
Home Affairs Department director of URA

Mr. H.W. Cheung - being a co-opted member of the

‘ Planning, =~ Development and

Conservation Committee of URA

Prof. C. M. Hui - being a co-opted member of the Finance
Committee of URA
Mr. Stephen Yau - being a member of the Wan chai District

Advisory Committee of URA

Prof. P. P. Ho and Mr. Patrick - having current business dealings with
Lau URA
Mr. Maurice Lee - . being a former non-executive director of

URA (the term of office ended on
30.11.2008)

29. The Committee noted that Mr. Hui had tendered apologies for being unable to
attend the meeting and Mr. Lee was yet to arrive to join the meeting. As the interests of the
other Members were direct, the Committee agreed that they should leave the meeting
temporarily. Since the Chairman had declared an interest and needed to leave the meeting, the
~Committee agreed that the Vice-chairman should take over and chair the meeting for this

item. The Vice-chairman chaired the meeting at this point.

[The Chairman, Ms. Doris Chow, Mr. H.W. Cheung, Prof. C.M. Hui, Mr. Stephen Yau, Prof.
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P.P. Ho. Mr. Patrick Lau left the meeting temporarily at this point.]

Presentation and Question Sessions

30. With the aid of a powerpoint, Ms. April Kun, STP/HK, presented the draft

planning brief (PB) for the URA Staunton Street/Wing Lee Street Development Scheme as

detailed in the Paper and summarised below:

Background

(a)

(b)

()

the PB for the URA Staunton Street/Wing Lee Street Development Scheme
Plan (DSP) was endorsed by the Board on 23.11.2007. According to the
latest URA’s application No. A/H3/387. the tenement buildings at Wing .
Lee Street (Site A) were historically valuable and deserved conservation.
Therefore, URA also proposed to excise Site A from the DSP and rezoning
it to an appropriate conservation/preservation zoning while Sites B and C

would remain in the DSP;

on 19.3.2010, the Committee agreed that the preservation of all the
tenement buildings at Wing Lee Street (Site A) was the right direction, and
the development parameters and layout for Sites B and C (i.e. a 13-storey
and a 20-storey residential block with lower floors accommodating |

commercial/retail uses with an overall PR of 4.76) were acceptable;

on 8.7.2011, the draft URA Staunton Street/Wing Lee Street DSP No.
S/H3/URA1/3, incorporating amendments ’mainly related to the excision of
the Wing Lee Street area and the Bridges Street Market site (Site A) from
the DSP, was exhibited under section 5 of the Town Planning Ordinance.
On 1‘7.1.20]2, the Board decided not to propose any amendment to the
DSP to meet the 28 representations received. On 8.5.2012, the draft DSP
was approved by the Chief Executive in Council and renumbered as
S/H3/URA1/4, while the zoning of the site (i.e. “CDA™) remained

unchanged;
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Muajor Changes to the Endorsed PB

(d)

(e)

()

as a result of the exclusion of Site A, and the URA’s revised scheme for
Sites B and C, the endorsed PB had to be reviewed. Subsequent to excising
Site A, the gross site area (GFA) and net site area were revised to 1,997m?
and 1,285m? respectively. The'requirement reference to Site A, such as
reprovisioning of refuse collection point and public market, vehicular
ingress/egress at Staunton Street/Bridge Street, preservation of Shing Wong
Street and heritage study relevant to Site A, would be deleted. The
required public open space (POS) was revised from 625m? to 474m? due to

the exclusion of Site A:

according to the schemes in Sites B and C acceptable to MPC, the
maximum GFA was revised to 6,117m? . The maximum building height

was reduced from 150mPD to 120mPD:;

to strengthen the heritage preservation, tenement buildings at 88-90
Staunton Street should be preserved. Developments in Site B along Shing
Wong Street should align with other existing buildings fronting Shing
Wong Street for the enhancement of visual appreciation of the building
architectures along the street, to encourage a vibrant street frontage and to
preserve the existing character. Besides, towers abutting Shing Wong

Street should be arranged in a stepped BH profile; and

to strengthen urban design, the relevant requirements in Sustainable
Building Design (SBD) Guidelines would be incorporated. A minimum
20% green coverage as required under the SBD Guidelines was included.
Moreover, setback along Staunton Street and Aberdeen Street were
proposed to improve compatibility of the site with its surroundings. Due
regard should be paid to heritage features/historic sites. The requirements
for Air Ventilation Assessment and Visual Impact Assessment were clearly

set out in accordance with the relevant guidelines.

In response to a Member’s enquiry, Ms. April Kun explained that Plan 1 in
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Annex JI1 of the Paper was the site plan enclosed in the previous PB and hence Site A was
included. She further confirmed that Site A had been excised from the scheme by making

reference to Plan | in Annex [ of the Paper.

32. In response to a Member’s enquiry, Ms. April Kun said that in the MLP
submitted to the Board in 2009, URA had conducted heritage assessment and recommended
to preserve the two buildings at No. 88-90 Staunton Street in the Development Scheme with a
view to preserving the special character of Staunton Street. Those two buildings were not
historic buildings included in the list of 1,444 historic buildings being considered by the

Antiquities Advisory Board .

Deliberation Session

33. After further deliberation, the Committee decided to :

(a) endorse the draft revised planning brief (PB) for the Urban Renewal
Authority (URA) Staunton Street/Wing Lee Street Development Scheme
(H19); and

(b) agree that the draft PB was suitable for consultation with the Central and
Western District Council. The views collected together with the revised PB
incorporating the relevant comments, where appropriate, would be

submitted to the Committee for further consideration and endorsement.

[The Chairman, Ms. Doris Chow, Mr. H.-W. Cheung, Prof. C.M. Hui, Mr. Stephen Yau, Prof.

P.P. Ho, Mr. Patrick Lau returned to join the meeting at this point.]
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