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Introduction

This paper is to brief Members on the review of development restrictions for the Wan
Chai Area (the Area) and to seek Members’ agreement that:

(a)

(b)

the proposed amendments to the draft Wan Chai Outline Zoning Plan (OZP) No.
S/H5/27 as shown on the draft Wan Chai OZP No. S/H5/27A (Annex Bl) (to be
renumbered as S/H5/28 upon exhibition) and its Notes (Annex B2) are suitable
for exhibition for public inspection under section 7 of the Town Planning
Ordinance (the Ordinance); and

the revised Explanatory Statement (ES) of the OZP (Annex B3) is an expression
of the planning intentions and objectives of the Town Planning Board (the Board)
for the various land use zonings of the draft OZP No. S/H5/27A (to be
renumbered as No. S/H5/28 upon exhibition) and is suitable for exhibition
together with the draft OZP.

Background

2.1

2.2
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The Area is characterised by a mix of commercial/residential uses with open
space, recreation facilities and government, institution and community (GIC)
facilities (Plan 1).

In 1994, building height restriction (BHR) of 12 storeys together with plot ratio
(PR) restriction of 5 were first imposed on the Wan Chai OZP for the
“Residential (Group C)” (“R(C)”) zone covering the sites in the Sau Wa Fong
area with an aim to control intensive redevelopment. Apart from the “R(C)”
zone, BHRs were not incorporated for other development zones on the Wan Chai
OZP. 1In 2010, a comprehensive review on the building height (BH) of the
entire Wan Chai OZP was conducted aiming to achieve good urban form and to
prevent excessively tall and out-of-context development. Having considered the
findings of the review and the proposed amendments on the OZP, the Board
agreed to incorporate BHRs for the development zones including “Commercial”
(“C”), “Residential (Group A)” (“R(A)”), “Residential (Group B)” (“R(B)”),
“Government, Institution or Community” (“G/IC”) and relevant “Other Specific
Uses” (“OU”) zones on the draft Wan Chai OZP No. S/H5/26 which was
gazetted on 24.9.2010 (Annexes Al & Ala).

Apart from BHRs, non-building area (NBA), setback (SB) and building gap (BG)
requirements were designated on the OZP to facilitate air ventilation along air
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corridors and creating air paths (Plans 3 to 3H). Provision for minor relaxation
of these development restrictions has been incorporated in the Notes.

2.4  During the statutory exhibition period of the draft Wan Chai OZP No. S/H5/26 in
2010 (Annex Al), a total of 106 representations and 293 comments were
received. After giving consideration to the representations and comments on
26.4.2011, the Board decided to propose amendments to the OZP to partially
meet three representations submitted by Swire Properties Limited (R98), Sino
Flagship Investments Limited (R99) and Super Gear Investment Limited (R100)
respectively. The proposed amendments were published under section 6C(2) of
the Ordinance on 20.5.2011. Two further representations were received and,
after giving consideration to the further representations on 29.7.2011, the Board
decided to further vary the proposed amendments which shall form part of the
draft OZP under section 6H of the Ordinance (Annexes A2 & A2a).

2.5 On 25.7.2011, four judicial review applications (JRs) were respectively filed by
the Real Estate Developers Association of Hong Kong (REDA) (R34), Leighton
Property Company Limited and Lee Theatre Realty Limited (LLT) (R97) and two
church organisations namely the Trustees of the Church of Christ in China, Wan
Chai Church (WCC) (R15) and the Methodist Church, Hong Kong (MIC) (R17)
against the Board’s decisions on their representations. Orders of stay were
granted by the Court on the submission of the draft OZP to the Chief Executive
in Council (CE in C) for approval pending resolution of the JRs. While the
hearings of the JRs submitted by WCC and MIC have not been fixed, the OZP
has been amended as shown on the draft Wan Chai OZP No. S/H5/27 exhibited
in 2012 (Annexes A3 & A3a) to facilitate the redevelopment proposals of both
WCC and MIC.

2.6 On 13.11.2014, the Court of Appeal quashed the Board’s decision made on
26.4.2011 on LLT’s representation (R97) in respect of the draft Wan Chai OZP
and remitted the decision to the Board for reconsideration. On 26.9.2016, the
Court of Final Appeal (CFA) handed down its judgment on the appeals lodged by
the Hysan Development Company Limited and its subsidiaries including LLT
(the Hysan Group) against the draft Causeway Bay OZP and the draft Wan Chai
OZP"). Following the CFA judgment, the Board’s decision dated 26.4.2011
remained quashed and was to be remitted to the Board for reconsideration.

2.7 In considering the appeals arising from the Hysan Group’s JR, Court of Appeal
(CA) stated that although Sustainable Building Design Guidelines (SBDG) and
measures of the OZP belong to two different regimes, SBDG could have an
effect on the working assumptions in respect of gross floor area (GFA)
concession. There was no reason why the possible impact of SBDG in
combination with the proposed restrictions under the draft OZP should not be
acknowledged on a general level in the overall assessment of the adverse impact
on redevelopment intensity. CA also ruled that it was not open for the Board to
rely on the minor relaxation mechanism as one of the substantive reasons for
rejecting the representations.

' Hysan Group’s JR on the Causeway Bay OZP and the related appeals were heard by the Courts together with

another JR lodged by the Hysan Group in respect of the draft Wan Chai OZP.
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2.8 For REDA’s JR?, the Court of First Instance (CFI) handed down its judgment on
3.2.2015 allowing the JR, and ordered that the Board’s decisions on REDA’s
representations in respect of the four concerned OZPs were quashed and that the
decisions be remitted to the Board for reconsideration. With reference to the
CA’s judgment on the appeals arising from the JRs lodged by the Hysan Group
Companies, CFI ruled that the Board did not take into account the potential
combined effect of SBDG and the restrictions under the four draft OZPs on the
development potential of the sites’.  Both the Board and REDA have submitted
appeals against CFI’s judgment and the parties are attending to the formalities
regarding the disposal of the appeals.

Implication of Sustainable Building Design Guidelines on Building Profile

3.1 SBDG was first promulgated through practice notes for building professionals
issued by the Buildings Department in 2011. It establishes three key building
design elements i.e. building separation, building setback and site coverage (SC)
of greenery, with the objectives to achieve better air ventilation, enhance the
environmental quality of living space, provide more greenery particularly at
pedestrian level; and mitigate heat island effect. Compliance with SBDG is one
of the pre-requisites for granting GFA concessions for green/amenity features
and non-mandatory/non-essential plant rooms and services by the Building
Authority (Annexes C1 and C2). Such requirement would also be included in
the lease conditions of new land sale sites or lease modifications/land exchange.

3.2 SBDG and OZP are two different regimes. The former is mainly concerned
with detailed building design, while OZP is to illustrate broad land use zonings
and planning principles to guide development and redevelopments. For OZPs,
in general, restrictions on PR, BH, and/or SC will be stipulated where appropriate
in order to control the development intensity having regard to the local settings
and other relevant planning considerations including air ventilation. Stipulation
of BHRs on the OZP is an important means to prevent excessively tall and
out-of-context developments, especially for Hong Kong Island where there is
generally no statutory planning control on PR for “C” and “R(A)” zones. OZP
is more concerned with the general building bulk/mass, public space and major
air path in a wider district context. Hence, the implications of SBDG on the
building profile, particularly BH, and air ventilation of an area would be the
focus in the review of development restrictions on the OZP.

33 Since the specific and relevant building design requirements under SBDG can
only be determined at detailed building design stage and there are different
options or alternative approaches to meet the requirements, it would be difficult
to ascertain at early planning stage precisely the implications on individual

2

3

Against the Board’s decision to its four decisions not to proposed amendments respectively to four draft OZPs
respectively for the draft Wan Chai OZP, draft Mong Kok OZP, draft Yau Ma Tei OZP and draft Ngau Tau Kok
and Kowloon Bay OZP.

REDA’s JR was also allowed on grounds related to procedural unfairness, taken minor relaxation into account in
rejecting the representations, and breach of Tameside duty in respect of the air ventilation and building height
profile issues.
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development. The extent of implications of SBDG on the building profile can
only be estimated in general terms by adopting typical assumptions.

In brief, amongst the three key building design elements under SBDG, the SC of
greenery requirement is unlikely to have significant implication on the BH of a
building as greenery can be provided within the setback area, at podium floors or
in the form of vertical greening, etc. The implementation of the building
setback and building separation requirements may lead to a reduction in SC of
the podium/lower floors of a building (at Low Zone (0-20m)) and the GFA so
displaced has to be accommodated at the tower portion of the building, which
would result in increase in the number of storeys and thus BH. Details are set
out in Annexes D, Dla and D1b.

With assumptions® set out in Annexes D2 and D3, a typical commercial
building will have a height ranging from 118m to 126m for incorporating
building setback requirement and from 122m to 130m for incorporating building
setback cum separation requirements, whereas a composite building within
“R(A)” zone (with the lowest three floors for non-residential use and upper
portion for residential use) will have a height ranging from 90m to 93m and from
93m to 96m for implementing building setback and building setback cum
separation requirements respectively.

4. Scope of Review of Development Restrictions

4.1

4.2

4.3

To follow up on the Court’s rulings, a review of the development restrictions
including BHRs and requirements of NBA, BG and SB has been conducted for
all commercial, “R(A)” (and its subzones), “R(B)”, “R(E)” as well as “OU”
annotated “Mixed Use” (“OU(MU)”) zones on the OZP (Plan 4).

For GIC developments and other “OU” sites, they have special functional and
design requirements with a great variation in floor-to-floor height (FTFH) or
open air design to suit operational needs. As they provide spatial and visual
relief amidst the densely built environment, their current BHRs mainly reflect
their existing BHs unless there is known committed redevelopment proposal with
policy support. As there has been no substantial change in the planning
circumstances since 2010, a general review of the BHRs for the “Government,
Institution or Community” (“G/IC”) and “OU” sites other than “OU(MU)” sites
is considered not necessary.

The “R(C)” zone for sites in the Sau Wa Fong area, which is a well-preserved
terraced area located to the south of Queen’s Road East, is not covered by the
current review as the current BH restriction on the OZP, i.e. PR of 5 and 12
storeys was not part of the BHR review in 2010.

Including types of building (domestic, non-domestic or composite building), site classification and

corresponding permissible PR and SC under Building (Planning) Regulations (B(P)R), possible GFA
concessions, podium height up to 15m, floor-to-floor height (FTFH), provision of carpark at basement level and
refuge floor requirement.
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Building Height Concept on Current OZP

5.1

5.2

53

Set against the background of high redevelopment pressure in the area and the
tendency for developers to propose high-rise buildings to maximise views of the
harbour, the main purpose of BHRs is to provide better planning control on the
BH of development/redevelopments and to avoid excessively tall and
out-of-context developments which will adversely affect the visual quality of the
area.

The current BHRs were formulated based on a number of relevant considerations
including existing BH profile, topography, site formation level, local
characteristics, the waterfront and foothill setting, compatibility with
surroundings, predominant land use and development intensity, preservation of
views to the ridgelines, mountain backdrops and harbour, air ventilation, and a
proper balance between public interest and private development right.

The major principle for the current BHRs are to preserve the view to ridgelines
and mountain backdrops from the vantage points at the Cultural Complex in
Tsim Sha Tsui, West Kowloon Cultural District and Kai Tak Cruise Terminal
Park as well as the view to harbour from the Peak and Stubbs Road Lookout
Point. These are either strategic vantage points or important viewing point
frequented by the public. Given the existing high-rise developments in Wan
Chai North (Planning Area H25), and the northern part of the Area i.e. north of
Johnston Road/Hennessy Road, as well as the presence of residential
developments with relatively lower development intensity and BH in the inland
area to the south of Johnston Road/Wan Chai Road, the stepped height concept
ascending from the harbour and gradually arising towards landward side would
not be achievable. In general, height bands which commensurate with the
planning intention of the various land use zones as well as reflecting the majority
of the existing buildings/committed development are adopted (Plan 2A). Major
height bands are:

(a) For the “C” sites to the north of Johnston Road/Hennessy Road and to the
west of Tonnochy Road and around Times Square, 130mPD is stipulated
taking into account the high concentration of existing high-rise
developments in the Area and in Wan Chai North. Having regard to the
open amenity area near the Cross Harbour Tunnel and the low-rise GIC
cluster in the Wan Chai Sports Ground area, a more stringent BHR of
110mPD is imposed for “C” sites between Tonnochy Road and Percival
Street, so as to minimise the impact on the view of the harbour from the
Stubbs Road Lookout Point without adversely affecting the maximum
permissible development intensity of this area.

(b) For the existing commercial developments covered by the sub-zones of “C”,
including Wu Chung House, Times Square, QRE Plaza, Hopewell Centre,
and Three Pacific Place, the BHRs mainly reflect their existing BHs. For
the Ex-Wan Chai Police Married Quarters site covered by “C(4)”, the future
development is restricted to PR of 12 and BHR of 80mPD, taking into
account the recommendations of the Air Ventilation Assessment (AVA)
undertaken in 2010 (see paragraph 7 below) and the need to ensure
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compatibility with the adjacent Ex-Wan Chai Police Station, which is a
Grade 2 historic building to be preserved in-situ for adaptive re-use.

110mPD is stipulated for the “OU(MU)” zone bounded by Johnston
Road/Hennessy Road, Canal Road West, Morrison Hill Road and Wan Chai
Road in consideration of the general building height of composite buildings
with mixed residential and commercial uses.

For the residential sites, 110mPD and 100mPD are stipulated for those to
the north and south of Queens’ Road East respectively to maintain the
generally medium-rise residential character of the area and to provide a
stepped height profile compared with the developments at Kennedy Road
which has a higher ground level and the high-rise commercial buildings to
the north of Johnston Road. BHRs of 120mPD and 140mPD are
stipulated for the residential sites in the southern part of the Area, taking
into account the topography of the locality and/or the as-built condition.

6. Proposed Building Height Restrictions

6.1

6.2

Having considered the principles/concept of the current BHRs as set out in
paragraph 5 above as well as the implications of the SBDG requirements and the
updated working assumptions as mentioned in paragraph 3 above, the proposed
revisions to the BHRs are set out below.

For “C” sites:

“C” sites currently subject to BHR of 130mPD — BHR to be relaxed to 135mPD
(Plan 5)

(2)

As demonstrated in Annex D2, the estimated BH requirement for a typical
commercial development is about 118m to 130m with the incorporation of
SBDG requirements. Taking into account the existing site level (around
4mPD), it is proposed to relax the BHR of the “C” sites bounded by
Johnston Road in the south and Tonnochy Road in the east, and the “C”
sites bounded by Hennessy Road in the north and Percival Street (i.e.
around Times Square) in the east to 135mPD (Annex E1).

“C” sites currently subject to BHR of 110mPD - current BHR to be
maintained (Plan 5)

(b) The “C” sites bounded by Tonnochy Road/ Hennessy Road/ Percival Street/

Gloucester Road are currently subject to BHR of 110mPD. Despite the
estimated BH requirement about 118m to 130m for typical commercial
buildings (Annex D2) and the existing site levels (around 4mPD), the BHR
of these sites is proposed to be maintained at 110mPD so as to minimise the
impact on the view to harbour from Stubbs Road Lookout Point (Plans 6
and 9E). For the future redevelopments thereat, design approach and/or
lower FTFH would need to be adopted for the future redevelopment
without breaching the BHR of 110mPD (Annex E2). This is to achieve a
balance between development rights and public interest.
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“C(4)” Site currently subject to BHR of 80mPD — BHR to be relaxed to
110mPD (Plan 5)

(c) The “C(4)” site, which is located to the south of the historic building of
Ex-Wan Chai Police Station across Jaffe Road, is subject to a maximum PR
of 12. It is classified as a Class A site under the Building (Planning)
Regulations (B(P)R) and will be subject to the building setback requirement
under SBDG but not building separation®. Taking into account the
existing site level about 4mPD, a BHR of 110mPD would be required.
With the relaxation of the BHR from 80mPD to 110mPD, it would allow
greater flexibility for incorporation of various good building designs in the
future development to maintain wind permeability and improve the overall
built environment. In particular, through building setback, it will free up
the space at street level thereby offering the opportunity for improving the
existing pedestrian environment. Schematic illustration showing possible
improvements to the pedestrian environment is at Plans 12A and 12B.

Other “C” Subzones - current BHR to be maintained (Plan 5)

(d) For the existing commercial developments covered by the sub-zones of “C”
(mentioned in paragraph 5.3(b) and except “C(4)” as detailed in paragraph
6.2(c) above as well as sub-area (b) of “C(6)” as explained below),
relaxation of the BHRs is not required as the BHRs have already reflected
their existing building heights. The sub-area (b) of “C(6)” zone (adjoining
Pacific Place Phase 3) is subject to the current BHR of 120mPD. Taking
into account its mean site level of about 11mPD and the estimated BH
requirement for a typical commercial development is about 122m
(classified as a Class C site together with Third Pacific Place) with the
incorporation of SBDG requirements, it is proposed to relax the BHR of the
sub-area (b) of “C(6)” zone from 120mPD to 135mPD to align with other
“C” zones as recommended in paragraph 6.2(a).

6.3  For “OU(MU)” sites:

West of Hennessy Road Playground at Junction of Tonnochy Road and
Hennessy Road — BHR to be relaxed from 110mPD to 135mPD (Plan 5)

(a) As demonstrated in Annex D2, the estimated BH requirement for a typical
commercial development is about 118m to 130m with the incorporation of
SBDG requirements. Taking into account the existing site levels (around
4mPD-8mPD), it is proposed to relax the BHR to 135mPD (Annex E3).
However, two sites’ with a site level of about 8mPD may result in a
commercial building with maximum BH of 138mPD (i.e. 8mPD+130mPD)
which is 3m taller than the proposed BHR. These sites may need to adopt

5

6

The concerned sites are all less than 2ha and the maximum length of the street blocks is less than 60m, which do
not meet the criteria requiring building separation under SBDG (i.e. site area of > 2 ha; or proposing continuous
building facade > 60m).

Depending on the calculation of the mean site formation level, the two sites at 298 Hennessy Road/188 Wan
Chai Road and 302-308 Hennessy Road (existing building height (at main roof) are about S0mPD/82mPD and
105mPD respectively) may have a maximum mean site formation level of around 8mPD.
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design approach and/or lower FTFH for their future commercial
redevelopment so as not to breach the proposed BHR of 135mPD (Annex
E3).

East of Hennessy Road Playground — BHR to be relaxed from 110mPD to
135mPD (Plan 5)

(b) As demonstrated in Annex D2, the estimated BH requirement for a typical
commercial development is about 118m to 130m with the incorporation of
SBDG requirements. Taking into account the existing site levels (around
4mPD-9mPD), it is proposed to relax the BHR to 135mPD (Annex E3).
However, a few sites’ with a site level of about 9mPD may result in a
commercial building with maximum BH of 139mPD (i.e. 9mPD+130mPD)
which is 4m taller than the proposed BHR. These sites may need to adopt
design approach and/or lower FTFH for their future commercial
redevelopment so as not to breach the proposed BHR of 135mPD (Annex
E3).

6.4  For “R(A)” sites:

“R(A)” sites subject to BHR of 100mPD to the South of Queen’s Road East —
BHR to be relaxed to 110mPD (Plan 5)

(a) These sites are located at small street blocks and future redevelopment
thereat will be subject to the building setback but not building separation
requirement under SBDG’.  As demonstrated in Annex D3, the estimated
BH requirement for a typical “R(A)” composite building to incorporate
building setback to comply with SBDG is ranging from 90m to 93m.
Taking into account the site levels (around 6mPD-19mPD), it is proposed
to relax the BHR for the sites to 110mPD (Annex E4). Only two sites®
with site level exceeding 17mPD may need to adopt design approach and/or
lower FTFH for their future redevelopment so as not to breach the BHR of
110mPD.

“R(A)” site at 21-23A Kennedy Road — BHR to be relaxed from 120mPD to
140mPD (Plan 5)

(b) The existing level of the site is about 51.5mPD for the part abutting
Kennedy Road. To accommodate a typical composite building with
building setback requirement, it is proposed to relax the BHR to 140mPD.

7

8

The six sites 220, 222-228, 230, 232, 234-236 and 238-240 Wan Chai Road (existing building height (at main
roof) are ranging 32mPD-90mPD) may have a maximum mean site formation level of around 9mPD.

The two sites include 11A-11 Kennedy Street and 15-17 Kennedy Street (existing building heights (at main roof)
are about 38mPD) have site formation level ranging from around 18mPD to 19mPD, the required building
height for complying with SBDG requirements is about 112mPD.
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“R(A)” and “R(A)5” sites at Oi Kwan Road — BHR to be relaxed from 90mPD
to 110mPD (Plan 5)

(c) The current BHR for the two sites is 90mPD, which was imposed to reflect
the as-built condition. Taking into account the existing site levels (about
6mPD-7mPD) and the estimated BH requirement of 90m to 93m for a
typical “R(A)” composite building with incorporation of building setback
as required under SBDG’ (Annex E4), it is proposed to relax the BHR of
the sites to 110mPD to allow scope for incorporation of good design
features and more open and spacious environment at pedestrian level
together with the GIC cluster at Morrison Hill.

“R(A)” sites to the South of Queen’s Road East (to the south of Third Pacific
Place) and to the North of Queen’s Road East subject to BHR of 120mPD and
110mPD respectively — current BHR to be maintained (Plan 5)

(d) The existing levels of the sites subject to BHR of 120mPD to the south and
those subject to BHR of 110mPD to north of Queen’s Road East are about
16mPD and about 4mPD-7mPD respectively. Taking into account the
estimated BH requirement of 90m to 96m for typical “R(A)” composite
buildings (Annex D3), no relaxation of the current BHRs for these “R(A)”
sites is required.

6.5  The two “R(B)” zones at Kennedy Road are subject to 120mPD (surrounding
Phoenix Court at 39 Kennedy Road) and 140mPD (surrounding Monmouth
Terrace) respectively, with existing maximum sites level of about 37mPD and
64mpD respectively. They are Class A sites as classified under B(P)R and will
be subject to the building setback or both the building setback/building separation
requirements under SBDG’.  As demonstrated in Annex E5, a BH of about 86m
is required to cater for a pure residential development with permissible GFA
under B(P)R. For the “R(B)” sites at Monmouth Terrace, it is proposed to relax
the BHR to 150mPD. For the “R(B)” sites of Phoenix Court and the sites
surrounding Phoenix Court, no relaxation of the BHR of 120mPD is required, but
two sites’ with a site level of about 37mPD may result in a domestic building
with a BH of 123mPD (i.e. 37mPD + 86mPD) which is 3m taller than the current
BHR. These sites may need to adopt design approach and/or lower FTFH in its
future redevelopment in order not to breach the current BHR of 120mPD.

6.6 The “R(E)” sites at Queen’s Road East and Kennedy Road are subject to a
maximum BH of 100mPD and maximum domestic PR of 6.5 and non-domestic
PR of 1.0. They are Class B and Class A sites under B(P)R respectively and
will be subject to the setback but not building separation requirement under
SBDG’. The current BHR is able to accommodate the composite building
meeting the SBDG requirement. No relaxation of the current BHR is therefore
required.

’ The two sites are 33-35 Kennedy Road and 39 Kennedy Road (Phoenix Court). Their existing building heights (at
main roof) are about 53mPD and 71mPD respectively. Since the site formation level for the two sites are
ranging from about 35mPD to 37mPD at Kennedy Road, the required building height for complying with SBDG
requirements is about 123mPD.
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Review of Air Ventilation Measures

Air Ventilation Assessment

7.1

The air ventilation measures, including NBA, SB and BG requirements, on the
current OZP were formulated during the course of the BH review in 2010 before
SBDG was put in place. An updated AVA (EE) has been undertaken to assess
the air ventilation implications should the proposed revisions to BHRs mentioned
in paragraph 6 above be incorporated into the OZP to facilitate future
redevelopments in complying with SBDG. A copy of the AVA (2018) is at
Annex F1. Its major findings are as follows —

(2)

(b)

(©)

Despite OZP and SBDG being two different regimes, they both contribute
to a better built environment. SBDG is an administrative means to
promote sustainable building design by granting of GFA concessions. It
mainly aims to enhance building porosity to avoid screen wall effect and
promote air movement between developments to achieve better dispersion
and air mixing. While the adoption of SBDG in any buildings is entirely
a commercial decision of the developers, such requirement will be
included in the lease conditions of new land sale sites or lease
modifications/land exchanges. It is anticipated that the general wind
environment of the city would be improved in the long run when the
number of redeveloped buildings following SBDG increases gradually.

Relying on SBDG alone, however, would not be sufficient to ensure good
air ventilation at the district level as concerned building design measures
are drawn up on the basis of and confined to individual development sites.
The beneficial effect could be localised and may not have taken into
account the need of a wider area (e.g. building setback may not be aligned
or building separation may not be at the right location to enhance air
flow). Hence, incorporating air ventilation measures (such as NBA/BG/
SB) at strategic locations on the OZP to maintain major air paths or create
inter-connected air paths of district importance is still considered
necessary. Otherwise, provision of well-connected air paths of district
importance which is important to such densely developed area with poor
wind environment as Wan Chai could not be ensured.

Wind penetration and circulation in the Area mainly follow the existing
road networks and major open areas. The Wan Chai North area serves
as one of the major wind entrances to the Area for the sea breezes from
the north and the annual prevailing winds from the northern and eastern
quarters. Wind would enter the Area via several major open areas like
Wan Chai Sports Ground, Cross Harbour Tunnel portal, Fleming Road
Garden and penetrate through the Area via the existing major roads in
north-south alignment such as Fleming Road and Percival Street, as well
as those in east-west alignment such as Gloucester Road, Hennessy Road
and Leighton Road. For the annual and summer prevailing winds as
well as valley winds from the eastern and southern quarters, the Happy
Valley Recreation Ground to the southeast and the vegetated slopes to the
south of the Area form the major wind entrance and the wind then
penetrate through the Area via existing major roads like Canal Road East



(d)

(e)

-11 -

& West, Morrison Hill Road and Percival Street, as well as the existing
relatively low-rise GIC cluster at Morrison Hill. Some of the existing
local streets in north-south alignment could also facilitate the wind
circulation within the densely developed neighbourhood despite their
limited widths.

It is identified that the areas bounded by Hennessy Road to the north,
Wan Chai Road to the east and Queen’s Road East to the south are the
problematic areas due to the higher development density with tall
buildings and narrow streets. Under such high BH to street width (H/W)
ratio, it is difficult for wind from the roof top level to reach the street
level. Under such circumstances, BH alone ceases to be the key
consideration for the pedestrian wind environment of the area.
However, a general increase in BH for the commercial, mixed uses and
residential sites on the OZP would further elevate the already high urban
canopy created by tall buildings. A larger wind shadow would
inevitably be created in the downstream areas. Yet, the adoption of
SBDG’s design measures within the Area in future would enhance
building permeability, particularly around the low zone. Together with
the existing and future wind penetration along major air paths following
the road network and open areas, impact of the wind shadow on the
pedestrian wind environment would be alleviated. Hence, relaxing the
BHRs could allow flexibility for the incorporation of various design
elements including SBDG.

In general, to improve the wind environment at street level, widening of
narrow streets, reducing ground coverage, improving permeability among
buildings and developments and ensuring effective air paths of 15m wide
would be more relevant. The measures recommended in SBDG are
working towards this end and when implemented could serve the similar
purposes. While it is ideal that the width of air paths can be as wide as
possible, it is the prevailing practice that an effective air path should be at
least 15m in width for wind penetration. Such principle is in line with
the building setback and building separation requirements stipulated in
SBDG. Notwithstanding, for densely developed area such as Wan Chai,
widening of narrow streets at some locations, even with a final width of
less than 15m, could still benefit not only the local pedestrian
environment, but also the area in a wider context if the widening could be
implemented collectively.

SB Requirements for Narrow Streets Perpendicular to Queen’s Road East - to
be maintained

&

The south-western part of the Area between Johnston Road and Kennedy
Road is identified as an area of concern in respect of air ventilation.
Measures are required to provide and/or strengthen air passages. The
current SB requirements along (1) Wing Fung Street/Anton Street, (ii) St.
Francis Street/Gresson Street, (iii) Spring Garden Lane and (iv) Tai Yuen
Street/Yen Wah Steps could widen the existing local air paths which also
form part of the connected passages for penetration of south-southwest
and southwest summer prevailing winds (Plans 3, 3A to 3C). While it is
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preferable that existing air paths are widened to a minimum width of 15m,
this would impose severe constraints on the future redevelopment of the
sites along these narrow streets and, without the redevelopment, it would
in turn hinder the implementation of the SB requirements. Taking into
account the above practical situation, the current SB requirements for Im
to 2m from the lot boundary along these narrow streets are still considered
essential to benefit not only the local pedestrian environment, but also the
area in a wider context.

NBA at the junction of Oi Kwan Road and Tak Yan Street

(&)

The NBA at the junction of Oi Kwan Road and Tak Yan Street is
essential as it would provide a connected air path facilitating penetration
of winds from the south and sea breezes from the north between Morrison
Hill area and Gloucester Road via Tonnochy Road and Tak Yan Street
(Plans 3 and 3D). The NBA should be retained as it is beneficial to the
district-wide wind environment.

NBAs and BGs between Fleming Road and Stewart Road

(h)

The NBAs designated along the eastern and western boundaries of the
Ex-Wan Chai Police Station site, Ex-Wan Chai Police Married Quarter
site and BGs imposed on the eastern and western boundaries of Lockhart
Road Municipal Services Building site and the eastern boundary of
Hennessy Road Government Primary School site can break up the line of
building blocks along those streets upon redevelopment to facilitate some
penetration of sea breeze and localised air movement. However, these
NBAs and BGs are quite narrow and the wind entrance to these air paths
has been partially blocked by the existing high-rise developments in the
north (e.g. China Resources Building and Causeway Centre). They may
not be able to serve as district air paths in the Area. There are alternative
building design measures under SBDG (e.g. ventilated communal
gardens) that could serve similar air ventilation purpose for the locality.
Consideration should also be given to incorporate effective building
design measures such as minimisation of podia, greater building
permeability and suitable building disposition, etc. in the future
development/redevelopments at the Ex-Wan Chai Police Married
Quarters site, Lockhart Road Municipal Services Building site and
Hennessy Road Government Primary School site to facilitate wind
penetration in the north-south direction.

BG to the north of Ruttonjee Hospital

(1)

The BG above 19mPD designated to the north of Ruttonjee Hospital (i.e.
parts of sites at 93-99 and 101 Wan Chai Road) is narrow and elevated,
and it does not fully align with Fleming Road, which is one of the major
air paths in the Area (Plans 3 and 7). Hence, its effectiveness for wind
penetration is rather limited. Alternatively, the objective of having
better permeability along the street block for air movement could
similarly be met by incorporation of measures under SBDG. Hence, it
can be deleted.
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Proposed Revisions to Air Ventilation Measures

7.2

Based on the above findings as detailed in paragraph 7.1(a) to (i) above, the air
ventilation measures on the OZP are proposed to be revised as follows (Plans 5
and 7):

(a) to delete the NBAs along the eastern and western boundaries of the “OU
(Historical Building Preserved For Hotel, Commercial, Community and/or
Cultural Uses)” zone and along the eastern and western boundaries of the
“C(4)” zone;

(b)  to delete the BG requirements along the eastern and western boundaries of
the “G/IC” zone (Lockhart Road Municipal Services Building) between
Stewart Road and Fleming Road, and along the eastern boundary of the
“G/IC” zone between Hennessy Road and Thomson Road; and

(c) to delete the BG requirement at the “R(A)” sites at 93-99 and 101 Wan
Chai Road to the north of Ruttonjee Hospital.

8. Urban Design and Visual Consideration

8.1

8.2

In formulating the proposed BHRs, as mentioned in paragraph 5 above, the broad
urban design principles set out in the Urban Design Guidelines under the Hong
Kong Planning Standards and Guidelines (HKPSG) have been taken into account.
These include compatibility of the BH profile with the surroundings and
preserving the views to ridgelines/mountain backdrops and harbour from the
strategic vantage points/important public viewing point. As demonstrated in the
Visual Appraisal (Annex F2), with the proposed relaxation of BHRs, the
resultant BH profile would not affect the ridgelines and mountain backdrops of
Mount Cameron, Mount Nicholson, Mount Gough and The Peak. Though the
building bulk of the future redevelopments near the waterfront with the relaxed
BHR would be greater, blocking part of the view to harbour from Stubbs Road
Lookout Point, it is still considered not incompatible in scale with the
surroundings comprising mainly compact and mixed high-rise developments of
varying BHs and forms as illustrated in Plans 9, 9A to 9E. Moreover, the
visual impact in particular on the view to harbour from Stubbs Road Lookout
Point has been minimised by maintaining a BHR of 110mPD for the “C” sites
bounded by Tonnochy Road/Hennessy Road/Percival Street/Gloucester Road as
mentioned in paragraph 6.2(b) above.

In the long term, the BH profile of the area will mainly follow the BHRs on the
OZP, except for those existing and committed developments (such as approved
building plans) already exceeding the respective BHRs. When assessing the
propensity of redevelopment, developments having fewer number of storeys and
therefore smaller number of units would more likely undergo ownership
assembly. Besides, older buildings would have a greater opportunity for
redevelopments (especially for sites that have not been fully developed to the
maximum development potential). As such, developments with a building age
of 30 years or over and with a BH of 15 storeys or below are assumed to have
high redevelopment propensity. Hence, in order to illustrate the possible
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maximum impact on the skyline of the Wan Chai area, sites which have high
redevelopment propensity is assumed to be redeveloped up to the BHRs in the
photomontages shown in Plans 9, 9A to 9E.

In reality, however, subject to the use, size, configuration and classification of
individual sites and building design considerations, redevelopments may not be
necessarily be built up to the maximum BH limit. In this regard, further sets of
photomontages has been prepared to illustrate the possible visual impact of the
proposed BHR relaxation for (i) if the redevelopments are built according to their
individual BHs (i.e. rather than applying a unified BHR for all sites in preparing
the photomontage) required for accommodating the SBDG requirement and the
permissible intensity based on their site classification/considerations (Plans 10A
to 10E) and (ii) if the “OU(MU)” sites are to be redeveloped into a mix of both
commercial and residential developments based on the estimation of individual
site’s likelihood of redevelopment into these two uses (Plans 11A to 11E).

Responses to Representations No. R34 and R97

9.1

9.2

9.3

94

To follow up on the court orders, Representations R34 and R97 have been
re-examined with reference to the proposals set out in paragraphs 6 and 7 above,
Court’s rulings on the JRs and related appeals, and the prevailing circumstances
of the representation sites.

R34 (by the REDA) is a general representation mainly against the
BHR/NBA/BG/SB requirements and the rezoning of “C/R” sites, whereas R97
(by the LLT) is against the restrictions of specific sites within the “C” zone
particularly to the sites of No. 77 Leighton Road (Leighton Centre) & No. 99
Percival Street (Lee Theatre Plaza) (Plans 13, 13A and 13B).

The specific proposals raised by Representers include to delete the NBA, BG and
SB requirements from the Plan (R34); to relax the BHRs for the area north and
south of Hennessy Road to generally 130mPD and 150mPD respectively (R34);
and to relax BHR of surrounding neighbourhood to 200mPD or relax the BHR of
the Leighton Centre to 200mPD to reflect the approved building plans (R97)
(Plans 14A to 14E). Full set of the representations are at
Annexes G1 and G2.

Under the current BHR relaxation proposals, the BHRs for commercial site to the
north of Johnston Road/Wan Chai Road to the east of Tin Lok Lane (except the
sites within the street blocks bounded by Gloucester Road, Percival Street,
Hennessy Road and Tonnochy Road with BHR of 110mPD, and the site of Times
Square with BHR of 200mPD) will generally be relaxed to 135mPD.

Representation Representers’ Specific Current OZP Proposal

No. Proposal
R34 * Relax the BHRs for the area|* BHR of 135mPD (relaxed
(REDA) north and south of Hennessy from 130mPD) for the “C”

Road to generally 130mPD
and 150mPD respectively

sites bounded by Johnston
Road in the south and
Tonnochy Road in the east;
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* Delete NBA, SB and BG bounded by Hennessy Road

requirements in the north and Percival
Street in the east; and
sub-area (b) of “C(6)”. BHR
of 110mPD (relaxed from
80mPD) for the “C(4)” site.

* BHR of 135mPD (relaxed
from 110mPD) for the
“OUMMU)” sites bounded
by Wan Chai Road
/Morrison Hill Road/ Canal
Road West/ Hennessey
Road.

* NBA/BG requirements
deleted for the row of four
sites zoned “OU”, “C(4)”
and “G/1C» between
Fleming Road and Stewart
Road, and for the “R(A)”
site to north of Ruttonjee
Hospital.

* NBA and SB requirements
retained for street corner at
the junction of Oi Kwan
Road/Tak Yan Street and

the narrow streets
perpendicular to Queen’s

Road East respectively.
R97 e Relax BHR of the Leighton | * BHR of 135mPD (relaxed
(LLT) Centre/Lee Theatre Plaza and | from 130mPD) for the
their surrounding |  concerned “C” sites

neighbourhood to 200mPD or | (including Leighton Centre/
relax the BHR of the| Lee Theatre Plaza).

Leighton Centre to 200mPD
to reflect the development as
shown on the approved

building plans

The relaxed BHRs have taken into account the SBDG requirements and
permissible development intensity. There is no strong justification to further
relax the BHR to 150mPD for the area to the south of Hennessy Road and to
200mPD for the commercial sites of Leighton Centre/Lee Theatre Plaza and their
surrounding neighbourhood as it would result in the proliferation of excessively
tall buildings and affect the view to harbour from Stubbs Road Lookout Point.
The approved building plans could still be implemented subject to the provision
of the Buildings Ordinance.

In relation to air ventilation measures, it has been explained in paragraph 7 above
that the current SB requirements at the south-western part of the Area between
Johnston Road and Kennedy Road and the NBA at the junction of Oi Kwan Road
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and Tak Yan Street could enhance the air ventilation and are still required.
These measures are to be retained for benefitting the pedestrian wind
environment.

A summary of the representation grounds, including those related to issues other
than BHRs and air ventilation measures, and the responses of the Planning
Department (PlanD) in consultation with relevant government departments is at
Annexes H1 and H2.

During the publication of the representations in 2010, two comments i.e.
Commenter No. C1 and C2 were received from Designing Hong Kong Limited
and Mr. NG Yin Keung respectively opposing to Representations No. R34 and
R97. C1 does not contain any views on the specific matters raised in these
representations. C2 expresses the proposals made by R34 and R97 are solely
for benefit of the private or individual company. The comments are at Annexes
G3 and G4.

Should the Board agree to the proposed amendments to the OZP as detailed in
paragraph 10 below, Representers No. R34 and R97 and Commenters No. C1
and C2 will be informed accordingly. Representers No. R34 and R97 may
submit representations on the OZP for the Board’s consideration under section 6
of the Ordinance if they so wish.

Proposed Amendments to OZP

10. Amendments to Matters Shown on the Plan

10.1

Based on paragraphs 6 and 7 above, the following amendments to matters shown
on the draft Wan Chai OZP No. S/H5/27A (Annex B1) are proposed:

Item A — Revision of the BHR for the “C” zones bounded by Johnston Road in
the south and Tonnochy Road in the east, and the “C” zone bounded by Hennessy
Road in the north and Percival Street in the east from 130mPD to 135mPD;

Item B — Revision of the BHR for the “C(4)” zone at Jaffe Road/Lockhart Road
from 80mPD to 110mPD;

Item C — Revision of the BHR for the sub-area (b) of the “C(6)” zone at Wing
Fung Street from 120mPD to 135mPD;

Item D - Revision of the BHR for the “OU(MU)” zone bounded by Wan Chai
Road/Morrison Hill Road/Canal Road West/Hennessey Road from 110mPD to
135mPD;

Item E1 — Revision of the BHR for the “R(A)” zone to the south of Queen’s
Road East from 100mPD to 110mPD,;

Item E2 — Revision of the BHR for the “R(A)” zone at 21-23A Kennedy Road
from 120mPD to 140mPD;
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Item E3 — Revision of the BHR for the “R(B)” zone at Monmouth Terrace from
140mPD to 150mPD;

Item E4 — Revision of the BHR for the “R(A)” and “R(A)5” zones at O1 Kwan
Road from 90mPD to 110mPD;

Item F1 — Deletion of the NBA requirements to the two sides of the “OU
(Historical Building Preserved for Hotel, Commercial, Community and/or Cultural
Uses)” zone at Gloucester Road/Jaffe Road and stipulation of BHR of 4 storeys
for the area concerned;

Item F2 — Deletion of the NBA requirements to the two sides of the “C(4)” zone
at Jaffe Road/Lockhart Road and stipulation of BHR of 110mPD for the area
concerned;

Item G1 — Deletion of the BG requirement to the two sides of the “G/IC” zone of
Lockhart Road Municipal Services Building at 225 Hennessy Road and revision
of the BHR from 19mPD to 12 storeys for the area concerned;

Item G2 — Deletion of the BG requirement to the side of the “G/IC” zone of
Hennessy Road Government Primary School at 169 Thomson Road and revision
of the BHR from 19mPD to 8 storeys for the area concerned; and

Item G3 — Deletion of the BG requirement to the “R(A)” zone at parts of sites at

93-99 and 101 Wan Chai Road and revision of the BHR from 19mPD to 110mPD
for the area concern.

11. Amendments to the Notes of the OZP

11.1

Amendments to the Notes are proposed as follows:
NBA/BG

(a) Deletion of the Remark under “C” zone relating to the provision of the
NBA of the site of “C(4)” at Jaffe Road/Lockhart Road;

(b) Deletion of the Remark under “R(A)” zone relating to the provision of
BG to the parts of sites at 93-99 and 101 Wan Chai Road;

(c) Deletion of the Remark under “G/IC” zone requiring the provision of BG
to parts of the Lockhart Road Municipal Services Building at 225
Hennessy Road and Hennessy Road Government Primary School at 169
Thomson Road;

(d) Deletion of the Remark under “OU(Historical Building Preserved For
Hotel, Commercial, Community and/or Cultural Uses)” at Gloucester
Road/Jaffe Road requiring the provision of NBA; and
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Clarification of GFA/PR Exemption Clause

(e) Revisions to the exemption clause on maximum GFA/PR in the Remarks
for the “R(C)” zone to clarify that exemption of caretaker’s quarters and
recreational facilities are only applicable to those facilities for the use and
benefit of all the owners or occupiers of the domestic building or
domestic part of the building.

11.2  The proposed amendments to the Notes of the OZP (with additions in bold and
italics and deletions in ‘cross-out”) are at Annex B2 for Members’ consideration.

Revision to the Explanatory Statement of the OZP

The ES of the OZP is proposed to be revised to take into account the proposed
amendments as mentioned in the above paragraphs. Opportunity has been taken to
update the general information for various land use zones to reflect the latest status and
planning circumstances. The proposed amendments to the ES of the OZP (with
additions in bold and italic and deletions in ‘cross-out’) are at Annex B3 for Members’
consideration.

Plan Number

Upon exhibition for public inspection, the Plan will be renumbered as S/H5/28.

Consultation

Departmental Consultation

14.1 The proposed amendments to the draft Wan Chai OZP No. S/H5/27 have been
circulated to relevant government bureaux and departments for comment.
Representations No. R34 and R97 have also been circulated to relevant bureaux
and departments for re-examination.

14.2 The following government bureaux and departments have no objection to or no
adverse comments on the proposed amendments and representations:

(a) Planning Unit, Development Bureau,

(b) Harbour Unit, Development Bureau;

(c) District Lands Officer/Hong Kong East of Lands Department;

(d) Comments of the Commissioner for Transport

(e) Chief Building Surveyor/Hong Kong East and Heritage Unit of Buildings
Department

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

(2) Major Works Project Management Office, HyD;

(h) Chief Engineer/Railway Development 2-2, Railway Development Office,
HyD;

(1) Commissioner of Police;
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) Chief Engineer/Hong Kong & Islands, Drainage Services Department;

(k) Chief Engineer/Construction, Water Supplies Department;

D Project Manager (Hong Kong Island & Islands), Civil Engineering and
Development Department (CEDD));

(m)  Chief Engineer/Land Works, CEDD;

(n) Head of Geotechnical Engineering Office, CEDD;

(o) Direct of Fire Services;

(p) Chief Architect/Central Management Division 2, Architectural Services

Department;
(q) Director of Electrical and Mechanical Services;
(r) Director of Food and Environmental Hygiene;
(s) Director of Agriculture, Fisheries and Conservation;
(t) Director of Leisure and Cultural Services;

(u) Antiquities and Monuments Office;
(v) Chief Town Planner/Urban Design and Landscape of PlanD; and
(w)  District Officer (Wan Chai), Home Affairs Department.

Consultation with Wan Chai District Council and Public Consultation

14.3

The proposed amendments to the OZP are mainly a follow up consequential to
the Court’s rulings on the JRs and related appeals in respect of the draft Wan
Chai OZP No. S/H5/26. Subject to agreement of the proposed amendments by
the Board for gazetting under section 7 of the Ordinance, the Wan Chai District
Council will be consulted during the two-month statutory plan exhibition period.
Members of the public can submit representations on the OZP to the Board
during the same statutory plan exhibition period.

15. Decision Sought

Members are invited to:

(a) agree to the proposed amendments to the draft Wan Chai OZP and that the draft
Wan Chai OZP No. S/H5/27A (Annex B1) (to be renumbered as S/H5/28 upon
exhibition) and its Notes (Annex B2) are suitable for exhibition under section 7
of the Ordinance; and
(b) adopt the revised ES at Annex B3 for the draft Wan Chai OZP No. S/H5/27A as
an expression of the planning intentions and objectives of the Board for the
various land use zonings of the OZP and the revised ES will be published
together with the draft OZP.
Attachments
Annex Al & Ala Draft Wan Chai OZP No. S/H5/26 (reduced to A3 size) together with
Schedule of Amendments to the approved Wan Chai OZ No. S/H5/25
Annex A2 & A2a Amendment Plan No. R/S/H5/26-A2 together with Schedule of
Amendments
Annex A3 & A3a Draft Wan Chai OZP No. S/H5/27 (reduced to A3 size) together with

Schedule of Amendments to the draft Wan Chai OZ No. S/H5/26
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Annex B2
Annex B3

Annex C1

Annex C2
Annex D

Annexes Dla & D1b

Annex D2
Annex D3
Annex E1
Annex E2

Annex E3
Annex E4

Annex E5

Annex F1
Annex F2

Annexes G1 & G2
Annexes G3 & G4
Annexes H1 & H?2

Annex J1

Annex J2

Plan 1

Plan 2A
Plan 2B
Plan 3

Plan 3A
Plan 3B
Plan 3C

Plan 3D

Plans 3E to 3H

Plan 4
Plan 5
Plan 6

Plan 7

Plan 8
Plan 9
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Draft Wan Chai OZP No. S/H5/27A

Revised Notes for the draft Wan Chai OZP No. S/H5/27A

Revised Explanatory Statement for the draft Wan Chai OZP No.
S/HS5/27TA

APP-151 “Building Design to Foster a Quality and Sustainable Built
Environment”

APP-152 “Sustainable Building Design Guidelines” (SBDG)
Implications of SBDG on Building Profile

Ilustration on Implications of SBDG

Basic Building Profile — Commercial Building

Basic Building Profile — Composite Building

Assessment of Building Height — Commercial Sites in Wan Chai
(Building Height Restriction (BHR) to be relaxed to 135mPD)
Assessment of Building Height — Commercial Sites in Wan Chai (BHR
to be maintained at 110mPD)

Assessment of Building Height — Mixed Use Sites in Wan Chai
Assessment of Building Height — Residential (Group A) Sites in Wan
Chai

Assessment of Building Height — Residential (Group B) Sites in Wan
Chai

Air Ventilation Assessment by Expert Evaluation (2018)

Visual Appraisal

Representation No. 34 and Representation No. 97

Comment No. C1 and Comment No. C2

Summary of Representations and Responses to Representation No. 34
and Representation No. R97

TPB Paper No. 8764 for Consideration of Group 1 Representations and
Comments to Draft Wan Chai OZP No. S/H5/26 (Paper, Annex V and
Plans only)

Extract of the Confirmed Minutes of the TPB Meeting on 26.4.2011

Aerial Photo of Wan Chai

Current Building Height Restrictions

Building Height Restrictions imposed in 2010

Current Non-building Area, Building Gap and Setback Requirements
Site Plan of Set-Back Requirement at Wing Fung Street/Anton Street
Site Plan of Set-Back Requirement at St. Francis Street/Gresson Street
Site Plan of Set-Back Requirement at Spring Garden Lane/Tai Yuen
Street/Yen Wah Steps/Wan Chai Gap Road

Site Plan of Non-Building Area at Oi Kwan Road

Site Photos of Current Non-building Area, Building Gap and Setback
Requirements

Sites with Building Height Restrictions under Review

Proposed Building Height Restrictions

Photomontages of “C” sites (110mPD/135mPD) and “OU(MU)” sites
(135mPD) from Stubbs Road Lookout Point

Proposed Deletion of Non-building Area and Building Gap
Requirements

Consolidated Proposals of Development Restrictions

Viewing Points for Photomontages



Plans 9A to 9E

Plans 10A to 10E
Plans 11A to 11E

Plans 12A and 12B
Plans 13, 13A and 13B

Plans 14A to 14E

221 -

Photomontages of Building Height Profile Based on Maximum
Building Height Limit

Photomontages of Building Height Profile Based on Site Classification
Photomontages of Building Height Profile with Mixed Commercial and
Residential Developments

[lustrations of Potential Commercial Development at Jaffe Road
Location Plan, Site Plan and Photos Representations No. R34 and R97
and C1 and C2

Proposed Building Heights submitted by Representers No. R34 and
R97

PLANNING DEPARTMENT

APRIL 2018
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SCHEDULE OF AMENDMENTS TO
THE APPROVED WAN CHAI OUTLINE ZONING PLAN NO. S/H5/25
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

Amendments to Matters shown on the Plan

Item A — Stipulation of building height restrictions for the “Commercial” (“C”),
“Commercial(1)” (“C(1)”), “Commercial(2)” (“C(2)”), “Commercial(3)”
(“C(3)"), “Commercial(4)” (“C(4)”), “Commercial(5)” (“C(5)”),
“Commercial(6)” (“C(6)”), “Residential (Group A)” (“R(A)"),
“Residential (Group A)1” (“R(A)1”), “Residential (Group A)2”
(“R(A)2”), “Residential (Group A)3” (“R(A)3”), “Residential (Group
AY4” (“R(A)4”), “Residential (Group A)5” (“R(A)S5”), “Residential
(Group A)6” (“R(A)6”), “Residential (Group B)” (“R(B)”), “Government,
Institution or Community” (“G/IC”) and “Other Specified Uses” (“OU”)
zones.

Item B1

Rezoning of the “Commercial/Residential” (“C/R”) sites in the area to the
north of Johnston Road/Hennessy Road and in the area to the east of
Canal Road East to “C” and stipulating building height restrictions for the
zone.

Item B2 - Rezoning of the “C/R” sites in the area generally bounded by Wan Chai
Road, Morrison Hill Road and Oi Kwan Road to “R(AY’ and stipulating
building height restriction for the zone.

Ite;m B3v

Rezoning of the “C/R” sites in the area bounded by Johnston

* Road/Hennessy Road, Canal Road West, Leighton Road, Morrison Hill
Road and Wan Chai Road to “OU” annotated “Mixed Use” and stipulating
building height restriction for the zone.

ItemC - Rezoning of a site occupied by Harcourt House and a portion of Mass
Mutual Tower at Gloucester Road from “G/IC” to “C” and stipulating
building height restriction for the zone.

ItemD - Rezoning of a site occupied by Li Chit Garden at 1 Li Chit Street from
“G/IC” to “R(A)3” and stipulating building height restriction for the zone.

Item E Rezoning of a site occupied by No. 1 Star Street at 1 Star Street from
e ’ “G/IC” to “R{A)4” and stipulating building height restriction for the zone.

ItemF  — Rezoning of a site occupied by Hong Fook Building at 11-17 Kennedy
Street from “G/IC” to “R(A)” and stipulating building height restriction
for the zone.

Item G = - Rezoning of a site occupied by Oi Kwan Court at 28 Oi Kwan Road from
‘ : “G/IC” to “R(A)5” and stipulating building height restriction for the zone.

JItemH . - Rezoning of a site occupied by Connaught Commercial Building at 185
Wan Chai Road from “G/IC” to “R(A)6” and stipulating building height
restriction for the zone.
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Jtem J1

Item J2
Ttem K

Item L

Item M
Item N
Jtem P

Item Q
Jtem R
Item S

Items T1
and T2

Item U1

Item U2

Ttem U3

|

Rezoning of a site occupied by Wan Chai Police Station at 123 Gloucester
Road from “G/IC” to “OU” annotated “Historical Building Preserved for
Hotel, Commercial, Community and/or Cultural Uses” and stipulating
building height restriction for the zone.

Rezoning of a site occupied by Wan Chai Police Married Quarters at
219-227 Lockhart Road from “G/IC” to “C(4)” and stipulating building
height restriction for the zone.

Rezoning of a site occupied b.y Hung Shing Temple at 129-131 Queen’s
Road East from “R(A)” to “G/IC” and stipulating building height
restriction for the zone.

Rezoning of a site occupied by Southorn Centre at 130 Hennessy Road,
Southorn Garden at 2 O’Brien Road and Southorn Stadium at 111
Johnston Road from “G/IC” to “OU” annotated “Residential cum
Commercial, Government Offices and Community Facilities” and
stipulating building height restrictions for the zone.

Rezoning of a site occupied by QRE Plaza at 202 Queen’s Road East from
“Open Space” (“O”) to “C(3)” and stlpulatlng building height restriction

~ for the zone.

Rezoning of a site occupied by the existing elevated walkway connecting
QRE Plaza and Hopewell Centre at Queen’s Road East from an area
shown as ‘Road’ to “OU” annotated “Elevated Walkway”. -

Rezoning of a site oecupied'by Hopewell Centre at 183 Queen’s Road e

East/17 Kennedy Road from “R(A)” to “(,(5)” and stlpulatlng building
height restriction for the zone.

Rezoning of a portion of Wan Chai Park at Queen s Road East from
6‘G/IC7’ tO ‘4077

Rezoning of Tak Yan Street Children’s Playground at Tak Yan Street
from “G/IC” and “C/R” to “O”. -

Rezoning of Wing Ning Street Sitting-out Area at Wing Ning Street from

“C/R’? tO “O”.

Rezoning of a site occupied by Three Pacific Place at 1 Queen’s Road
East from “R(A)” to “C(6)” and stipulating building height restriction for
the zone and to rezone the adjoining Monmouth Path/Star Street from
“R(A)” to an area shown as ‘Road’.

Designation of non-building areas at the Wan Chai Police Station site and
the Wan Chai Police Married Quarters site.

Demarcation of strips of land within Lockhart Road Municipal Services
Building, Hennessy Road Government Primary School, and 93-99 and
101 Wan Chai Road sites subject to maximum building height of 19mPD.

Designation of a non-building area at the Lady Trench Training Centre
site at Tak Yan Street/Oi Kwan Road.



ItemV - Rezoning of the existing Oi Kwan Road, Sung Tak Street, Sung Yin Lane,
Salvation Army Street, Shiu Kin Lane, a portion of Wood Road, a portion
of Wing Cheung Street, a portion of Yat Sin Street and a portion of Tak
Yan Street from “G/IC” to areas shown as ‘Road’.

II. Amendments to the Notes of the Plan

(a) Incorporation of building height restrictions and a minor relaxation clause for
such restrictions in the Remarks of the Notes of the “C”, “C(1)” to “C(6)”,
“R(A)”, “R(A)1” to “R(A)6”, “R(B)”, “G/IC” and “OU” zones.

(b) Deletion of the set of Notes for the “C/R” zone.

() Incorporation of maximum plot ratio/gross floor area restrictions and a minor

" relaxation clause for the restrictions in the Remarks of the Notes for the “C(4)”

and “OU” annotated “Residential cum Commercial, Government Ofﬁces and
Community Facilities” zones.

(d Incorporation of minimum area/gross floor area restrictions for the provision of
public open space and/or Government, institution or community (GIC) facilities,
and a minor relaxation clause for the total gross floor area of GIC facilities in
the Remarks of the Notes for the “C(6)” and “R(A)3” to “R{A)6” zones.

(e) Incorporation of setback requirements for the “C(1)” zone fronting Yen Wah
Steps, various sites within the “R(A)” zone fronting Anton Street, Wing Fung
Street, Greeson Street, a section of St. Francis Street between Queen’s Road
East and St. Francis Yard, a section of Spring Garden Lane between Johnston
Road and Queen’s Road East and Tai Yuen Street, two sites within the “R(B)”
zone fronting Yen Wah Steps, and a site within the “G/IC” zone fronting Anton
Street, and a minor relaxation clause for such restrictions in the Remarks of the
Notes for the respective zones.

® Incorporation of minor relaxation clause for the non-building area restriction in
the Remarks of the Notes for the “C(4)”, “G/IC” zones in respect of the
Lockhart : Road - Municipal Services Building, Hennessy Road Government
Primary School and Lady Trench Training Centre sites, “R(A)” in respect of
the sites at 93-99 and 101 Wan Chai Road, and “OU” annotated “Historical - -
Building Preserved for Hotel, Commercial, Community and/or Cultural Uses”
zones.

(2) Incorporation of a clause to disregard basement floors in determining number
of storeys in the Remarks of the Notes for the relevant “G/IC” and “OU” zones.

(h) - Incorporation of separate Notes for the “OU” annotated “Mixed Use”, “Petrol
Filling Station”, “Historical Building Preserved for Cultural and Community
Uses”, “Historical Building Preserved for Hotel, Commercial, Community
and/or Cultural Uses”, “Residential cum Commercial, Government Offices and
Community Facilities” and “Flevated Walkway” zones.

Town Planning Board
24 September 2010
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SCHEDULE OF AMENDMENTS TO
THE DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/26
MADE BY THE TOWN PLANNING BOARD ON 29 JULY 2011
" UNDER SECTION 6F(8) OF
THE TOWN PLANNING ORDINANCE (Chapter 131)

Amendments to Matters Shown on the Plan

Amendments made under section 6F(8)

Item A1 - Annotating the Three Pacific Place site as sub-area (a) of the “Commercial
(6)” (“C(6)”) zone.

Item A2 - Rezoning of the site covering 8-10 and 12-18 Wing Fung Street from

“Residential (Group A)” to sub-area (b) of the “C(6)” zone and revision of
the building height restriction from 100mPD to 120mPD.

Amendments to the Notes of the Plan

- Amendments made under section 6F(8)

Revision to the Remarks in the Notes for the “C(6)” zone by including sub-areas (a) and (b),
stipulating a minimum setback requirement of Im from the lot boundary fronting Wing
Fung Street, and the requirement for planning permission for any in-situ conversion/
redevelopment of an existing building from a residential building to a commercial/office
building in sub-area (b). The minor relaxation clause in the Notes for the “C” zone is
amended correspondingly to specify its applicability to the setback requirement in the
“C(6)” zone.

Town Planning Board
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SCHEDULE OF AMENDMENTS TO
THE DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/26
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

L Amendments to Matters shown on the Plan

Item A~ Revision to the stipulated maximum building height (BH) for the
“Government, Institution or Community” (“G/IC”) zone at 271 Queen’s Road
East from 4 storeys to 110 metres above principal datum (mPD).

Itefn B ~ Rezoning of the sites at 99 Kennedy Road and 269 Queen’s Road East from
“G/IC” to “Residential (Group E)” (“R(E)”) and revision to the stipulated
maximum BH from 3,4 and 8 storeys to 100mPD.

Item C — Revision to the stipulated maximum BH for the “G/IC” zone at 77 Spring
Garden Lane from 5 storeys to 110mPD.

Item D — Revision to the stipulated maximum BH for the “G/IC” zone at 15 Hennessy
~ Road from 50mPD to 93mPD. '

Item E — Rezomning of the terraces and the stepped streets including ‘Sik On Street and
' -~ Schooner Street in Sau Wa Fong area as well as'St. Frarncis Street, St. Francis -
Yard and Kwong Ming Street from “Residential (Group A)”, “Residential
(Group C)” (“R(C)”), “G/IC” and “Open Space” to area shown as ‘Road’.

II.  Amendments to the Notes of the Plan

(a) Revision to the planning intention in the Notes for the “R(C)” zone.

) Replacement of the relaxation clause for plot ratio and BH restrictions in the
Remarks of the Notes for the “R(C)” zone by a minor relaxation clause for
such restrictions. '

(©) Incorporation of a set of Notes for the “R(E)” zone.

(d) Incorporation of requirements for a covered open space and minimum setback
for the site at 271 Queen’s Road East, as well as a requirement of minimum

setback for the site at 77 Spring Garden Lane in the Remarks of the Notes for
the “G/IC” zone.

Town Planning Board |
3 August 2012
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HONG KONG PLANNING AREA NO. 5

DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/27A

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)

(1) These Notes show the uses or developments on land falling within the boundaries of the
Plan which are always permitted and which may be permitted by the Town Planning
Board, with or without conditions, on application. Where permission from the Town
Planning Board for a use or development is required, the application for such permission
should be made in a prescribed form. The application shall be addressed to the Secretary of
the Town Planning Board, from whom the prescribed application form may be obtained.

(2) Any use or development which is always permitted or may be permitted in accordance with
these Notes must also conform to any other relevant legislation, the conditions of the
Government lease concerned, and any other Government requirements, as may be
applicable.

(3) (a) No action is required to make the existing use of any land or building conform to this
Plan until there is a material change of use or the building is redeveloped.

(b)  Any material change of use or any other development (except minor alteration and/or
modification to the development of the land or building in respect of the existing use
which is always permitted) or redevelopment must be always permitted in terms of
the Plan or, if permission is required, in accordance with the permission granted by
the Town Planning Board.

(c) For the purposes of subparagraph (a) above, “existing use of any land or building”
means -

(i)  before the publication in the Gazette of the notice of the first statutory plan
covering the land or building (hereafter referred as “the first plan’),

* ause in existence before the publication of the first plan which has continued
since it came into existence; or

* ause or a change of use approved under the Buildings Ordinance which
relates to an existing building; and

(i)  after the publication of the first plan,

* ause permitted under a plan which was effected during the effective period
of that plan and has continued since it was effected: or



4)

o)

(6)

N

(8

)

(10

S/H5/274
-2

a use or a change of use approved under the Buildings Ordinance which
relates to an existing building and permitted under a plan prevailing at the
time when the use or change of use was approved.

Except as otherwise specified by the Town Planning Board, when a use or material change
of use is effected or a development or redevelopment is undertaken, as always permitted in
terms of the Plan or in accordance with a permission granted by the Town Planning Board,
all permissions granted by the Town Planning Board in respect of the site of the use or
material change of use or development or redevelopment shall lapse.

Road junctions, alignments of roads and railway/tram tracks, and boundaries between
zones may be subject to minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or buildings are always
permitted as long as they comply with any other relevant legislation, the conditions of the
Government lease concerned, and any other Government requirements, and there is no
need for these to conform to the zoned use or these Notes. For temporary uses expected to
be over 5 years, the uses must conform to the zoned use or these Notes.

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except where the uses or developments are specified in Column 2 of
the Notes of individual zones:

(a)  provision, maintenance or repair of plant nursery, amenity planting, open space, rain
shelter, refreshment kiosk, road, bus/tram/public light bus stop or lay-by, cycle track,
Mass Transit Railway station entrance, Mass Transit Railway structure below ground
level, taxi rank, nullah, public utility pipeline, electricity mast, lamp pole, telephone
booth, telecommunications radio base station, automatic teller machine and shrine:

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities, waterworks
(excluding works on service reservoir) and such other public works co-ordinated or
implemented by Government: and

. (¢)  maintenance or repair of watercourse and grave.

In any area shown as ‘Road’, all uses or developments except those specified in paragraph
(7) above and those specified below require permission from the Town Planning Board:

on-street vehicle park, railway track and tram track.

Unless otherwise specified, all building, engineering and other operations incidental to and
all uses directly related and ancillary to the permitted uses and developments within the
same zone are always permitted and no separate permission is required.

In these Notes, “existing building” means a building, including a structure, which is
physically existing and is in compliance with any relevant legislation and the conditions of
the Government lease concerned.
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DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/27A

Schedl_lle of Uses

Page

COMMERCIAL 1

RESIDENTIAL (GROUP A) 4
RESIDENTIAL (GROUP B) 6
RESIDENTIAL (GROUP C) 8

RESIDENTIAL (GROUP E) 9
GOVERNMENT, INSTITUTION OR COMMUNITY 12
OPEN SPACE 14

OTHER SPECIFIED USES 15
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COMMERCIAL

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

Ambulance Depot

Commercial Bathhouse/Massage Establishment

Eating Place

Educational Institution

Exhibition or Convention Hall

Government Use (not elsewhere specified)

Hotel

Information Technology and
Telecommunications Industries

Institutional Use (not elsewhere specified)

Library

Off-course Betting Centre

Office

Place of Entertainment

Place of Recreation, Sports or Culture

Private Ciub

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container

vehicle)

Recyclable Collection Centre

Religious Institution

School

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

Broadcasting, Television and/or Film Studio

Flat

Government Refuse Collection Point

Hospital

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Petrol Filling Station

Residential Institution

Planning Intention

This zone is intended primarily for commercial developments, which may include uses such as
office, shop, services, place of entertainment, eating place and hotel, functioning as territorial
business/financial centre(s) and regional or district commercial/shopping centre(s). These

areas are usually major employment nodes.

(Please see next page)
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COMMERCIAL (Cont’d)

Remarks

(1} Nonew development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building heights, in terms of metres above Principal Datum, as stipulated on the
Plan, or the height of the existing building, whichever is the greater.

(2) On land designated “Commercial ( 1)”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of the maximum building height, in terms of metres above
Principal Datum, as stipulated on the Plan, or the hei ght of the existing building, whichever
is the greater, and a maximum non-domestic gross floor area of 78,740m>, of which a 8ross
floor area of not less than 1,961 m?at the lowest two levels (excluding basements) shall be
used for Government uses. A public open space of not less than 1,160m” shall be provided.
A minimum setback of Im from the lot boundary fronting Yen Wah Steps shall be
provided.

(3) On land designated “Commercial (2)”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of the maximum building height, in terms of metres above
Principal Datum, as stipulated on the Plan, or the height of the existing building, whichever
is the greater, and a maximum non-domestic gross floor area of 183,589m> A public open
space of not less than 3,017m” shall be provided.

4) On land designated “Commercial (3)” and “Commercial (5)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building shall
result in a total development and/or redevelopment in excess of the maximum building
height, in terms of metres above Principal Datum, as stipulated on the Plan, or the height of
the existing building, whichever is the greater.

(5) On land designated “Commercial (4)”, no new development, or addition, alteration and/or
modification to or redevelopment of an existin g building shall result in a total development
and/or redevelopment in excess of the maximum building height, in terms of metres above
Principal Datum, as stipulated on the Plan, or the hei ght of the existing building, whichever
is the greater, and a maximum non-domestic plot ratio of 12,

(6) On land designated “Commercial (6)”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of the maximum building height, in terms of metres above
Principal Datum, for sub-areas (a) and (b) as stipulated on the Plan, or the height of the
existing building, whichever is the greater, A public open space of not less than 1,650m? at
street Jevel shall be provided. A minimum setback of 1m from the lot boundary fronting
Wing Fung Street shall be provided. In addition, for sub-area (b), planning permission is
required for any in-situ conversion/redevelopment of an existing building from a
residential building to a commercial/office building. Such application for planning
permission shall be accompanied by a Traffic Impact Assessment.

(Please see next page)
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COMMERCIAL (Cont’d)

Remarks (Cont’d)

7 In determining the maximum non-domestic plot ratio/gross floor area for the purposes of
paragraphs (2), (3) and (5) above, any floor space that is constructed or intended for use
solely as car park, loading/unloading bay, plant room and caretaker’s office, provided
such use and facilities are ancillary and directly related to the development or
redevelopment, may be disregarded.

t)) Based on the individual merits of development or redevelopment proposal, minor
relaxation of the building height and plot ratio/gross floor area restrictions stated in
paragraphs (1) to (6) above may be considered by the Town Planning Board on
application under section 16 of the Town Planning Ordinance,

(9) Under exceptional circumstances, for a development or redevelopment proposal, minor
relaxation of: Hding ieti i the setback
requirement stated in paragraphs (2) and (6) above may be considered by the Town
Planning Board on application under section 16 of the Town Planning Ordinance.
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RESIDENTIAL (GROUP A)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

Ambulance Depot

Flat

Government Use (not elsewhere specified)

House

Library

Market

Place of Recreation, Sports or Culture

Public Clinic

Public Transport Terminus or Station
(excluding open-air terminus or station)

Residential Institution

School (in free-standing purpose-designed
building only)

Social Welfare Facility

Utility Installation for Private Project

Commercial Bathhouse/Massage Establishment

Eating Place

Educational Institution

Exhibition or Convention Hall

Government Refuse Collection Point

Hospital

Hotel

Institutional Use (not elsewhere specified)

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Office

Petrol Filling Station

Place of Entertainment

Private Club

Public Convenience

Public Transport Terminus or Station (not
elsewhere specified)

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Religious Institution

School (not elsewhere specified)

Shop and Services
Training Centre

In addition, the following uses are always
permitted (a) on the lowest three floors of a
building, taken to include basements; or {(b) in the
purpose-designed non-residential portion of an
existing  building, both excluding floors
containing wholly or mainly car parking,
loading/unloading bays and/or plant room:

Eating Place

Educational Institution
Institutional Use (not elsewhere specified)
Off-course Betting Centre
Office

Place of Entertainment
Private Club

Public Convenience
Recyclable Collection Centre
School

Shop and Services

Training Centre

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Planning Intention

This zone is intended primarily for high-density residential developments. Commercial uses
are always permitted on the lowest three floors of a building or in the purpose-designed
non-residential portion of an existing building.

Remarks

(1) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of the maximum building heights, in terms of metres above Principal Datum, as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

..........
inw - - Cl v waw

(2) On land designated “Residential (Group A)1”, a public open space of not less than
140m? at street level shall be provided.

3 On land designated “Residential (Group A)2”, a public open space of not less than 65m?>
at street level shall be provided.

4) On land designated “Residential (Group A)3”, a gross floor area of not less than
1,365m’ for Government, institution or community facilities and a public open space of
not less than 250m” at street level shall be provided.

(5)  On land designated “Residential (Group A)4”, a gross floor area of not less than
1,403m” for Government, institution or community facilities shall be provided.

(6)  On land designated “Residential (Group A)5”, a gross floor area of not less than
3,336m” for Government, institution or community facilities shall be provided.

(7)  Onland designated “Residential (Group A)6”, a gross floor area of not less than 384m>
for Government, institution or community facilities shall be provided.

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

(9 A minimum setback of lm from the lot boundary fronting Wing Fung Street, Anton
Street, the portion of St. Francis Street in between St. Francis Yard and Queen’s Road
East, Gresson Street, the portion of Spring Garden Lane in between Johnston Road and
Queen’s Road East, and Tai Yuen Street shall be provided.

(10}  Under exceptional circumstances, for a development or redevelopment proposal, minor
relaxation of the setback requirement stated in paragraph (9) above may be considered
by the Town Planning Board on application under section 16 of the Town Planning
Ordinance.
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RESIDENTIAL (GROUP B)

Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

Flat Ambulance Depot
Government Use (Police Reporting Centre, Eating Place

Post Office only) Educational Institution
House Government Refuse Collection Point
Library Government Use (not elsewhere specified)
Residential Institution Hospital
School (in free-standing purpose-designed Hotel

building only) Institutional Use (not elsewhere specified)
Utility Installation for Private Project Market

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container

vehicle)

Recyclable Collection Centre

Religious Institution

School (not elsewhere specified)

Shop and Services

Social Welfare Facility

Training Centre

Planning Intention

This zone is intended primarily for medium-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the
Town Planning Board.

(Please see next page)
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RESIDENTIAL (GROUP B) (Cont’d)

Remarks

(1) Nonew development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of the maximum building heights, in terms of metres above Principal Datum, as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

(2) A minimum setback of 1m from the lot boundary at 39 and 41 Kennedy Road fronting
Yen Wah Steps shall be provided.

(3)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restrictions stated in paragraph (1) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

4) Under exceptional circumstances, for a development or redevelopment proposal, minor
relaxation of the setback requirement stated in paragraph (2) above may be considered
by the Town Planning Board on application under section 16 of the Town Planning
Ordinance.
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RESIDENTIAL (GROUP C)

Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

Flat Government Use (not elsewhere specified)
Government Use (Police Reporting Centre, Public Utility Instailation

Post Office only) Residential Institution
House

Utility Installation for Private Project

Planning Intention

This zone is intended for low to medium-rise residential developments subject to specific plot
ratio and building height restrictions to preserve the local character and to avoid adverse visual,
air ventilation and traffic impacts from more intensive development.

Remarks

(1) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of
a maximum plot ratio of 5.0, and a maximum building height of 12 storeys, or the plot
ratio and height of the existing building, whichever is the greater.

(2)  Indetermining the maximum plot ratio for the purposes of paragraph (1) above, any floor
space that is constructed or intended for use solely as plant room; and caretaker’s office,
or-and caretaker’s quartersy-or and recreational facilities for the use and benefit of all the
owners or occupiers of the domestic building, provided such uses and facilities are
ancillary and directly related to the development or redevelopment, may be disregarded.

(3)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio and building height restrictions stated in paragraph (1) above
may be considered by the Town Planning Board on application under section 16 of the
Town Planning Ordinance.
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RESIDENTIAL (GROUP E)

Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

Ambulance Depot Commercial Bathhouse/Massage Establishment

Government Use (not elsewhere specified) Eating Place

Public Transport Terminus or Station Educational Institution

(excluding open-air terminus or station) Exhibition or Convention Hall

Utility Installation for Private Project Flat
Government Refuse Collection Point
Hospital
Hotel
House
Institutional Use (not elsewhere specified)
Library

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Market

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station (not
elsewhere specified)

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Religious Institution

Residential Institution

School

Shop and Services

Social Welfare Facility

Training Centre

(Please see next page)
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RESIDENTIAL (GROUP E) (cont’d)

In addition, the following uses are always
permitted (a) on the lowest three fioors of a
building, taken to include basements; or {b) in the
purpose-designed non-residential portion of an
existing building, both excluding floors
containing wholly or mainly car parking, loading/
unloading bays and/or plant room:

Eating Place

Educational Institution

Institutional Use (not elsewhere specified)
Off-course Betting Centre

Office

Place of Entertainment

Place of Recreation, Sports or Culture
Private Club

Public Clinic

Public Convenience

Recyclable Collection Centre

School

Shop and Services

Social Welfare Facility

Training Centre

Planning Intention

This zone is intended primarily to encourage the redevelopment of this area for residential use
on application to the Town Planning Board. The zoning is to facilitate appropriate planning
control over the development scale, design and layout of the development, taking into account
of various environmental, traffic and other infrastructural constraints.

Remarks

(D No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of a maximum domestic plot ratio of 6.5 and a maximum non-domestic plot ratio of 1.0
or the plot ratio of the existing building, whichever is the greater.

(2) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of the maximum building height, in terms of metres above Principal Datum, as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

(Please see next page)
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RESIDENTIAL (GROUP E) (cont’d)

Remarks (cont’d)

(3)  In determining the maximum plot ratio for the purposes of paragraph (1) above, any
floor space that is constructed or intended for use solely as car park, loading/unloading
bay, plant room; and caretaker’s office, or and-caretaker’s quarterss-ef and 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, may be disregarded.

(4)  Where the permitted plot ratio as defined in Building (Planning) Regulations is
permitted to be exceeded in circumstances as set out in Regulation 22(1) or (2) of the
said Regulations, the plot ratio for the building on land to which paragraph (1) applies
may be increased by the additional plot ratio by which the permitted plot ratio is
permitted to be exceeded under and in accordance with the said Regulation 22(1) or (2),
notwithstanding that the relevant maximum plot ratios specified in paragraph (1) above
may thereby be exceeded.

(5)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio and building height restrictions stated in paragraphs (1) and (2)
above may be considered by the Town Planning Board on application under section 16 of
the Town Planning Ordinance.
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GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

Ambulance Depot ‘

Animal Quarantine Centre (in Government
building only)

Broadcasting, Television and/or Film Studio

Cable Car Route and Terminal Building

Eating Place (Canteen, Cooked Food
Centre only)

Educational Institution

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Institutional Use (not elsewhere specified)

Library

Market

Place of Recreation, Sports or Culture

Public Clinic '

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

School

Service Reservoir

Social Welfare Facility

Training Centre

Wholesale Trade

Animal Boarding Establishment

Animal Quarantine Centre (not elsewhere
specified)

Correctional Institution

Driving School

Eating Place (not elsewhere specified)

Flat

Funeral Facility

Holiday Camp

Hotel

House

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Private Club

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or
Radio Transmitter Installation

Refuse Disposal Installation (Refuse Transfer
Station only)

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Zoo

Planning Intention

This zone is intended primarily for the provision of Government, institution or community
facilities serving the needs of the local residents and/or a wider district, region or the territory.
It is also intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs, and other

institutional establishments.

(Please see next page)
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont’d)

Remarks

(1 No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of the maximum building heights, in terms of number of storeys or metres above
Principal Datum, as stipulated on the Plan, or the height of the existing building,
whichever is the greater. Fhe 51 relopmen o-the-heighto

v s >

(2) A minimum setback of 1m from the lot boundary at 22 Hennessy Road fronting Anton
Street shall be provided.

(3) A minimum setback of 2m from the lot boundary at 77 Spring Garden Lane fronting
Spring Garden Lane shall be provided.

4) A minimum setback of 3m from the lot boundary at 271 Queen’s Road East fronting
Queen’s Road East and a covered open space of not less than 360m? at street level with
open-sided frontage along Queen’s Road East and Kennedy Road at 271 Queen’s Road
East shall be provided.

(5)  In determining the relevant maximum number of storeys for the purposes of paragraph
(1) above, any basement floor(s) may be disregarded.

(6)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restrictions stated in paragraph (1) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

(7)  Under exceptional circumstances, for a development or redevelopment proposal, minor
relaxation of the non-building area restrictions as stipulated on the Plan and the setback
requirement stated in paragraphs (2) to (4) above may be considered by the Town
Planning Board on application under section 16 of the Town Planning Ordinance.
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OPEN SPACE
Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board
Aviary Cable Car Route and Terminal Building
Field Study/Education/Visitor Centre Eating Place
Park and Garden Government Refuse Collection Point
Pavilion Government Use (not elsewhere specified)
Pedestrian Area Holiday Camp
Picnic Area Mass Transit Railway Vent Shaft and/or Other
Playground/Playing Field Structure above Ground Level other than
Public Convenience Entrances
Sitting Out Area Place of Entertainment
Zoo Place of Recreation, Sports or Culture
Private Club

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Religious Institution

Service Reservoir

Shop and Services

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of outdoor open-air public space for active
and/or passive recreational uses serving the needs of local residents as well as the general
public.
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OTHER SPECIFIED USES

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Comprehensive Redevelopment Area” Only

Commercial Bathhouse/Massage Establishment

Eating Place

Educational Institution

Flat

Government Refuse Collection Point -

Government Use (not elsewhere specified)

Hotel

Information Technology and
Telecommunications Industries

Institutional Use (not elsewhere specified)

Library

Market

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Recyclable Collection Centre

Religious Institution

School

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

Planning Intention

This zone is intended primarily to encourage the redevelopment of this area into commercial
uses with the provision of public open space and other supporting facilities. The zoning is to
facilitate appropriate planning control over the development mix, scale, design and layout of
development, taking account of various environmental, traffic, infrastructure and other
constraints.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

For “Comprehensive Redevelopment Area” Only (Cont’d)

Remarks

(1) The planning application is to be in the form of a master layout plan, accompanied by an
explanatory statement, showing the areas of proposed land uses, the nature, position,
dimensions and heights of all buildings to be erected on the area.

(2) No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building height, in terms of metres above Principal Datum, as stipulated on the
Plan, or the height of the existing building, whichever is the greater.

(3) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (2) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Mixed Use” Only

Schedule I: for non-residential building or non-residential portion
of a building upon development/redevelopment/conversion

Ambulance Depot Broadcasting, Television and/or Film Studio
Commercial Bathhouse/ Commercial Bathhouse/
Massage Establishment (in non-residential Massage Establishment (not elsewhere
building only) specified)
Eating Place Flat
Educational Institution Government Refuse Collection Point
Exhibition or Convention Hall Hospital
Government Use (not elsewhere specified) Mass Transit Railway Vent Shaft and/or
Hotel Other Structure above Ground Level other than
Information Technology and Entrances
Telecommunications Industries Petrol Filling Station
Institutional Use (not elsewhere specified) Residential Institution
Library Social Welfare Facility (not elsewhere specified)

Market

Off-course Betting Centre

Office

Place of Entertainment
Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenijence _

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)
Recyclable Collection Centre

Religious Institution

School

Shop and Services

Social Welfare Facility (excluding those involving
~ residential care)

Training Centre

Utility Instaliation for Private Project

Wholesale Trade

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For *Mixed Use” Only (Cont’d)

Schedule II: for residential building or residential portion of a building upon
development/redevelopment/conversion

Flat

Government Use (Police reporting Centre,
Post Office only)

House

Residential Institution

Social Welfare Facility (residential care
facility only)

Utility Installation for Private Project

Eating Place
Educational Institution
Government Refuse Collection Point
Government Use (not elsewhere specified)
Hotel
Institutional Use (not elsewhere specified)
Library
Mass Transit Railway Vent Shaft and/or
Other Structure above Ground Level other than
Entrances
Office
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding container vehicle)
Religious Institution
School
Shop and Services
Social Welfare Facility (not elsewhere specified)
Training Centre

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For *Mixed Use” Only (Cont’d)

Schedule III : for an existing building before redevelopment/conversion

Ambulance Depot

Exhibition or Convention Hall

Flat

Government Use (not elsewhere specified)

Hote)

House

Library

Market

Office

Private Club

Public Clinic

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Residential Institution

School (in a free-standing purpose-designed
building only)

Shop and Services (not elsewhere specified)

Social Welfare Facility

Utility Installation for Private Project

Broadcasting, Television and/or Film Studio
Commercial Bathhouse/Massage Establishment
Eating Place

Educational Institution

Government Refuse Collection Point

Hospital

Information Technology and
Telecommunications Industries

Institutional Use (not elsewhere specified)

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Public Convenience

Public Transport Terminus or Station

Recyclable Collection Centre

Religious Institution

School (not elsewhere specified)

Shops and Services (Motor-vehicle Showroom
and Printing, Publishing and Allied Industries
only)

Training Centre

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)
For “Mixed Use” Only (Cont’d)

In addition, the following uses are always
permitted (a) on the lowest three floors of a
building, taken to include basements; or (b) in
the purpose-designed non-residential portion of
a building, both excluding floors containing
wholly or mainly car parking, loading/
unloading bays and/or plant room:

Eating Place

- Educational Institution

Institutional Use (not elsewhere specified)
Off-course Betting Centre

Place of Entertainment
Place of Recreation, Sports or Culture
Public Convenience

Recyclable Collection Centre
Religious Institution
School

Training Centre

Planning Intention

This zone is intended primarily for mixed non-industrial land uses. Flexibility for the
development/redevelopment/conversion of residential or other uses, or a combination of various
types of compatible uses including commercial, residential, educational, cultural, recreational
and entertainment uses, either vertically within a building or horizontally over a spatial area, is
allowed to meet changing market needs, Physical segregation has to be provided between the
non-residential and residential portions within a new/converted building to prevent
non-residential uses from causing nuisance to the residents. Some commercial uses are always
permitted in an existing mixed use building before its redevelopment/conversion.

Remarks
(I)  No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of

the maximum building heights, in terms of metres above Principal Datum, as stipulated
on the Plan, or the height of the existing building, whichever is the greater.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

For *Mixed Use” Only (Cont’d)

Remarks (Cont’d)

(2)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (1) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

(3)  Upon development/redevelopment/conversion of a building to a mixed use development,
the residential and non-residential portions within a building shall be physically
segregated through appropriate building design. The provision of residential and
non-residential uses on the same floor will not be permitted. Under exceptional
circumstances, relaxation of the requirement for physical segregation and no inter-mixing
on the same floor may be considered by the Town Planning Board on application under
section 16 of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column ! Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Petrol Filling Station” Only

Petrol Filling Station Government Use (not elsewhere specified)
Public Utility Installation
Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of petrol filling station.

Remarks

(1) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of
the maximum building height, in terms of number of storey, as stipulated on the Plan, or
the height of the existing building, whichever is the greater,

(2) In determining the relevant maximum number of storeys for the purposes of paragraph (1)
above, any basement floor(s) may be disregarded.

(3)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (1) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)
Column ! Column 2
Uses always permitted Uses that may be permitted with

or without conditions on application

to the Town Planning Board

For “Historical Building Preserved for Cultural and Community Uses” Only

Exhibition or Convention Hall Educational Institution

Field Study/Education/Visitor Centre Public Utility Installation
Government Use Religious Institution

Institutional Use (not elsewhere specified) Utility Instaliation for Private Project
Library

Place of Recreation, Sports or Culture

Social Welfare Facility

Planning Intention

This zone is intended primarily for preserving the old post office building for cultural and

community uses.

Remarks

(D Any new development, major addition, alteration and/or modification to, or any
demolition of part of the existing building, requires permission from the Town Planning

Board under section 16 of the Town Planning Ordinance.

(2) No new development, or addition, alteration and/or modification to the existing building
shall result in a total development in excess of the maximum building height, in terms of
number of storeys, as stipulated on the Plan, or the height of the existing building,

- whichever is the greater.

(3) In determining the relevant maximum number of storeys for the purposes of paragraph (2)

above, any basement floor(s) may be disregarded.

(4) Based on the individual merits of a development proposal, minor relaxation of the building
height restriction stated in paragraph (2) above may be considered by the Town Planning

Board on application under section 16 of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Historical Building Preserved for Hotel,
Commercial, Community and/or Cultural Uses” Only

Eating Place Broadcasting, Television and/or Film Studio
Educational Institution Commercial Bathhouse/Massage Establishment
Exhibition or Convention Hall Office

Field Study/Education/Visitor Centre Private Club

Government Use Public Utility Installation

Hotel Public Vehicle Park (excluding container vehicle)
Institutional Use (not elsewhere specified) Religious Institution

Library Utility Installation for Private Project

Place of Entertainment

Place of Recreation, Sports or Culture

Residential Institution

School

Shop and Services (excluding motor-vehicle
showroom)

Social Welfare Facility

Training Centre

Planning Intention

This zone is intended primarily for preservation and adaptive re-use of the existing Wan Chai
Police Station building for hotel, commercial, community and/or cultural uses.

Remarks

(D Any new development, major addition, alteration and/or modification to, or any
demolition of part of the existing building, requires permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.

(2) No new development, or addition, alteration and/or modification to the existing building
shall result in a total development in excess of the maximum building height, in terms of
number of storeys, as stipulated on the Plan or the height of the existing building,
whichever is the greater.

(3) In determining the relevant maximum number of storeys for the purposes of paragraph (2)
above, any basement floor(s) may be disregarded.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

For “Historical Building Preserved for Hotel,
Commercial, Community and/or Cultural Uses” Only (Cont’d)

Remarks (Cont’d)

4) Based on the individual merits of a development proposal, minor relaxation of the building
height restriction stated in paragraph (2) above may be considered by the Town Planning
Board on application under section 16 of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Residential cam Commercial, Government Offices and Community Facilities” Only

Eating Place

Educational Institution

Exhibition or Convention Hall

Flat

Government Refuse Collection Point
Government Use

Institutional Use (not elsewhere specified)
Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than

Entrances
Off-course Betting Centre
Office

Library Public Utility Installation
Market Religious Institution
Place of Recreation, Sports or Culture School

Public Clinic Training Centre

Public Convenience

Recyclable Collection Centre
Residential Institution

Shop and Services

Social Welfare Facility

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for residential, commercial, Government offices and community
facilities uses.

(1)

2)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building heights, in terms of metres above Principal Datum, as stipulated on the
Plan, or the height of the existing building, whichever is the greater. A maximum domestic
gross floor area of 26,038m? and a maximum non-domestic gross floor area of 49,2831112,
of which not less than 40,000m” for Government, institution or community facilities, shall
be provided.

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of building height and gross floor area restrictions and any reduction in the gross
floor area provided for Government, institution or community facilities stated in paragraph
(1) above, may be considered by the Town Planning Board on application under section 16
of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Elevated Walkway” Only

Elevated Walkway Public Utility Installation
Government Use

Planning Intention

This zone is intended primarily for the development of an elevated walkway.



Annex B3 of
TPB Paper No. 10415

HONG KONG PLANNING AREA NO. 5

DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/274

EXPLANATORY STATEMENT




10.

11.

12.

13.

HONG KONG PLANNING AREA NO. 5

DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/274

EXPLANATORY STATEMENT

Contents

Introduction

Authority for the Plan and Procedures

Object of the Plan

Notes of the Plan

The Planning Scheme Area

Population

Building Height Restrictions in the Area

Land Use Zonings

8.1 Commercial

8.2  Residential (Group A)

8.3  Residential (Group B)

8.4  Residential (Group C)

8.5  Residential (Group E)

8.6  Government, Institution or Community
8.7 Open Space

8.8 Other Specified Uses

Land Development Corporation / Urban Renewal Authority

Development Scheme Plan Areas

Communications

Utility Services

Cultural Heritage

Implementation

T N S N (S I;-:
b
o

E $LEEEE®N

& & & &

(Page number to be revised)



- HONG KONG PLANNING ARFA NO. 5

DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/274

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)

EXPLANATORY STATEMENT

(Note: For the purposes of the Town Planning Ordinance, this statement shall not be deemed to
constitute a part of the Plan.)

1. INTRODUCTION

This explanatory statement is intended to assist an understanding of the draft Wan Chai Outline
Zoning Plan (OZP) No. S/H5/27A. 1t reflects the planning intention and objectives of the Town
Planning Board (the Board) for the various land use zonings of the Plan.

AUTHORITY FOR THE PLAN AND PROCEDURES

2.1

2.2

2.3

24

2.5

On 18 November 1965, the Board was directed to prepare an OZP for Wan Chai - Hong
Kong Planning Area No. 5. On 25 October 1968, the draft OZP No. LH 5/29 was exhibited
for public inspection under section 5 of the Town Planning Ordinance (the Ordinance).
Since then, the OZP had been amended fourteen times to reflect the changing
circumstances. :

On 4 July 1989, the then Governor in Council agreed to refer the draft Wan Chai OZP No.
S/H5/7 (renumbered from Plan No. S/H5/6) to the Board for further consideration and
amendment under section 9(1)(c) of the Ordinance. Since then, the OZP had been amended
four times and exhibited under section 5 or 7 of the Ordinance to reflect the changing
circumstances.

On 9 November 1999, the Chief Executive in Council (CE in C), under section 9(1)(a) of
the Ordinance, approved the draft Wan Chai OZP, which was subsequently renumbered as
S/H5/15. On 17 December 1999, the-approval-ofthe draft OZP-was-netified-inthe Gazette
and-the approved Wan Chai OZP No. S/H5/15 was exhibited for public inspection under
section 9(5) of the Ordinance.

On 10 October 2000, the CE in C referred the approved OZP No. S/H5/15 to the Board for
amendment under section 12(1)(b)(ii) of the Ordinance. Since then, the OZP had been
amended five times and exhibited under section 5 or 7 of the Ordinance to reflect the
changing circumstances.

On 11 March 2003, the CE in C, under section 9(1)(a) of the Ordinance, approved the draft
Wan Chai OZP, which was subsequently renumbered as S/H5/21. On 21 March 2003, the
approved Wan Chai OZP No. S/H5/21 was exhibited for public inspection under section
9(5) of the Ordinance.
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On 9 December 2003, the CE in C referred the approved Wan Chai OZP No. S/H5/21 to the
Board for amendment under section 12(1)(b)(ii) of the Ordinance. The OZP had been
amended once and exhibited under section 5 of the Ordinance to reflect the changing
circumstances.

On 13 September 2005, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Wan Chai OZP, which was subsequently renumbered as S/H5/23. On 30 September
2005, the approved Wan Chai OZP No. S/H5/23 was exhibited for public inspection under
section 9(5) of the Ordinance.

On 8 November 2005, the CE in C referred the approved Wan Chai OZP No. S/H5/23 to
the Board for amendment under section 12(1)(b)(ii) of the Ordinance.

On 16 December 2005 and 21 July 2006, the draft Urban Renewal Authority (URA)
Mallory Street/Burrows Street Development Scheme Plan (DSP) No. S/H5/URA1/1 and
Stone Nullah Lane/Hing Wan Street/King Sing Street DSP No. S/H5/URA2/1 were
respectively exhibited under section 5 of the Ordinance. By virtue of section 25(9) of the
Urban Renewal Authority Ordinance, the two DSPs from the said dates replaced the Wan
Chai OZP in respect of the areas delineated and described therein.

On 27 October 2006, the draft Wan Chai OZP No. S/H5/24, indicating the areas of the OZP
replaced by the URA Mallory Street/Burrows Street DSP and Stone Nullah Lane/ Hing
Wan Street/King Sing Street DSP, as well as incorporating zoning amendmenis to reflect
completed developments, amendment to the Notes of “Commercial” zone of the OZP in
accordance with the revised Master Schedule of Notes to Statutory Plans endorsed by the
Board and amendment to the Notes of “Residential (Group A)” (“R(A)”) zone to specify
open space requirements in “Residential (Group A)1” (“R(A)1”) and “Residential (Group
A)2” (“R(A)2”) zones, was exhibited for public inspection under section 5 of the
Ordinance. me-the oxhibition peried;ne-representation-wasreceived

On 6 November 2007, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Wan Chai OZP which was subsequently renumbered as S/H5/25. On 16 November
2007, the Plan approved Wan Chai OZP No. S/H5/25 was exhibited for public inspection
under section 9(5) of the Ordinance. :

On 4 November 2008, the CE in C referred the approved Wan Chai OZP No. S/H5/25 to
the Board for amendment under section 12(1)(b)(ii) of the Ordinance. The reference back
of the OZP was notified in the Gazette on 14 November 2008 under section 12(2) of the
Ordinance.

On 24 September 2010, the draft Wan Chai OZP No. S/H5/26 was exhibited for public
inspection under section 5 of the Ordinance. The Plan incorporated amendments to impose
building height restrictions for various zones, to rezone the “Commercial/ Residential”
(“C/R”) sites to “Commercial” (“C”), “R(A)” or “Other Specified Uses” (“OU”) annotated
“Mixed Use” zone {“OUMU)”), and to amend the zonings of various sites to reflect the
planning intention for the sites or the as-built conditions.

Upon the expiry of the two-month exhibition period, a total of 106 representations were
received. On 3 December 2010, the representations were published for 3 weeks for public
comments. A total of 293 comments were received.
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On 26 April 2011, after giving consideration to the representations and comments under
section 6B(1) of the Ordinance, the Board decided to propose amendments to the Plan to
partially meet 3 representations (No. R98 to R100) in respect of the sites at 8-10 and 12-18
Wing Fung Street and not to uphold the remaining representations. On 13 May 2011, the
Board agreed that the proposed amendments, which include the rezoning of the site at 8-10
and 12-18 Wing Fung Street from “R(A)” to a sub-area of “C” with a building height
restriction of 120mPD and a requirement that any redevelopment for commercial/office use
be subject to the approval by the Board to ensure that there would be no adverse traffic
impact, were suitable for publication for further representation under section 6(C)2 of the
Ordinance. On 20 May 2011, the proposed amendments were published under section
6C(2) of the Ordinance for 3 weeks for further representations.

Upon the expiry of the 3-week publication period, 2 further representations were received.
On 29 July 2011, after giving consideration to the further representations in accordance
with section 6F of the Ordinance, the Board decided to amend the Plan draft OZP by the
proposed amendments as further varied during this meeting and such amendments shall
form part of the draft Wan Chai OZP No. S/H5/26. The amendments include rezoning the
subject site from “C(7)” to “C(6)” as shown on Plan No. R/S/H5/26 — A2 and amending the
Notes of the “C” zone by including sub-areas (a) and (b) in the “C(6)” zone for the Three
Pacific Place site and the subject site respectively as well as deleting the Remarks for
“C(7)” zone. In accordance with section 6H of the Ordinance, the Plan draft OZP shall
thereafter be read as including the amendments.

On 25 July 2011, four Judicial Review (JR) applications were filed against the Board’s
decisions not to meet iheir representations. Leaves for JR applications and an order of stay
of the submission of the OZP to CE in C were granted by the Court.

On 3 August 2012, the draft Wan Chai OZP No. S/H5/27-(hePlan} incorporating the
amendments mainly to rezone the sites at Lui Kee Education Service Centre at Queen’s
Road East and Wan Chai Polyclinic at Kennedy Road from “Government, Institution or
Community” (“G/IC”) to “Residential (Group E)”, to amend the building height restrictions
for the “G/IC” zones covering the Methodist International Church at Queen’s Road East,
the Duke of Windsor Social Service Building at Hennessy Road and the Church of Christ in
China, Wanchai Church at Spring Garden Lane as well as to rezone the area in Sau Wa
Fong from “R(A)”, “Residential (Group C)” (“R(C)”), “G/IC” and “Open Space” (“O”) to
area shown as ‘Road’, was exhibited for public inspection under section 7 of the Ordinance.
Upon expiry of the two-month exhibition period, a total of 223 representations were
received. On 26 October 2012, the representations were published for 3 weeks for public
comments. A total of 2 comments were received. On 22 February 2013, the Board
decided not to uphold the representations after giving consideration to the
representations and comment.

The Board’s decisions on some representations were the subjects of JR applications.
According to the Court’s rulings on the JR applications and the related appeals, the
Board’s decision made on 26 April 2011 in respect of those representations related to the
JR applications had to be remitted to the Board for consideration. A review of the

development restrictions on the draft OZP was therefore conducted.

- On XX XX.XXXX, the draft Wan Chai OZP No. S/H5/28 (the Plan), incorporating

mainly amendments to the building height restrictions for the “C”, “C(4)”, sub-area (b)
Jor “C(6)”, “OUMU)”, “R(A)”, “R(A)5” and “Residential (Group B)” (“R(B)”) sites,



-4 - S/H5/27A

and deletion of the non-building area and building gap requirements for the “C(4)”,
“OU” annotated “Historical Building Preserved for Hotel, Commercial, Community
and/or Cultural Uses”, “G/IC” and “R(A)” sites and stipulation/revision to the building
height restrictions for the areas concerned were exhibited for public inspection under
section 7 of the Ordinance. '

OBJECT OF THE PLAN

3.1

32

3.3

The object of the Plan is to indicate the broad land use zonings and major road networks so
that development and redevelopment within the Planning Scheme Area (the Area) can be
put under statutory planning control.

The Plan is to illustrate the broad principles of development within the Area. It is a small-
scale plan and the transport alignments and boundaries between the land use zones may be
subject to minor adjustment as detailed planning proceeds.

Since the Plan is to show broad land use zonings, there would be situations in which small
strips of land not intended for building development purposes and carry no development
right under the lease, such as the areas restricted for garden, slope maintenance and access
road purposes, are included in the residential zones. The general principle is that such areas
should not be taken into account in plot ratio and site coverage calculations. Development
within residential zones should be restricted to building lots carrying development right in
order to maintain the character and amenity of the Wan Chai area and not to overload the
road neiwork in this area.

NOTES OF THE PLAN

4.1

4.2

Attached to the Plan is a set of Notes which shows the types of uses or developments which
are always permitted within the Area and in particular zones and which may be permitted
by the Board, with or without conditions, on application. The provision for application for
planning permission under section 16 of the Ordinance allows greater flexibility in land use
planning and control of development to meet changing needs.

For the guidance of the general public, a set of definitions that explains some of the terms
used in the Notes may be obtained from the Technical Services Division of the
Planning Department and can be downloaded from the Board’s website at
http://www.info.gov.hk/tpb.

THE PLANNING SCHEME AREA

5.1

52

The Area is bounded by Gloucester Road to the north; Percival Street to the east: Leighton
Road, Queen’s Road East and Kennedy Road to the south; and Monmouth Path and
Arsenal Street to the west. The boundaries of the Area are shown by a heavy broken line on
the Plan. The area covered by the Plan is approximately 89.18 hectares.

The original Wan Chai shore-line was in the vicinity of Queen’s Road East and Wan Chai
Road. By 1920, reclamation had extended out to the present alignments of Johnston Road
and Hennessy Road. Development on this reclamation took the form of 3 to 4 storeys
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tenement blocks on small sites fronting narrow streets Wlth virtually no provision for open
space and community facilities.

In the 1920s, further reclamation was carried out up to the line of Gloucester Road.
Development on this reclamation followed a grid pattern with wider streets and most
buildings were 3 to 5 storeys tenements. At that time, little provision was made for public
open space and community facilities.

Wan Chai has now been developed into an area characterised by a mixture of commercial
and residential developments. Along Queen’s Road East, there is a trend towards more
intensive commercial development. The area to the south of Johnston Road contains some
new buildings amidst low-rise pre-war residential buildings, many of which are in a
dilapidated state. Any meaningful improvement in that area will have to rely on more
comprehensive urban renewal programmes.

POPULATION

on the 201 6 Populatton By-Census, the populatton of the Area was esttmated by the Planning
Department as about 58,900. It is estimated that the planned population of the Area would be
about 83,540.

BUILDING HEIGHT RESTRICTIONS IN THE AREA

7.1

7.2

7.3

In order to provide better planning control on the development intensity and building height
upon development/redevelopment and to meet public aspirations for greater certainty and
transparency in the statutory planning system, a review of the Wan Chai OZP-has-been was
undertaken in 2010 with a view to incorporating appropriate building height restrictions on
the Plan for various development zones. In the absence of building height control, tall
buildings may proliferate at random locations and the scale may be out-of-context in the
locality, resulting in negative impacts on the visual quality of the Area. In order to prevent
excessively tall or out-of-context buildings, preserve views to the ridgeline and to provide
better control on the building heights of developments in the Area, building height
restrictions are imposed on various development zones on the Plan.

The building height restrictions are to preserve the view to ridgelines and mountain
backdrops from the vantage point at the Cultural Complex in Tsim Sha Tsui, West
Kowloon Cultural District and Kai Tak Cruise Terminal Park, and the view to harbour
from the Peak and Stubbs Road Lookout Point. As Wan Chai North has already been
developed as a Central Business District (CBD) extension with high-rise office buildings
blocking the ridgeline of Wan Chai Gap when viewed from the Tsim Sha Tsui Cultural
Complex and West Kowloon Cultural District, the stepped building height concept
ascending-from the harbour and gradually rising towards inland would not be achievable.
Height bands which-commensurate with the planning intention of the various land use
zones as well as reflecting the majority of the existing buildings/committed developments
are adopted.

To comply with the Court’s rulings on the JR applications and related appeal§ on the
draft OZP No. S/H5/26, a review of the building height restrictions taking into account



7.4

7.5

-6 - S/HS5/27A4

the implications of Sustainable Building Design Guidelines (SBDG) and permissible
development intensity was conducted in 2018. To provide flexibility for future
redevelopment to comply with SBDG, A a building height of 130 135 metres above
Principal Datum (mPD) is generally imposed for the commercial sites (except the sites
bounded by Gloucester Road, Percival Street, Hennessy Road and Tonnochy Road) and
“OUMU)?” sites; a building height of 110mPD is imposed for the “C(4)” site, a building
height of 135mPD is imposed for the sub-area (b) of “C(6)” site, a building height of
110mPD is generally imposed for the residential sites to the north and to the south of
Queen’s Road East; building heights of 120mPD, 140mPD and 150mPD are imposed
for the reszdentml sites in the southem part of the Area. ﬁerth—eil—Henﬂessy

regard to the open amemty area near the Cross Harbour Tunnel portal and the low-rise
Government, institution or community (GIC) cluster in the Wan Chai Sports Ground area, a
more stringent bulldmg helght restriction of 110mPD is imposed on the commercial area to

he-north e A hyRoad-bounded by Gloucester Road,
Percival Street, Hennessy Road and T onnochy Road to minimise the impact on the view

of the harbour from the Stubbs Road Lookout Pomt. %theut—adversel-}#aﬁfeetmg—the

existing commercial developments covered by the sub—zones of “C ” mcludmg Wu
Chung House, Times Square, QRE Plaza, Hopewell Centre, and Three Pacific Place, the
building height restrictions mainly reflect the completed developments .

Specific building height restrictions for the “Government, Institution or Community”
(“G/IC”) and “OU” zones in terms of number of storeys or mPD, which mainly reflect the
existing and planned building heights of development, have been incorporated into the Plan
to provide visual and spatial relief to the high density environment of the Area.

An Expert Evaluation on Air Ventilation Assessment (AV A)-has-been was undertaken in
2010 (AVA 2010) to assess the existing wind environment and the likely impact of the
propesed building helghts of the development 31tes wrthln the Area on the pedestrlan wind
environment. 0

requﬁements—meerperle—mte

F-6—n—general;—the-The major prevailing annual wind comes from the east and northeast

directions, and the prevailing summer wind mainly comes from the southerly quarters
directions. For wind coming from the east over Victoria Harbour and Causeway Bay, the
wind will flow along the major east-west roads such as Gloucester Road, Jaffe Road,
Lockhart Road, Hennessy Road, Johnston Road, Queen’s Road East and Kennedy Road.
For wind coming from the north-east, it will penetrate into the Area through the Wan Chai -
Sports Ground and the greenery area immediately outside the Cross Harbour Tunnel and
penetrate into the north-south streets between Gloucester Road and Hennessy Road. The
prevailing southerly summer wind is channeled through the valley wind system along Wan
Chai Gap Road and Wong Nai Chung Gap Road over the open fields and race course in
Happy Valley through the Area. Also, some downhill air movement (katabatic wind) over
the vegetated hill slopes is expected at the south-western boundary of the Area.
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746 To facilitate better air ventilation in the Area, the AVA 2010 has recommended that the

7.7

7.8

existing open space and the low-rise GIC developments in the Area should be maintained.
In particular, the low-rise character of the GIC cluster at Morrison Hill is maintained to
facilitate the penetration of the prevailing southerly wind from Wong Nai Chung Gap
Road over the open fields and race course in Happy Valley through the Area. -Also,
opportunities should be taken to widen the north-south aligned roads to improve the
existing air paths as well as creating new air paths by aligning the north-south road
junctions as far as practicable. Furthermore, in order to further improve air ventilation
condition, future developments are encouraged to adopt suitable design measures to
minimise any possible adverse air ventilation impacts. These include greater permeability
of podium, wider gap between buildings for better ventilation and minimizing the blocking
of air/wind flow through positioning of building towers and podiums to align with the
prevailing wind directions, as appropriate. ‘

An updated AVA was conducted in 2018 (AVA 2018) to assess the impact of relaxing the
building height restrictions for the “C”, “C(4)”, sub-area (b) of “C(6)”, “OUMU)”,
“R(A4)”, “R(A)5” and “R(B)” sites, and review the non-building area, setback and
building gap requirements on the OZP to provide flexibility for future redevelopments to
comply with SBDG. It is recognised that the adoption of SBDG’s design measures
within the Area in future would enhance building permeability, particularly around the
low zone. Relying on SBDG alone would not be sufficient to ensure good air ventilation
at the district level as concerned building design measures are drawn up on the basis of
and confined to individual development sites. The beneficial effect could be localised
and may not have taken into account the need of a wider area. Hence, designation of
non-building area and building gap requirements at strategic level on the OZP to
maintain major air paths or create inter-connected air paths of district importance is still
considered necessary. As a result, the non-building area at the junction of Tak Yan
Street and Oi Kwan Road to facilitate air flow between the northern and southern
portions as well as the setback requirements along several narrow streets including Wing
Fung Street, Anton Street, St. Francis Street, Gresson Street, Spring Garden Lane, Tai
Yuen Street and Yen Wah Steps for penetration of south-southwest and southwest
summer prevailing winds are considered essential and should be maintained. If
non-building area and building gap designations are considered to benefit local air

~ ventilation, they can be deleted from the OZP but supplemented by alternative effective

building design measures such as minimisation of podia, greater building permeability
and  suitable  building  disposition, etc. in the detailed design of
development/redevelopment which could also serve similar air ventilation purpose for

the locality.

In general, a minor relaxation clause in respect of building height restrictions is
incorporated into the Notes of the Plan in order to provide incentive for developments/
redevelopments with planning and design merits and to cater for circumstances with
specific site constraints. Each planning application for minor relaxation of building height
restriction under section 16 of the Ordinance will be considered on its own merits and the
relevant criteria for consideration of such application are as follows :

(a) amalgamating smaller sites for achieving better urban design and local area
improvements;
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(b) accommodating the bonus plot ratio granted under the Buildings Ordinance in
relation to surrender/dedication of land/area for use as a public passage/street
widening;

(©) providing better streetscape/good quality street level public urban space;
(d providing separation between buildings to enhance air and visual permeability;

(e) accommodating building design to address specific site constraints in achieving the
permissible plot ratio under the Plan; and

® other factors such as need for tree preservation, innovative building design and
planning merits that would bring about improvements to townscape and amenity of
the locality and would not cause adverse landscape and visual impacts.

7.9 However, for any existing building with building height already exceeding the building
height restrictions in terms of mPD and/or number of storeys as shown on the Notes of the
Plan and/or stipulated on the Plan, there is a general presumption against such application
for minor relaxation unless under exceptional circumstances.

Non-Building Areas

710 in-erderto-maintainthe-existing air path-lowing over the-four north-south-ali “GAC™

....
Cl Ny e
o

site-and-the-Wan-Chai Police Married-Quarters-site—A non-building area is also designated
at the north-eastern corner of the Lady Trench Training Centre site at 44 Oi Kwan Road to
facilitate air penetration from Morrison Hill through Tak Yan Street to Tonnochy Road. As
designation of non-building area is primarily for the purpose of above ground air
ventilation, the non-building area requirement will not apply to underground
developments. No above ground structure is allowed, except that landscape feature,
boundary fence/boundary wall or minor structures that is designed to allow high air
porosity may be allowed.
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74211 In addition, a minimum setback of 1m from the lot boundary fronting Wing Fung Street,
Anton Street, the portion of St. Francis Street between St. Francis Yard and Queen’s Road
East, Gresson ‘Street, the portion of Spring Garden Lane between Johnston Road and
Queen’s Road East, Tai Yuen Street, and 39 and 41 Kennedy Road as well as Wu Chung
House fronting Yen Wah Steps, which are on the northern and southern sides of Queen’s
Road East to facilitate the formation of air paths through these roads (Plans 1 to 3).
Setback at the lots abutting these streets are required upon redevelopment. As designation
of setback requirement is primarily for the purpose of above ground air ventilation, the
setback requirements will not apply to underground developments.

8.  LAND USE ZONINGS

8.1

Commercial (“C”) - Total Area 20.47 hectares

8.1.1

8.14

This zone is intended primarily for commercial developments, which may include
uses such as office, shop, services, place of entertainment, eating place and hotel,
functioning as territorial business/financial centre(s) and regional or district
commercial/shopping centre(s). These areas are usually major employment nodes.

The “Commercial (1)” zone at Queen’s Road East covers the existing Wu Chung

House (subject to building height restriction of 140mPD). It is a commercial
building icorporating Governmern offices on several floors, a post office at the

ground and second floors. The development also comprises public open space of

about 1,160m’. The project was completed -in April 1993 in accordance with a

master layout plan (MLP). A minimum setback of Im from the lot boundary

fronting Yen Wah Steps shall be provided upon redevelopment to facilitate air

ventilation in the area (see Plan 3).

The “Commercial (2)” zone at Russell Street covers the existing Times Square
(subject to building height restriction of 200mPD). The development comprises
two commercial/office buildings and a public open space of 3,017m? The project
was completed in May 1993 in accordance with a MLP.

The “Commercial (3)” and “Commercial (5)” zones at Queen’s Road East cover
two existing commercial developments known as QRE Plaza (subject to building
height restriction of 94mPD) and Hopewell Centre (subject to building height
restriction of 220mPD) respectively. QRE Plaza was completed in November 2007
and Hopewell Centre was completed in March 1983. An elevated walkway (zoned
“OU” annotated “Elevated Walkway”) connecting QRE Plaza and Hopewell
Centre across Queen’s Road East has been provided as part of the QRE Plaza
development. A landscaped area at Hopewell Centre of not less than 870m? shall be
provided at street level and be kept open to the public at all times.

The “Commercial (4)” zone at the Ex-Wan Chai Police Married Quarters site is
intended for the development of the site for hotel, commercial, community and/or
cultural uses, as an integrated project with the preservation and adaptive re-use of
the Old Wan Chai Police Station. Future development at the site is restricted to a
maximum building height of-86mPB 110mPD and a maximum plot ratio of 12.



8.2

8.1.6

8.1.7

8.1.8
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£aeilitat%an*—ventilatien Also a grade separated linkage With the OId Wan Cha1
Police Station site at basement level should be provided as far as practicable. In
order to facilitate penetration of sea breeze and localised air movement in the
north-south direction, effective building design measures such as minimisation
of podia, greater building permeability and suitable building disposition, etc.
should be considered in the detailed design of the future development at the site.

The “Commercial (6)” zone covers an existing commercial development at 1
Queen’s Road East known as Three Pacific Place which was completed in February
2007 (designated as sub-area (a)) and two existing residential buildings at 8-10 and
12-18 Wing Fung Street (designated as sub-area(b)). Sub-area (b) is intended
primarily to encourage the redevelopment of this area into commercial/office uses
with appropriate planning control to ensure the traffic impact of the proposed
development will be duly addressed. Sub-areas (a) and (b) are subject to a
maximum building height of 180mPD and—l%@mllp 135mPD respectively. A
public open space of not less than 1,650m” at street level shall be provided within
this zone. A minimum setback requirement of 1m from the lot boundary fronting
Wing Fung Street shall be provided (see Plan 1).

Minor relaxation of the plot ratio/gross floor area and building height restrictions
may be considered by the Board on application under section 16 of the Ordinance.
Each application will be considered on its own merits..

Under exceptional circumstances, for developments/redevelopments, minor

relaxation of the-nen-building area—restriction—-and setback requirements may be

considered by the Board on application.

Residential (Group A) (“R(A)”) - Total Area 13.59 hectares

8.2.1

822

823

824

8.2.5

This zone is intended primarily for high-density residential developments.
Commercial uses are always permitted on the lowest three floors of a building or
in the purpose-designed non-residential portion of an existing building.

Areas zoned for this purpose are mainly located to the south of Queen’s Road East
and the area bounded by Queen’s Road East, Wan Chai Road, Johnston Road and
Hennessy Road. Many buildings are pre-war tenements in poor conditions but
redevelopment has been taking place since the early 1960s. There is a trend
towards more intensive commercial development mainly along Queen’s Road East.

The “R(A)1” zone at Lun Fat Street covers an existing residential building known
as Luen Lee Building. Development within this zone shall provide a piece of public
open space of about 140m” at street level for public use.

The “R(A)2” zone at Amoy Street covers an existing residential building known as
Po Ngai Garden. Developrnent within this zone shall provide a p1ece of pubhc open
space of about 65m? at street level for public use.

The “R(A)3” zone at Li Chit Street covers an existing residential building known as
Li Chit Garden. Development within this zone shall provide a gross floor area of



8.3

8.2.6

8.2.7

8.2.8
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not less than 1,365m? for GIC facilities and a piece of public open space of not less
than 250m? at street level for public use.

The “R(A)4” zone at Star Street covers an existing residential building known as
No. 1 Star Street. Development within this zone shall provide a gross floor area of
not less than 1,403m? for GIC facilities.

The “R(A)S5” zone at Oi Kwan Road covers an existing residential building known
as O1 Kwan Court. Development within this zone shall provide a gross floor area of

not less than 3, 336m? for GIC facilities.

The “R(A)6” zone at Wan Chai Road covers an existing commercial building

- known as Connaught Commercial Building. The site is rezoned to “R(A)6” to

8.2.9

8.2.10

8.2.11

encourage residential development. Development within this zone shall provide a
gross floor area of not less than 384m? for GIC facilities.

Flenﬁﬂg—l%ead—te’vvafds—tl%@@%%&es—te—these&th—A minimum setback of lm

from the lot boundary fronting Wing Fung Street, Anton Street, the portion of St.
Francis Street in between St. Francis Yard and Queen’s Road East, Gresson Street,
the portion of Spring Garden Lane in between Johnston Road and Queen’s. Road
East and Tai Yuen Street shall also be provided upon redevelopment to facilitate air
ventilation in the areas (see Plans 1 to 3).

Minor relaxation of the minimum gross floor area provided for GIC facilities, and
building height restrictions may be considered by the Board on application under
section 16 of the Ordinance. Each application will be considered on its own merits.

Under exceptional circumstances, for developments/redevelopments, minor

relaxation of-—nen-building area—restrietions—and setback requirements may be

considered by the Board on application.

Residential (Group B) (“R(B)”) - Total Area 1.7 hectares

8.3.1

83.2

833

8.3.4

This zone is intended primarily for medium-density residential developments
where commercial uses serving the residential neighbourhood may be permitted
on application to the Board.

This zone includes areas immediately to the north of Kennedy Road. These areas
are only served by Kennedy Road.

A minimum setback of 1m from the lot boundary at 39 and 41 Kennedy Road
fronting- Yen Wah Steps shall be provided upon redevelopment to facilitate air -
ventilation in the area (see Plan 3).

Minor relaxation of the building height restrictions may be considered by the Board
on application under section 16 of the Ordinance. Each application will be
considered on its own merits.



8.4

8.5

8.3.5
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Under exceptional circumstances, for developments/redevelopments, minor
relaxation of setback requirements may be considered by the Board on application.

Residential (Group C) (“R(C)) - Total Area 0.35 hectare

8.4.1

8.4.2

843

8.4.4

8.4.5

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

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

Given the special local character of the area, development intensity is restricted to
a maximum plot ratio of 5 and a maximum building height of 12 storeys or the plot
ratio and height of the existing building, whichever is the greater.

The inaccessibility of fire engines to the sites in this area would pose a potential
safety risk and inconvenience to the residents. Additional provision to enhance the
fire fighting installations within the buildings will be required.

Notwithstanding the above, consideration may be given to minor relaxation of the
above development restrictions and each proposal will be considered on its own
merits.

Residential (Group E) (“R(E)”) - Total Area 0.27 hectare

8.5.1

8.5.2

This zone is intended primarily to encourage the redevelopment of this area for
residential use on application to the Board. The zoning is to facilitate appropriate
planning control over the development scale, design and layout of the
development, taking into account of various environmental, traffic and other
infrastructural constraints.

The Lui Kee Education Service Centre at Queen’s Road East and Wan Chai
Polyclinic at Kennedy Road, forming a single lot, are zoned “R(E)”. Appropriate
noise mitigation measures should be adopted to address the possible noise impacts
from Kennedy Road and Queen’s Road East. Car parking spaces should not be
provided in the future development to avoid additional traffic burden on the
capacity of the existing road network in the area.



8.6
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Government, Institution or Community (“G/IC”) - Total Area 10.52 hectares

8.6.1

8.6.2

8.6.3

8.6.4

8.6.5

8.6.6

8.6.67

8.6.78

This zone is intended primarily for the provision of GIC facilities serving the
needs of the local residents and/or a wider district, region or the territory. It is also
intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs,
and other institutional establishments. Within Wan Chai, there are a number of
GIC buildings, such as those in the Morrison Hill Area, which include a number of
schools, hospitals, a swimming pool, an indoor games centre and other community
facilities.

In order to meet the demand for social welfare facilities in Wan Chai, a site adjacent
to the Wan Chai Polyclinic has been developed for a multi-service complex by the
Hong Kong Housing Society with an elderly centre, street sleepers’ shelter, public
latrine and open space.

Hung Shing Temple at 129-131 Queen’s Road East, which is a Grade I historic
building, is zoned “G/IC” to reflect the existing temple use.

A non-building area at the north-eastern corner of the Lady Trench Training Centre

site at 44 01 Kwan Road as shown on the Plan—aﬂd—a—bm}dﬂ&g—gap—ef—ém—v&ée

Pﬂm&y—éeheei—a{—IéQ—'Phemseﬁ—Pcead shall be provided upon redevelopment io

facilitate air ventilation in the area. A minimum setback of 1m from the lot
boundary at 22 Hennessy Road fronting Anton Street shall also be provided upon
redevelopment to facilitate air ventilation in the area (see Plan 1).

A minimum setback of 2m from the lot boundary of the site at 77 Spring Garden
Lane fronting Spring Garden Lane shall also be provided for visual relief upon
redevelopment (See Plan 3).

In order to facilitate penetration of sea breeze and localised air movement in the
north-south direciion, effective building design measures such as minimisation
of podia, greater building permeability and suitable building disposition, etc.
should be considered in the detailed design of future redevelopments at the
Lockhart Road Municipal Services Building site and the Hennessy Road
Government Primary School site.

A covered open space of not less than 360m?” at street level with open-sided
frontage along Queen’s Road East and Kennedy Road shall be provided at 271
Queen’s Road East. The open space shall be accessible to the public. In addition,
a minimum setback of 3m from the lot boundary of the site fronting Queen’s Road
East shall also be provided to facilitate future road and footpath widening (See
Plan 4).

Minor relaxation of the building height restrictions may be considered by the Board
on application under section 16 of the Ordinance. FEach application will be-
considered on its own merits.



8.7

8.8
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8.6.89 Under exceptional circumstances, for developments/redevelopments, minor

relaxation of non-building area restrictions and setback requirements ‘may be
considered by the Board on application.

Open Space (“O™) --Total Area 3.94 hectares

8.7.1

8.7.2

This zone is intended primarily for the provision of outdoor open-air public space
for active and/or passive recreational uses serving the needs of local residents as
well as the general public. The existing built-up area of Wan Chai is one of the
most densely-populated parts on Hong Kong Island and there is a need for more
district and local open space.

Open spaces are distributed throughout- the Area to provide passive and active
recreational facilities for the local residents. Open spaces in Wan Chai include the
existing Southorn Playground, the children’s playground between Lockhart Road
and Jaffe Road near Arsenal Street, Tak Yan Street Children’s Playground and
Wing Ning Street Sitting-out Area. The Wan Chai Park is located at Queen’s Road
East whereas Morrison Hill Road Playground is located at the junction of Queen’s
Road East and Morrison Hill Road. Furthermore, in the residential area between
Johnston Road and Queen’s Road East and at Stone Nullah Lane, several sites have
been designated for development as open space. Meanwhile, in the planning area,
the incorporation of open space for public use within comprehensive
redeveloprment sites has been encouraged.

A site at Sau Wa Fong (a stepped street area) has been reserved for open space
purpose. The historical building at Sau Wa Fong (i.e. Nam Koo Terrace) may be
preserved for public use such as museum and be ‘integrated with the whole open
space development. As such, further rezoning of the Nam Koo Terrace might be
required once its future use is firmed up.

Other Specified Uses (“OU™) - Total Area 6.38 hectares

8.8.1

8.8.2

8.8.3

This zone is primarily to provide/reserve land for purposes as spe<:1ﬁed on the
plan.

One site located to the south of Queen’s Road East and east of Ship Street is zoned
“OU” annotated “Comprehensive Redevelopment Area”. This zone is intended
primarily to encourage the redevelopment of this area into commercial uses with
the provision of public open space and other supporting facilities. The zoning is to
facilitate appropriate planning control over the development mix, scale, design
and layout of development, taking account of various environmental, traffic,
infrastructure and other constraints. It aims to encourage environmental
improvement within the area which is partly occupied by dilapidated pre-war
buildings. It is anticipated that considerable amount of open space would be
provided within this site upon redevelopment.

The old post office building at Queen’s Road East which is a historic monument is
zoned “OU” annotated “Historical Building preserved for Cultural and Community
Uses” so as to reflect the planning intention to preserve this monument. This post
office building is currently used as an Environmental Resources Centre under the
management of the Environmental Protection Department.



8.8.4

8.8.5

8.8.6
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The existing-Old Wan Chai Police Station at 123 Gloucester Road is a Grade II

historic building constructed in 1932. It is zoned “OU” annotated “Historical
Building Preserved for Hotel, Commercial, Community and/or Cultural Uses”. The
planning intention for this zone is primarily for preservation and adaptive re-use of
the existing—Old Wan Chai Police Station building for hotel, commercial,
community and/or cultural uses. For hotel development, all uses which are
ancillary and directly related to the hotel use such as ancillary shops and services,
food and beverage facilities are always permitted. The following planning controls
are applicable for this zone:

(a) a maximum building height of 4 storeys which generally reflects the
existing building height. Redevelopment of the existing-Old Wan Chai
Police Station is not allowed except minor addition, alteration and/or
modification to the existing building. Any new development, major
addition, alteration and/or modification to, or any demolition of part of the
existing building, requires permission from the Board under section 16 of
the Ordinance. Reference should be made to the Conservation Guidelines
prepared by the Antiquities and Monuments Offices for any adaptive
re-use of Wan Chai Police Station; and

(b) to provide flexibility for innovative design, minor relaxation of the
building height restriction may be considered by the Board on application,
and each application will be considered on its own merits:.

The Southorn Centre, Southorn Garden and the Southorn Stadium at Hennessy
Road, O’Brien Road and Johnston Road are zoned “OU” annotated “Residential
cum Commercial, Government Offices and Community Facilities” to reflect the
existing residential, Government office and stadium with retail and community
uses. A maximum domestic gross floor area of 26,038m? and a maximum
non-domestic gross floor area of 49,283m2, of which not less than 40,000m2 for
GIC facilities, shall be provided.

The land bounded by Johnston Road/Hennessy Road, Canal Road West, Leighton
Road, Morrison Hill Road and Wan Chai Road is zoned “OU” annotated “Mixed

- Use” to reflect the existing mixed commercial/residential land uses. This zone is

intended primarily for mixed non-industrial land uses. Flexibility for the
development/redevelopment/conversion of residential or other uses, or a
combination of various types of compatible uses including commercial,
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residential, educational, cultural, recreational and entertainment uses, either
vertically within a building or horizontally over a spatial area, is allowed to meet
changing market needs. Physical segregation has to be provided between the
non-residential and residential portions within a new/converted building to
prevent non-residential uses from causing nuisance to the residents. Some
commercial uses are always permitted in an existing mixed use building before its
redevelopment/conversion. In general, for existing buildings, development
controls on the uses within these buildings are similar to that of a building under
the previous “C/R” zone (Schedule III). Separate schedules are provided for
residential buildings or residential portion of a composite building (Schedule II),
and non-residential buildings or non-residential portion of a composite building
(Schedule I) upon development/redevelopment/conversion.

8.8.7 An “OU” annotated “Elevated Walkway” zone is designated on the Plan for the
development of an elevated walkway between Hopewell Centre and QRE Plaza.
Also, a site at Kennedy Road is zoned “OU” annotated “Petrol Filling Station” to
reflect the existing use.

8.8.8 Minor relaxation of the building height and gross floor area restrictions may be
considered by the Board on application. Each application will be considered on its
Own merits.

LAND _DEVELOPMENT CORPORATION/URBAN RENEWAL _AUTHORITY

DEVELOPMENT SCHEME PLAN AREAS - Total Area 2.14 hectares

9.1

92

9.3

9.4

. The URA was established on 1 May 2001 to replace the Land Development Corporation

(LDC) and to take over the on-going urban renewal projects from LDC.

The Wan Chai Road/Tai Yuen Street Scheme Area bounded by Cross Street to the north,
Ruttonjee Hospital to the east, Queen’s Road East to the south and Tai Yuen Street to the

‘west (including sections of Stone Nullah Lane and Wan Chai Road) has been designated as

“LDC Development Scheme Plan Area”. The land use zoning of this area is based on the
approved LDC Wan Chai Road/Tai Yuen Street DSP No. S/H5/LDC1/2. URA is

redeveloping this area for commercial/residential uses with GIC facilities including a -

market, a public toilet and a day nursery.

The Lee Tung Street & McGregor Street Scheme Area generally bounded by Amoy Street,
Queen’s Road East, Tai Yuen Street, Cross Street, Spring Garden Lane and Johnston Road
(including Lee Tung Street and a portion of McGregor Street) has been designated as “LDC
Development Scheme Plan Area”. The land use zoning of this area is based on the
approved LDC Lee Tung Street & McGregor Street DSP No. S/H5/LDC2/2. URA intends
to redevelop this area for commercial/residential uses to include public open space and GIC
facilities.

The Johnston Road Scheme Area generally bounded by Ship Street, Johnston Road, Tai
Wong Street East and Queen’s Road East has been designated as “LDC Development
Scheme Plan Area”. The land use zoning of this area is based on the approved LDC

- Johnston Road DSP No. S/HS/LDC3/2. URA intends to redevelop this area for -

commercial/residential uses.
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9.5  The Mallory Street/Burrows Street Scheme Area generally bounded by Mallory Street to

: the east and Burrows Street to the west has been designated as “URA Development Scheme

Plan Area”. The land use zoning of this area is based on the approved URA Mallory

Street/Burrows Street DSP No. S/HS/URA1/2. URA intends to redevelop part of this area

- for public open space and preserve some historical buildings within the area for cultural and
commercial uses.

9.6 The Stone Nullah Lane/Hing Wan Street/King Sing Street Scheme Area generally bounded
by Stone Nullah Lane to the west, Hing Wan Street to the south and King Sing Street to the
north has been designated as “URA Development Scheme Plan Area”. The land use zoning
of this area is based on the approved URA Stone Nullah Lane/Hing Wan Street/King Sing
Street DSP No. S/H5/URA2/2. URA intends to redevelop part of this area for public open
space and preserve some heritage buildings within the area for commercial, cultural and
community uses.

COMMUNICATIONS

10.1  Mass Transit Railway

The alignment of the MTR Island Line along the northern coast of Hong Kong Island is
shown beneath Hennessy Road with a station at O’Brien Road.

10.2  Roads — Total Area 29.82 hectares

10.2.1 Whilst Gloucester Road is the thoroughfare for east-west traffic, Hennessy Road
and Queen’s Road East are the east-west district distributors.

10.2.2 Canal Road is the major north-south thoroughfare through the Area connecting
Cross Harbour Tunnel and Aberdeen Tunnel to the southern part of Hong Kong
Island. The internal north-south movements within the Area are mainly serviced by
Arsenal Street Flyover and Fleming Road Flyover.

UTILITY SERVICES

The Area is well served with piped fresh water and salt water supply, as well as drainage and
sewage systems. Electricity, gas and telephone services are also available and no difficulties are
anticipated in meeting the future requirements for utility services upon full development. New
infrastructures have been provided for in the island reclamation, but no major utility installations
are required for the reclamation, as additional demands will be absorbed by the existing facilities.

CULTURAL HERITAGE

The Old Wan Chai Post Office near Wu Chung House at Queen’s Road East is a declared
monument within the Area. Hung Shing Temple, Nam Koo Terrace, Yuk Hui Temple (also known
as Pak Tai Temple) are Grade £1 buildings and Old Wan Chai Police Station is a Grade H 2
building and the Hong Kong Tuberculosis' Chest and Heart Diseases Association Leo Lee
Building, 6 Stewart Road, and 109 & 111 Lockhart Road is are a-Grade Bt 3 buildings. Prior
consultation with the Antiquities and Monuments Office of the Leisure and Cultural Services



- 18 - S/H5/274

Department should be made if any development or rezoning proposals might affect these-the above
declared monument, historic buildings/structures: and/or their immediate environs. In addition,
the following graded historic buildings can also be found in Wan Chai:

No. 72, No.72A, No. 74 and No. 74A Stone Nullah Lane (Grade 1)
No. 60A4, No.62, No. 64 and No. 66 Johnston Road (Grade 2)

No. 1, No. 3, No. 5, No. 7, No. 9 and No. 11 Mallory Street (Grade 2)
No. 6, No. 8, No. 10 and No. 12 Burrows Street (Grade 2)

No.18 Ship Street (Grade 2)

Wan Chai Market (Grade 3)

No. 2, No. 4, No. 6 and No. 8 Hing Wan Street (Grade 3)

No. 186, No. 188 and No. 190 Queen’s Road East (Grade 3)

13. IMPLEMENTATION

13.1  Although existing uses non-conforming to the statutory zonings are tolerated, any
material change of use and any other development/redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with the
permission granted by the Board. The Board has published a set of guidelines for the
interpretation of existing use in the urban and new town areas. Any person who intends to
claim an “existing use right” should refer to the guidelines and will need to provide
sufficient evidence to support his claim. The enforcement of the zonings mainly rests
with the Buildings Departrnent the Lands Department and the various hcensmg
authorities.

13.2 The Plan provides a broad land use framework within which more detailed non-statutory
plans for the area are prepared by the Planning Department. These detailed plans are used
as the basis for public works planning and site reservation within Government departments.
Disposal of sites is undertaken by the Lands Department. Public works projects are
co-ordinated by the Civil Engineering and Development Department in conjunction with
the client departments and the works departments, such as the Highways Department and
the Architectural Services Department. In the course of implementation of the Plan, the
Wan Chai District Council would also be consulted as appropriate.

13.3  Planning applications to the Board will be assessed on individual merits. In general, the
Board’s consideration of the planning applications will take into account all relevant
“planning considerations which may include the departmental outline development
plans/layout plans and the guidelines published by the Board. The outline development
plans and layout plans are available for public inspection at the Planning Department.
Guidelines published by the Board are available from the Board’s website, the Secretariat
of the Board and the Technical Services Division of the Planning Department.
Application forms and Guidance Notes for planning applications can be downloaded
from the Board’s website and are available from the Secretariat of the Board, and the
Technical Services Division and the relevant District Planning Office of the Planning
Department. Applications should be supported by such materials as the Board thinks
appropriate to enable it to consider the applications.
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Plans 1 to 4 -Setback Requirements

TOWN PLANNING BOARD
AUGEHST 2012 2018



-

_HENNESSY Ropp

& {5l LEGEND

RBRAR
SETBACK LINE

b B R AR
LOT BOUNDARY

REUEHA
BOUNDARY FOR
IDENTIFICATION PURPOSE ONLY

AEREMR2018F4A3B 5

AR B A9 & ¥ 1 B [ 4R 5
11-SW-148B

EXTRACT PLAN PREPARED ON 3.4.2018
BASED ON SURVEY SHEET No.
11-SW-14B

*
METRES 2|°

BBEX

SETBACK REQUIREMENT

SCALE 1:1000 LBIR

0
L |

20
|

*
“|° METRES

"L

PLANNING

DEPARTMENT

fEfEﬁE%ECE No. PLAN
M/H5/18/4 1




[& f5] LEGEND

RBRAR
SETBACK LINE
b By 77 48

LOT BOUNDARY

A% 21 BB
BOUNDARY FOR
IDENTIFICATION PURPOSE ONLY

FHARE 2018 F4B3EHEMH
FrARIR RO B K o I B B 4R SR
11-SW-148B

EXTRACT PLAN PREPARED ON 3.4.2018
BASED ON SURVEY SHEET No.
11-SW-14B

*
METRES 2l°

BBEX
SETBACK REQUIREMENT

SCALE 1:1000 LR
0 20
P | |

*
4I° METRES

B E

PLANNING

DEPARTMENT

fEfEﬁEazCE No. PLAN
M/H5/18/4 2




REET

" cROSS ST

=

N
N

[ \:NAARNN

N ROAD

JOHNSTO!

B

PLAN

™
i
T
&

GM O.M
Ml Z | 85
i < 0 we L
KR OO | $

S
T
g
g E,

o

B 3 3

N -

® x -

2 £
o w
T
& l
7

S

LDC/URA DEVELOPMENT SCHEME [

«
[ &
. =
l o= .
w8 > i3 z 2
£ z ® O
w % -8 5 o Bk
w [0
z < M8 7] o o w
3 9 «Edg o cE <z
S %S HEIo & ~® L
o &S &3 &&S5S 2 = Fu
Z| wp @®- BMOI moz =%, zz
W« 83 H®Sz zQ0 SER 320
o BLE o~ X » 3
i o> KMo oo 3
] \ g EE- 503
nﬂN.H Exﬁw [l
x| _H_ 7 %35 | P 285
- | A OD ! i
= blas KEZ S8 <




it
KENNEDY STREET

, A

L%,
////ﬂ
/ /

)]

5l LEGEND
wmBRR
SETBACK LINE

i By 7R
LOT BOUNDARY

THBRRAR/ TEERR
REABEEE

LDC/URA DEVELOPMENT SCHEME
PLAN AREA

REAEHR A
BOUNDARY FOR
IDENTIFICATION PURPOSE ONLY

|

1.

AHEBA2018F4A3E KM

AR R 60 & K B B B 8 4R 3R
11-SW-14B&DF111-SW-15AK%C
EXTRACT PLAN PREPARED ON 3.4.2018
BASED ON SURVEY SHEETS No.
11-SW-14B&D AND 11-SW-15A&C

*
METRES 20
L

wBEX
SETBACK REQUIREMENT

SCALE 1:1000 HBIR
0 20
P | |

*
4]° METRES

&l E

PLANNING

DEPARTMENT

2EWRE
REFERENCE No.

M/H5/18/4

E PLAN
4




Annex C1 of

TPB Paper No. 10415

e AMV\

1y xipuaddy ur paquiosap se juawdojaasp
pesodoxd ® ur popraord seolares pue swiool Jue[d [enUesse-UOU ; KIojepuew!

_-uou pue sames) ANuSwWe ; usaId [[e I0j SUOISSINUOD YD Jo Sunueld a I0f

saysinbar-axd aq [jum sjuswaimbai Suimorjoy ayy ynm aoueidwos ‘sjuswdofaaap mau
ul saInjeaJ JusdyJe A31ous pue suSisep Suipfing ajqeureisns ajoword o ‘9

SUOISSHIU0)) V19 Sunuels) aoj saisinbax-aag

‘suoryenday (Suruueld) Surpiing
syl jJo ygz uonemn3al 1spun pIjueld suoissaouod [PIOH  (J)

PUE {SaUNPPIND HS ) YIM 0UBPIOIJR UL JOBq 138
Surpring pue Suruapim peol oy repualns 1o a3essed orqnd 101
uonealpap 01 unear suondunwxs yV4oO 1o / pue y4o snuog  (3)

‘sjuatudofaAsp o1SaWOP-UoU Wl Spaau [euonerado
ym 099 ‘sspeore Furddoys ul 10 sewsurd jo juolyy ut spiop  (p)

‘sororjod [ejuauruoaiaus pue Suruuerd ‘1odsuel) jueAs[al
9} pue Y319y pue Jjnq Surpyng uo oedwr 3uedyIudis s) UsAIS
paj[onuoo A[ojeredas ST Yorgm SI[OIYaA lojowr Jo Surpeofun pue
Suipeo] pue sspo1yaa Jojow Suryed 1oy A[afos pasn aoeds 100l  (9)

‘pooyinoquStau sit 0) Juawdo[aasp e Jo Anpiqesurrad
anoxdwt jeyy suepred Ays pue suspreS wnipod jeununuo)  (q)

{SW0o01 FuNSeopeROIq PUE SUOEBIIUNUILIOID[S) ‘Ioqureyd afe1ols
asnyal se yons swool jueld [enuass? pue saimed) Alojepuepy  (8)

:deo [[e1aAo ) 03 192(qnS 2 10U [[IM “BLINNID 20Ue)dadde [ENPIAIPUL UMO I[oY])
AJsnes 0] oAey AeW YOIUM ‘SaInjes) SUIMO[[O] 1) IOJ SUOISSSOUOD VL) 'S

"y xipuaddy 18 91qe) oY) Ul PaIS]] 2JB SUOISSIOU0D VIO
Jo des jeisao siyy o3 3oafqns a1e Jey) saimjes ‘juswrdorsasp ayy jo ued sanoadsax
Y Jo VAO [e101 2y uo paseq ‘901 I8 paddes oq [ jred Yoed 10] SUOISSIOUOD
VdD 7201 yons A[aeredss pajenojeds aq im juswdo[aasp a3 jo ued onsewop-uou
ay} 1o ed ousawop 2y JulAISS SaInjea) 10j SUOISSOU0D VAOH ‘Suippng asysodwoo
B JO 9580 oy ur 10 SSUIp[Ing ONSSWOpP-UOU pue JNSaWOp yioq sasudwos justudofsasp
e 31 wowdopoasp o) JO VIO [B10) Ayl JO 9 (T I8 195 SI deo S|yl "MoO[aq
¢ ydeiSered u1 paqriossp sermyes) 950yl 3deoxa ‘sarnjesy 959N JOJ SUOISSIOUOD YD JO
junouwre [e30} Y} uo pasodur aq [{im deo [[eISA0 Ue ‘S90IAIAS pue swoor jueld [enuasss
-uou ; A101epuRwW-UOU pue saImesj Ajuswre ; usaid sjqenssp Sunerodioour 1oy uisep
oy ur ANIqIXs) Suimo[[e S[IYM [N SUIP[ING 3t UO 109110 Sy WIEIUOO O, v

SUOISSAIN0)) V19 uo de)) [[BIoAQ)

<ree [RIOAQ)/

*y xipuaddy ur pastrewnwns
aIe SUOISSAOUOD YJDH Sumuels 1o sjuswermbar pue euayo oy Sunedinwoid
$3100 991)0rId JUBAS[AI Q) PUE SIVIAISS pue swiooI jued [erjuassa-uou ; Alojepuewr
-uou pue sainjes) Ajuowe ; U218 yong syuswdojeasp Suip[ing mau ur (SUOISSIOUOD
viD) suone[nojed a5e1oA00 9IS I0/puUB YO WL SIVIAIS pue swoor juerd
[eIUasS3-UoU / A10]BpUBWI-UOU pue Saimea) Ajuswe / uea1d Juiprefaisip 1o Jundwaxa
ur ausmbar-ard e se ‘giqeordde aroym ‘z6T-ddV dVNd oW ur pajednword se
Saul[apIng gS W ynm adueljdwos ayp Jo Junoase el (4 (vg) Auoyny Suipiing
ayl JUAWIIOIIAUS J[Ing 9y} Jo Aujiqeuresns pue A)fenb ay) aoueyus of, ‘€

"761-ddV (dVNJ) s1esuiduy [edMuyas)osn
pa1aisiSay pue SISUIFUT [EIMINNS PISISISoY ‘SUOSId PAZLIOYINY I0J 90N 20MIeI]
sy ur pajedinurold se £1ous218 Jo oSe1oA0D 9IS pue yoeq 39S Sulpiing ‘uoneredss
Surpjing ajowoxd 0) padojaasp usaq SeY SSUIAPIND (S JO 195 © ‘Apmis ay} uo paseg
*3uoy Suoy ur soedg Surary ueqin) ojqeutessng spoddng ey uSisaq Suipyng,, uo
Apws Kouejnsuod B pauolssiurwod sey (qg) wosunredaq sSupiing 2y, T

ssurpPpIny udisa@ Suipnng s[qeureisng

‘s3uIp[ing Jo Asuaronyys AS1aus  (9)
pue ‘suoIssoouod (y0) vore Iooyd sso1d  (q)

‘K1ouaaId
Jo aSeIaA00 ayis pue yoeq 1es Surpnng ‘uoneredss Surpling
uo (ssulepmy ggs) ssureping ufissp Suiping o[qeutesns (&)

JUSWINOIIAUR [Inq d]qeureisns pue Aienb g sjowoxd
01 ‘syuswe[s Jofewr Suimorioy sy SureAod ‘sainseawr Jo afeyoed e o sjas sjou
aonoeld SIY]  JUSWUONAUS J[Ing d[qeuresns pue Ajfenb e 12]s0] O] SRINSEaW Mmeu
Jo a3exoed e aoe(d ur Sumnd 10] pssu e 01 pajutod Sey 9SI0I9XS SYJ, “JUSWUIIAOL) AY)
M UONBIOQR[[0D UL JUSWIUOIIAUF I[Ing d]qeureisng pue Aijend) e 191504 01 udisaQq
Suipping,, popnus ssssold JusweSeldus orqnd e payoune| juswdo[aAd( I[qeUIRISNG
I0] [rouno) syl ‘ooz ul  sSulpping ur Aousrolyje ASioue pue Suuseid ‘uonenues
e ‘ySrey pue y[ng Suipiing SurpreSor sonsst Surpnioul ‘JUSWUOIAUS I[ING A
Jo Anprqeureisns pue Ajjenb oy) 1940 waouod onqnd Sursts usaq sey oIayy,

JUSUIHOJIAUY J[Ing d[qeureisng pue Ljyend) e 19350, 03 udsa(q Surppng

SISWSUY [BIIUYI)03L) PIIdISITay

1ST~-ddV pue s1ourSuy [2An)INYS padssiday Juaunaedaq sSuippng
‘SU0SIoJ PIZIIOYINY J0J AJON 2L



skytang2
文字框

skytang2
打字機
Annex C1 of 
TPB Paper No. 10415


)
pue ‘3draoar uodn ‘aaoqe (Ar)(p)g ydeiSered ur paqriosap
JUSWISSISSY [BUL] Y} Jo smsal oy Aq paoeda aq [[Im yowmm
‘anoqe (1}(p)9 ydeiSered ur paqudsap se WONROYNIAD SN[

WV 2U) 19pUn JUSWSSISSY [BUOISIAOIJ 9P Jo simsar oyl (q)

‘anoqe (11)(p)9 ydeiered ur paquiosap se
uoneuniojur uondwnsuos ; ssuennioprad AS1sus pajewinss oyl  (B)

muurad
uonednodo 9yl Jo oueNss] 9y} 1Y AAISqaM (I ) ouo papeoldn aq []IM UONBWLIOJUL
Suimojroy ay) ‘orjqnd ayj o) uonewIoI Jo Aouaredsues) sy} oseaIdUl OF, 6

uoneuLIoyu] NN I0) INSOPSI([

‘g xipuaddy je wioj piepue)s ay; Sunerdwos ur pue Surpfing syl Jo Asuatonyys A81sus
oy Fuissesse ut oundIosIp JURAS[SI S JO dvuRUIPIQ) UOReNsISaY s1vduISug oY) Jopun
I9suiSus Jeuolssajord palsysidal e Jnsuod pinoys suosred paziioyny ‘8

*aA0qe (q) W
ur payroads uonewIoyul Jo worssiwqns 3y o3 Jorxd pannuqgns
st uonestjdde JULSUOd Y} JT PayOASI aq [Im UonedyIpow a4,  (9)

pue
*dO 9y Jo 9ep 2y JO SUOW T WIYNM (g Y 0} papIwqns
aq |reys ssoqe (A1)(p)o ydeiSered ur psquosep uoneunojuy  (p)

:dO 103 uonesrdde

Sumnuqns Jo swm dy Je Qg oY 0} paqns 3q [reys
aroge (1a) pue (m)(p)9 yderfeied ur paquiosep uopewrrou] ()

‘uoneorjdde juasuoo a1y 03 Jond (g Sy 01 pspIwIqns aq [[eys
anoqe () pue (1) ‘(1)(p)9 yderFered ur paquiosop uonewrojuy  (q)

‘aaoqe (p)9
ydeSered ur paqriosap se sumo 10 Jadojeasp ay) £q pannugns
Sunyenrepun sy jo uwontuSosal Ul usAd s1 uonedyyipow Al  (B)

:pasodur 3q Aew suonipuod Suimor[oy o ‘saoqe 9 ydeiSered ur paquiosep
$30IA19s pue swiool Jue[d [enuesss-uou ; AIOJEpUBWI-UOU pUEB SAIMEI) ANUSUIR
/ uaa13 ayy 10 sajou 2onoe1d JUEASSI ) UI PIIEJAp S SUOISSIIU0D YD Sunueis 1of
pasodut 9q Aewr jery) SUONIPUOS pue erIa)Io doueidesde oyl 03 wonIppe uj ‘L

SUOISSAU0)) VIO Sunuers 1oy suonipuo))

. 'saImes) Ajusiue pue usaig [enplAlpul
oy 1o} eUANIO odouedoode meAs[ar Iyl Ym souerndwo)  (3)

ceren Cv /

pue ‘a[qesridde sroym ‘oaoqe p yderSered ur paqurosap
Se SuoISSIoU00 YO uo ded jesao oy yum aouerdwo)

¢ 9rqearjdde axoym ‘96T-ddV dVNJ UM 90UBPIOIOR UL
dO ue 10] uonesridde uodn 110der Lousroryye ASroua Teury (1)

pue ‘ajqeordde
alayM ‘96T-ddV dVNdJ UYim 9oueproase ur uoneordde
asuod oy o) Joud 110dar Lousroyye AS1ous [euoIsiaclg  (A)

‘yd syl AqQ JO 9y JO 29UBNSST JO SIEP dY} JO SYIUOW
ST UM ‘OGOIH 29Ul £q pansst / palIgJuod UOLEIYHIAD
snid JNVHG oW I9pun JUSWISSaSSY [eUl] oY) Jo Jnsay (A1)

{(dO) nuwtad uonednooo
l0] uopeordde Sumruqns jo awm Y Je  PaANWIQNS
pue parepdn aq 01 sAoqe (11) Wyl Ul payroads wonewwroyuy (1)

‘uonesrydde
Juasu0d 9y) 03 lond (g xipueddy) urioj prepuels o ul
panugns aq 0y (sye10y Surpnour syuswdojeasp snsawop
-uou 10]) Suipying 2Ipus Ay 1oy Io (siwawdopaAsp
onsowop Ioj) sMed uowwod syl 10} uondwnsuod
/ ooueurtojrod ASIsus pojeumsa o) uo uoueuULIOU] (I1)

¢{(yuasuoo) suerd
paroidde oy uo umoys syrom SuIplng 9Y) SOUILLIOD
01 Jussuoo JoJ uwopeordde oy o1 roud paprwqns
3q 0] DGOH oY) Aq PanssI ; PalIauod UWONEIIIIAD ST
VAL 9 Iopun JUIWISSISSY [BUOISIAGIJ 9} JO Insay (1)

syusmnoop SuImol[o) syl (Ig 2y} 03 wWqns o}
Suryerropun Joumo 10 1odo[aAap 91 £q Iaye] € JO UOISSTUIGNS

‘uoneoynIad snid WYHL
1oy uonesidde uopensidar 10sford jo uonsidwos L103oe)snes
o SumSpepmompor  (OEONH) [ouno) Buipling  UedIn
Suoy] JuoH oyl Aq panssl Jo)9[ [BIOLJO OYl JO UOISSIIGNS

‘apqeoridde areym
‘sgurpping [enuapisay jo Kousroyyyg ASIsug 10} sjuawalnbay
uononIsuo) pue uisaq uo 967-ddvV dVNJ JO siuawarmbar
I yim ssuerdwos ‘yuswidojaasp o)isodwod I0 o[SWOp 104

‘a1qeorjdde arsym ‘6T
-ddV d¥Nd W A15u3218 Jo aSe10A03 2lIs pue joeq 19s Surpying
‘uonjeredss Surping uo sau[ApING @S Y yim souerjdwo))

-¢-

©)

®

©)

@

(®



(161 -ddv dVNd)
v xipuaddy

SUOISSIOUO)) VA JO ISI'T

Va -ddV dVYNd vaze Ae[d pue padeospue| paIsAo) ‘91
SONIJI0B] [EUOLIEDI0A AN} A[9[0S
$01-ddV Suraes 010 Aemyjjem pa1aaod ‘woos juerd
PUe ZH-ddV uonen[y jood Suruuims ‘uroor juerd ‘proa
/ / ‘T-ddv dYNd Furpnjour SNI[19EJ [EUOPEAIIAI [ENUSPISIY ST
201 O uoneIodio)) SIsumQ J13eis
Juswafeueur pue UBUR[O)EM J0J AI0jeAR]
V4 Va r-ddV dVNd Ppue woos preng ‘a10is ‘90130 ‘IoUnoD K4l
samedy Audwy
/ NI 191118q ASION €1
/ / [ANEN urioprerd AN zl
Vd , INdI [1eM [BWIO)Xd pajeoLIqeyaid [eInons-uoN 1
4 INd[ [oUuny pue Jau[ajed puim ‘ream Suim 01
/ INdI Ul d1snody ‘6
SZUIp|INng [enuapIsat
/ INdf -uou 10j uapred urnipod jeunuro)) K}
TT1-ddV dVYNd
Vs 7% INdl uspied A3s [eununuo) ‘L
/ / INdI £QqO] YI[ puk JOPLLIOD UOUIWIOD JOPIAY ‘9
/ , INdf sBuIp|ing [enguapysai 10§ Auoojeg S
(SN ) SIION 9I1)dR1J JUIOL IIPUN SIANJLI] UIIID)
0p-ddV dVNd 2101 & 10§ sanifioey Suntoddng B2
S[ON2A
£q 19101 a1 Je SuraLue 10 uroyy Supedop
0b-ddV dYNd suos1od umop Sumss pue dn Sunjord 10y eary €
Aldg
313 JO (E)VET Uone[n3ay Jopun y40 papaesaisiq
W-ddv ¢ 018 ‘w001 (NHV ‘wroox jue[d Dy Se yons
v Vd pue 7-ddv JVNd | ‘woox jueld [enuasse-uou 10 A1ojepueut-uoN | ¢z
PRERTT]
11eM Juiysnyy pue sjqejod ‘woo JsuLIOjsUEY
‘wool 1ow quawdinba pue 1S £q
AJa10s pardnoso wioor se yons ‘uone[niar 1o
tr-ddv dVNd Aue £q pojiuny LON S Yorym Jo seare
pue z-ddV d¥Nd ‘w001 Jueld jenuasss 10 a1meay AI0)epuey | 7'
¢ "3 “1aquireyd SFeI0)S asnyal ‘WOl
4] ‘uroo1 sundeur 1| se yons ‘uonensal 1o
$8-ddV dVNJ 2An%adsar Aq payuny st yotym jo eate
2% S€-ddV dJVNd ‘wioor Jueld [enussss 10 sxmeay A1ojepuep | [z
SAIIAIIS IE[IUIS puR SWOO0X JUB[J 'z
111-ddV snuuus) wodsuen siqnd Juipnjoxs
pue z-ddv dVNd eaze Supeojun/Gugpeo] pue suedie) ‘1
(4(d)g) suonen3ay (Smuueld) Surpying
ay 3o (@)(g)g7 woyemaay Japun VO papaeSaisiq
1S1-ddV
1S1-ddV dVNd
dVNd joL®
Jo preaed 9 ‘exed uy
ut %01 wo:mmq—du.—
Jode) -aad
MeAQ M PIM
oY) 0 | dueidarod
93lqng 03 393[qns
saanjeay saanjeay S3jJON] eI

(pa1919p 171 pue o7 "sered snoraaxd

pue popusme g xipueddy pue vy
xipuaddy ur £z wa] ‘6 pue £ ‘g “sered) (TAN/AY) $10T JoquioldoS  UOISIAAI SIYL
1107 Atenuef anssy ISIIY

6¥/d/0H44/dD dd - '3y

Aoyiny Surppmg
(rem-mis INH )

‘110dar Kousrorjye AS1aus [eUly
Sy Ul pap1oddl S JJY 10} ALLO PUB ALLY Pasieuy ayy (9)

-c-



T-ddV dVNJ
ul pajess se papiedaisip 9q 01 pamo[e 9q pinom Jusuido[aAap ) Sy FIM SJEINSUSUILI0D pue
$901A19s oy Juiutejureur pue FUNBPOUNIIOIE J0J ATBSSIIOU VD) JO JUNOWE WL oy AJuo
‘uoperndal o JyNJ Aue Aq payruiyj jou st yowm Jo ease ‘woos juerd 1o amesy s yInoyly

Tr-ddV
dVNd Jspun pajeindns se uonseysnes s, vg o) A1ousaid jo uorstaoxd o 309qns SUOISSIOU0D
VA uo ded [[e1oA0 U} WOy Papnoxs 9q Kewr Sy[jon) / ABMY[EM PIISA0D / USRIOS [BNIOZLIOY

‘suoneoynsnl [euoneiado aAry yerp uonnsUl snoIfi[as pue [ey [00YOS
‘[leq Sunaods ‘wnuoypne ‘Bupping sseoneis-ojfurs ur £a10)s punoid oy unpIm a3e1o)s Joj
100y 30202 ‘apease Surddoys ‘Jley Sunjueq ‘Auodsieq anesy ‘ewaurd Jo JUOLY Ul PIOA ApNjoUL
Juswdo]aA5p onsowop-uou ur *239 speole Furddoys ‘eutsuro Jo Juoxy ul proA pue wooIpeat] YIH

*aInea) pue Wa)sKs Yons 1oJ NIomIsu uonnqrisip ay jo jred axe yowym sionp
are pue adid pue ‘ammyed; ; wisysAs Jepuwis Jo ‘sjaued Jejos 10 woor A1aneq ‘woysAs Juijakosr
Iajem A213 7 unsaarey ejemurer 1oy woos Jued spnpour “Y(d)g an jo (e)(g)czuonendai opun
paidwoxa oq Aeur yon[m Jo ease ‘aImes) pue waysks A[pusly AJjEIUSWUONAUS JO] WOOT JUE|]

‘oo jueld Yons SpISINO Pajedo] PUB IAGQE { PUB ¢ SAOU U PAQLIASSP Se jueld [BIUSSSS-UOY JO
a1nyed) AI0)ePUBLL-UOU YONS I0J YI0MIAU UOHNQLNSIP 3Y) Jo 1aed are yoiym sjonp Iie pue adid
[enpIAfpuy opnjoul ‘wroos jue[d [EHUSSSI-UOU JO SIMEs] AIOlEpUBIU-UOU 10§ Jonp Jre Gonp adig

woo1 jue|d yons SpIsino Pajeao] pue ‘aAoqe g
PUE [ $330U Uf PaqLIosap se Jued [enuassa 10 2Injed) AIOJEpURLU Yons JOJ JIOMISU UOHNGLHSIP
3y jo yed ale yowm sionp e pue adid [enpratpul pue [esodSIp Siseam pue [0S ‘IoTemurel
Io0j jonp odid spmpour ‘wroor juepd [enussse 10 aimes) Alojepuewr 1oy jonp Jie ‘pnp adig

‘WOG1 YONs UM paulejuod pue jueld 10 aIjeay yans 1oj
SJomiau uonNqLIStp 3y jo 11ed ore yoiym s)np e pue adid pue ‘uroos jueld sejruns 1o ‘uroor
ALVIS ‘eare adesspue|/uapied [eunuiios e ul aInjea) Jajem e Joy Jo [0y e uj jood Suunuims
10y wroor jug(d uopen|y ‘wWoor Ia1oq Iajem oy apnpul Y(dg oy jo ()(g)gz uonengar
JIopun pajduroxs aq Aewr YoM 3o eale ‘uroor jue[d [eRUISSI-UCU JO 21mjes) AI0JEpUBUI-UOU ISYIO

‘WOOI ons UIyM paurejuos pue jueld 10 aimesy yans J1oj
Jlomjsu uonnqrsip sy jo wed o1e yowym s)anp are pue adid pue ‘woos jued sejruis 10 ‘uroor
yun Jurjpuey Jie ‘woos jueld Jy se yons wisysAs Sunesy 10 Suruonipuoo-are 10 juswidnbo
10 Awunpoewr Aq Ajsjos paidnooo wroor jueld epnpour “Y(d)d o Jo (q)(g)gz uonemIax
Iapun papieSaisip 2q Aew YoN[4 JO B2l ‘W00 Jueld [BNUASSI-UOU IO SIME3] AI0)epuBWI-uON

(F107/6)

“UICOJ YINS UMM Paureiuod pur juerd
[ENUBSS3 10 SIMES) AI0JEPURW YONS JOJ NIOMIAU uonnqLusip ay) Jo 1ed ale yosym sjonp Jre pue
adtd pue woor jueld ; ammies] Jeiuns o ‘fesodsSIp a)sem pue Jos ‘Iojemurer Joj wool dumd
jwoor duind dwms 195010 [001 asoy ‘wa)sAs uonezinssaid aseaIrels / WOISAS UONIBIXS SYOWS
IoJ ue] ‘w001 ZOD ‘anusd [onuod a1y ‘woor dund pue yue) 1aem Jappuiads ; 991Ales Ay
se yons juswdinba pue suonejrelsur eo1a18s a1y £q A[9[0s pardnooo woos ‘woos eddoy asnyax
‘anyd asnyer ‘woor yuerd jusunesn sfemos ‘woor dwind pue el serem Surysnyy pue ajqeiod
‘W00 10Je19U05 ‘W00 JIWIIOJSURI} ‘WOOI IAAUI ‘W00 [IIIMS [BILNII[O dpnfou] ‘,uopnejngor

10 J¥Nd Aue Aq payun] LON S! UoIym Jo eare ‘wiool jued jepuosso 1o oinjesy Arojepuejy 4
*WOOI Yans uy)im pauteiuod pue ueld [pHUasss Jo aInjeaj Alojrpueur yons Ioj ylomlau
uonnqLuSIp oY Jo 1ied a1k YoM s1onp Jte pue adid pue ‘woor Jurd / SINIRA) IR(IUIS 1O ‘WOOI
K19A0221 TeLIgYEW pue 9Fe10)S SNIAI “JOqUIBYD AIBA0IDI [BLIAJEW ‘JOQUIEYD AI19A031 [elIajew
pue aeI0)S STyl ‘IAqWEBYD 9FRIOIS ASMYAI ‘w00l SUNSEIPEOIQ PUR SUOHEIIUNUIWIOIA]D)
‘WO0I  AUIYIRW I “WAISAS UONORIXA SMOWIS IUAWASeq Joj jonp opnjour ‘wonengor
10 JVNJ 2AB02dsar Aq paywir] st tolym Jo eare ‘woos juefd Jenussss 10 aigesy A1ojepusiy 1
i$9)0N
801-ddV d¥YNdJ VD snuog | 'Le
VIO snuog
Z51-ddV dVYNd BalE 308q 13S PaIaA0) ‘9¢
801-ddV d¥Nd oBessed oyqng §13
V0 10] ajqeIunosde Julaq jou
se paldaooe 100y Suiaios A[3]0s 1onp [2O1IIA
TddV dVNd Pue Jeys 11| ‘oseo1re)s JO Bale [BJUOZLIOL g
TNAVY dVNd 95B2I1B)S UOUILIOD pue 2Imonns Aued ‘€€
Z-ddV dVNd (LLd) snuiuua) Hodsues s1qng 43
ammeay Jursuetparo/Junssford
61-ddV d¥Nd o%.1e] Iopun eale pa1oAo) ‘¢
T-ddv @ udpred
7-ddV dVNd Axs wnos toopy adnyax Sujpnjour rooyy s8nyoy ‘0¢
surs)] 10YIQ
[{es [BWISIX3 SI[) WO UTHI(S/,
uep a1our 3o uonsafoid e ym uuoperd pue
v , 61-ddV dVNd | xoq Suuonipuos-iie se yons uopnosfoid 1otpQo 6T
-ddv mopuim Funoalold “pid
% 61-ddV dYNd Mopulm x0q DY se 1jans uonoafoad souyy ‘8¢
981
“ddV % L9-ddV
‘61-ddV dVNd 10303]J1 pue apersung LT
/ / T ddV dVNd SSnOY pue je[y JRSIWIOp XA[dnp ut prop 9t
w-ddv Juawdo]3Ap 21)SAWOP-UOU Ul (2OUBLUS
Vs , ¥ 7-ddV dVNd 981s91d) 0UBHUS UOWILIOD UIBUI IAO PIOA N4
Juawdojarap
onsawop-uou uy 030 apeore Juiddoys
v 7-ddV dVNd ‘WU JO JUOIJ Ul PIOA PUE Woolpesy YSIH R <4
,2Imed) pue wo)sAs AJpusiyy AJ[ejusUioIiAuS
, T-ddV dVNd 10 10np Jre 9onp adid ‘wroor Jueyd €T
wioox jue|d [EuIsss
Vi Vs 7-ddV dVNd -uou IO AIOIBpUBUI-UOU J0J Jonp J1e ‘Jonp adid 7T
€6-ddV %® woox jueld [eRuasss
7-ddV dVNd 10 2Jmea) A1ojepuewt Joj 1onp aze “Jonp adig ‘1T
, WOOI AT VIAIS ‘UI00I 19]10q SE Yons ‘Woos
Va , 7-ddV JVNd jueqd [enuassa-uou 1o AI0jepuBRW-uou ISP 0T
/ / T-ddV dVNd Yeys Aouunyy 61
/S / 68-ddV dVNd yeys i Joiie] ‘81
o/ , Zr-ddV d¥Nd SI[[311 ‘ABA][BM PIISAOIUIIIOS [EIUOZIIOH ‘L1




- N -
e BT SE [ ojqeoy[ddeut STIaAaUdIYM 13[3(T &
FENEAHTYERGY p1ooal uonensidal oy Yim aduepIosde uf B
[fif Harea
HTY e daueondde jo amyendig /2o Tdoyo Auedwo)
JH EHEIT vonensifal jo Andxa jo sreq (HHHIEIT2 vonensifor yo Audxa jo aleq
(AR BLIER “oN vonensiioy Jo w0y (G LTI AT 0N uonensIFay JO 21edIIAD
CY FHETEEIR B TR 085355y AG1oug
(Y [n 24 uosiod pazuoyiny) poms1fay /INEY. | Fef Il FeomBug [euoissojold paiaistday)
pEEgemeudig AEE ompeudig

AT H R By R Ry sreudordde asoym ( 1) 3se3ld

RGN SRR yororddy paseq-soueuuiojiag

FUEERA 0 I W3 £ suonerteisu] Jolejeoss % YI'

B350 B, suone[[eisu] Jedloo[q

Bk suoneqeisu] Sutuonipuo) a1y

EiFRHuE suoneqesul Sunydr

HEGL VN | 20N | Fsda FRME IS suoneyeisuy yo adAy,

SOOTAIDS SUIP|INg [ENUSD - UoU)

umipoq | @ HIEHEHTH
(AT EEt) Ga | (PoHauemRu
(uoue|[ejsur @EuEnEguD
S991AI2S Sup] __MMH”_«__HN SNsIULOP-UON
TRy

OERRHRTAER D | o) BEoIEND

uone|[eIsut (1910H 3uipnpoxa)

$301ADS ME%_E [enua)y uowdojpaaq
ansouoq
TR BINATL e RIN-L
Jun umx un umy
WHIMREE 1 Yy 180} IR W 14:")
DdTEDUACL | MBSl | DIT/5eD awof, PWRTE | (k)
(yHeldr) (et el FyEim
BIHEL EHH R O T THNGHE I ferigslaigalrid
AL TR O T ey FUMS Y i wowdoprag
(e ) Suping (;w) paassg JooadAL
Buipping pajsdwo)pasodosq @ B21Y 100[J
10 957 A81u7 [enuuy auleseq o asn) ASoug [enuuy Tewyu]

- WG/ R S BB RO B B T R B Y
-Iuounreda(] S90JAISS [EIIURYIIA] PUB [EOLIOI]T

ayy Aq paystiqnd sonoeId JO S3POD UBAS[AI ) M 3oUepIodse Ul paie|dwod / paufiisap , are /s, (s)uonejeisur Fuimol(o} YL

=t
111 Mg

o YTURENYL « FRUGE - gLk

TN R B RS MOP N « BRGNS G L TR Y A E R AN G R
BB Ol - W RGN LR SR E B AR L A S YN - W —
' ' *Koustongs iy 1s)ea1d oy “uonanpar atp todier sy, ‘Suiping suijaseq s

u1 uey Juip(ing pasodosd ayy ul Jusioyys azour st A5xoud yo asn pajorpaid o) suedwr 3y * Jurpjing suyaseq Jo asn AS1dus
Jenuue,, pajewse oy uely ss9f st Juiping pasodoid jo asn A1oud [enuue,, pajeurnise s J1 ‘ojduiexs Jo, ‘asn AFrous jo
suuo) ut Jurp[ing oy JualdIga Srow Ay ‘Surpfing i Jo 051 AS1ouy [enuuy,, PalEUSS S JOMO] S ‘[e1ous uf BION
CERRHRG =) B
(uoneqeysur

$901A195 SUIpINg [2BUS? - uol)
(Syomo]
CRRlRmLENrh) T
(uone[eIsur

$91A13S FUIP[ING [ENUID)
(s)amoy,

(TR hiE) B
R e ey | (simrm)

OEH BN L HL / L - THD B . T
Bwppng Jo yieg / Suipning . pajojdwo)) / pasodoay , Jo eamD A3xauqy [enuny pajarpald iy 3ed

X T

(HORELTEAIE « FRM BT BIEEASDRRIM B LIFR A D) / 3200 « FHISSY
(Axessa0su J1 100ys ojetedas ppe) sarmes] Juarolyg AS1eug pajjeisur / pasodoad , oy sy ssesyd  (8)

E ON/ E STAx DTELHITRIRAE T PE somuea ] Justoyyy A31sug Jo uopsiaold ()
S ON/ F SHA% pEArehi 2% Sumonipuo) Ny [ENUL) Jo uolsiacl]  (9)

TR s Suipring ysodwoD/zE2E T4 Swipnng onsawiop—uoN / £ FHZEF) Suppng opsswio( 4
k=L Supiing jo 2dAL  (p)

YENETr Iqunu 10T ()

GEdh)
TUSTISU) : JHakEF o¥s 30 ssaippy  (q)

Zrh) TSTIEwE) (Ul umowny J1) §i L) sweu Suiping  (e)
BlL g

sIe[monIe] Suipnng :y Jed

SRR A E R

judwdordasg 3ulping ® Jo as() AG1ouy [enuuy uo uonelE[A

( (TST- S0 B JEBY T - SN OB TR « Y [m3g) )
(I1S1 -ddV dYND)

TESE

g xipuaddy



(r102/6)

> TS E Mo R ) SRR ¢ b Y B S R 5 e 7 8 S 3 9

VAU o Bk DA RS GH HIATE « ((HIRELR RIS 1T H M B e B ST R o0 B S EE - S sk
*(SHoMmO) SE PAIOPISUOD 3q PINOYS ‘Sjoum

® 52 quattdofaAsp 3y (s)0m0) pue (Sjuinipod Us3m1aq HOLRIIBWAP 1e3}D MOy JUaWdo[dAP 104 9ACGE (S)IDME) I JO Jerp) w0l (S)asn pLichaliing
Sutlued (Aue gt ‘yuauraseq S| pue uowdo[oAdp Sy Jo WG| 353MO] 3yp Affensn) juswdordasp oyy jo ped 1S3mO| S SUBSW AJ[EUUIOU: (S)WINPO
o BIBVREEAGIS (ML AN ERRP RN RLEE) IRERTTRMY NN EEYt,

Juateda( SIVIAIDG [EIIUBYDIIA PUE [EIL1)ID[A SN £Q Pansst

uone||eisu] s30ja1g FuIp|Ing Jo AOUIOYYT AS1oug 10} 931014 JO 3P0 GYY I ey S SutUEsUE SWES AU} SBY UONT|JRISU] SHOMAISS SuIp|ing [enud), ©

®

WEBEY . (RHYE) WRGEPRT. MSWHNWrE (MWL) Mikseid WYIERMPS ARET.
{U01SI94 JuSND) Ful g MIN 10] Shq
WV3d 2y o g xipuaddy pue { uoNDIS Jopun  (JIEUNIUIQ WP313-0192) (3P0 SuIpjing sutjaseg,, se Furueour sures sy sey ing outaseg,, @
> VBB CHS R ST YR M 2 0 BACH SR B P20 S S + DY BUIBIIEN, BUTYRROEIRIGE - L
‘s[iem Aped 1o/pue [euInxs Suisopus
3O 5308j |EWI)UL 3K} 0} PAINSEIW 2DEdS PISO[OUS |[E JO BAIE JOO] A} SUBSU JIUN € Jo 2dedS € ‘SUIp(INg € O} UoLE)a1 Ut | BAIE 100y jeuss,,  (Q)
W WA TR | GRS (VAL ) SRS WYISSETIGS A BEald s
pue {(uoISI3A JusLNd)
Suping maN 10§ s WY oY) Jo § xipuaddy pue p uondag 1apun , asn AS12u3 [enuue,, 3o Surueour Jures oY) SeYy SN ASIoud [enuue 1e10),, (®)
SriH o RIGHTH B 160 O D B B B G Y B W BT 9 9E
AR B T 60 A MO TR BB ¢ O (TOUR T AT IA T 3 (RN ) B ) WH BRI L Ml I
210U M ‘PIAIIS €3IB J0O} [ewdIUI 341 Aq Juswdofoacp
oyt jo (un) vondwinsuod HJ-Y/sed umo) pue (YY) uondumsuos ALY Jo Suust ur ‘wime 13d L sad osn A819ud enuue pajrpaid Sy

[0}




Annex C2 of

TPB Paper No. 10415

.....AQV\

*122415 24) Jo ayjoad ayy Surmoijoy aSejuory
[0y o Suofe 1dsy 5q PIMOYS BaIe [BUONIIS WNUITATWX ST ‘SILIBA
7122415 ® JO [9A9] 313UM D XIpuaddy Jo 7D pue 1D seInSL] Ul umoys
SB J2245 S JO SUIPNUSD S} WO WG/ UNIM 3q PINOYS [3A3[
122415 3Y) 3A0qe WG] Jo [9Ad] € 03 dn Surpping ay) jo ed ou ‘WG] X
UIGT JO UOIDaS WINWIUIW YIIM JOPLLIOD UONR[IUSA B Suureiurew 0  (8)

:sjuawannbar Sutmorjoy a1 Jo suo im A1duros 03 Yoeq 13§ 9q PINOYS SpIM WG]

ueyy $s9] /22418 ® Sunuoly sSuIpIng ‘109559 UoKued 10913S SjeSnI puE [oA9] ueLnsapad
12 ANfenb [EIUSUIUOIAUS U} 3JUeUUS ‘UONE[HULA Ire daoidull 0} I9pIo Ul ‘L

yoeqyag urpring

*s3uIp{Ing 1ay10 I0] YONS jo
JUIWISSOSSE oY) Ul papredalsip pue sjuswaanbal uoneredss Suipping oy woyy paidwoxa

9q ueo wigT 3urpasoxs jou WSy Jo SY00[q SuIp{Ing [RLUIPISAT JUO[EPURIS ‘9
g xipuaddy ur
UuaAIg 9Ie g pue § ‘d77 UO JUSWIDINSEAUI JO POYIOW PUe SJUSWIINbaT pajreracg ‘G
%E EE %0T %07 . wp9<H
%ST %02 %07 w9 S H
T {ue[d 1 Jue|d aue[d yoey
w9 < d7 yim
AUQQO*0T < BoTe aNg pue Jwig0Q‘07 > vore g | | SUIPINA el
soueld uonosfoid om) uo o 3o (H) W31eH
U0 JU3USSaSSD Yoed Ul SSUIp[INg JO d WINWIIUI

T 9IqeL
*dn Supyew 10} sopese] Surpjing payosford
T ueamiaq papiaold 3q UBd Spim WIGT Uey) SSI[ 10U § [Im §7
[EUOWIPDE ‘d St} JO €/ 399Ul 03 JUSIOLINS J0U a1 §7 yons JI (i)
pue {opIm wg'/ Uey) S|
3q jou p[noys saue| ; s7aa4is Jururofpe Jo auUIANUAD I IO
saurepunoq 931s sy pue Suipying 9y jo apedey paroaslford sy
w3MIAq §7 2 1] & ) ‘soue[d uoroaford wasoyd oy Suory (1)
*1 3]qe, Ul UMOYS S 950U UBL) $S3] 9q JOU P[NOYS
$a)1s Jo sor108a1e0 om) o 10] seueld uonosfoid [eonisa om)
UO Passasse ‘() 1uauialsy a1qoautiad ¢/1 Jo WINUWIXEUI € pue
(S7) 2o0ds Sumanszmuy ¢f7 jo wnwimw e Juisudwos ‘g ayr (1)

(d) Cipgoauiag pue () aouvsiq Suypivdsg - (7) wawonmbay uisaq ()

a7 s|qissuuad winwixew jo uoneinduiod 103 g xipuaddy 998

e AQV\

pue {(1}) uodu? 122.415 fo Yip1m upaw ) SOW) G UO
peseq pajejno[es St ydmm \olqissiuuod wmurxeur 3y pasdxs jou
pInoys jaa.415 & Suofe s3urpjing jo dnois 1o Suipjing e yo d7 oy

d7—(1)wawarmbay udisag  (e)
12U0Z JUUISSISSD [OR3 J0) syuswainbar uoneredas Suipjing b

‘9A0qe 10 uIQ9 Jo (d7)
y)3ua) apponf papafosd snonunuoo e Suiaey sSuipping jo dnoid
10 Surpring yim pasodoid pue AU000°0T ey ssof are jery says  (q)

10 faAa0qe IO ZU000°0T ste yeyy says (o)

:sjuswasmbar voneredes Juipring sy yum Adwos pinoys
saL10ga3e0 Juimolro] o) Jo saus Surpjing ‘s[oaa] Justeip e s3uip[ing Suo] Jo 109)J9
Furusaios sqeisapun o woyy Juisue sjoafys pue[st jeay ajeSniu pue (99| uesapad
je Ajijenb [euowuoIiAuS oY) aoUBIUS ‘UONB[NUSA B dAoidun 0} J9pIo uf €

uoneaedag Suipping

'103]32 pue[st Jeay oy ajedurw pue ‘oA uewmsopad e Apremorired ‘Krousaid
arour spraoxd ‘aoeds Suralp mo jo Ajjenb [RJUOUNIOIAUS 9Y) SOUEYUD ‘UONE[HUOA
Jie Jo1oq JASN[OR O} aIe $3AN0a[qo oyl "A1oussil Jo a8er1aA00 o)Is pue yoeqies Suipping
‘voneredss Juipying are Aoy, -ooeds SUIAI] InO JO AMN{IQEUIEISNS [BIUSUIUOIAUD OV}
90UBUA 0] SjJUdWd]e UFIsap SuIpymg Aoy ¢ YSIqeIss saulepmny ags Yl 4

saap2alq0

"y xipuaddy ut pais] st sou[apmo (I ot
ur pasn A3ojoutuun], ‘syuswidojaasp Suipjing mou JoJ (SUOISSIOUOO V.ID) SUOLE[NO[Ed
98e1oA00 QIS Jo/pue BAIR 10O[) SS0IF WoN saolales pue swoor jueld [EHUSSSD
-uou / AlojepuBw-Uou pue saimjes) Ajuswie pue usasd SuipreSarsip Jo Supdusxs
ur aysinbar-aid e se ‘sjqeondde aroym “yunoooe ojur axe) I (yg) Auoyiny Surpjing
sy yomm ypm soueldwos oy ‘[61-ddV (dVNJ) S1eamSuyg [eoruroa)oan) paalsidoy
pue sioowdug [RIMONNS PaIdISIoY ‘Suosiag pazHONy JI0] 9JON 901oRI UI
0} pawgjal (saurepmn (gS) seulspiny udiss Suipying sjqeulesng a1y aJe sauapng
asay], ‘Suoy Suoy ul JUSUILOLAUD J[Ing 2} JO ANjiqeureisns pue Ajjenb o) ssueyuo
[ yoyam udissp Juipping uo saurpapmg sajedinword ojou aonoerd sy

saurapIns udisa(q Surpping jqeuresng

SI2UISU [EITUII)0I) PAIA)SISAY

S1-ddVv pue SIdUSUF [2InPNNG PAINSIZNY jmuntedsq sSupymg
‘SU0SId PIZLIOINY I0J IJON 3d1deIJ



skytang2
文字框

skytang2
打字機
Annex C2 of 
TPB Paper No. 10415


(uoisiaal [essus)) (1AN/AY) 9107 Arenuef UOISISA SIY],
1107 Aenuef  9nssI ISI]

6¥/d/O344/dD ad
1/L81/S6-1/74D Ad - “39d

Azoyiny Sutpiing
(rem-nis I0H)

_*pansst st jutad uopednaso ay) Jaye SNSqaM S, dd Y}
03 papeoydn aq [[Im J xipuaddy Ul paqriosap se ArouseIs jo aferanoo aps oy Suimoys
sqielep pue suerd ‘orqnd oy 03 uoneurioyul Jo Adusredsuen ay) IseIDUL O, 61

‘pantugns aq
pinoys . xipuaddy ur pafIe)op se UOTIBUIION ‘SIUSWAIMDaI AIousaIf Jo o5eIsA00 IS
pue xyoeqiss Suipying ‘voneredss Surpiing ay) Yim souel[dwod SjeNSUOUWIP O, b1

PInIUIQNS 9q 0} UoyEULIOJU]

‘ugisop Suipymg paroidde oy Jo Aprqeure)sns oy Surnsse 10§
SUONIPUOY JueAS]al asodw Aew yg 9y} ‘soueurpi) sSuipyng Y3 Jo g UONOIS Japun
suoneoyrpowr yons Sunueld uwayp, Suolssaouod yin Sunueid Joj saysmbar-axd sy
Jo ouo se sawepms IS oW Wi vvuerdwod oy seyroads [51-ddV dVNJ el

[eaoaddy 1o} suonipuo)

g xtpuaddy
ur pspiaoad are soyoroldde oAnBuIS)Y SoUIEPIND S Y JO SIANIA[QO By SASIYIE
01 Ajreonsijoy sjesodoad  sjueoijdde Surrepisuos uoym aouels onewdesd pue sjqixayy
e saye) yg oyl ‘sjuswarmbar sandirosaad oy Suneswr ut spurejsuos surnuag yons jo
uopugodal U SUAUIS[e SUTHIJOp I9)0BIRYD SYB JNOAR[ UAAd IO sapede] Suipnng a1eym
sSuip[ing or10)sIy Jo asnar aandepe oy Aqjeroadss s8uippng mau o3 sBurpying Sunsixe
JO UOISISAUOD pue ‘BIpe)s ‘s[euriisd) Aemjier ‘sioid A119) se yons suonouny yeroads
SurAI9s s3uIpfing mau apnpour sejdurexy paIejuUNOdUS oq AeWI SSUISPIND QLS W M
Surfjdwoo ur sanmoryip surnuad yorym Ul SeduBlSWNOND [eroads ole alsyJ, Al

SUONEIIPISUOY) [e1adg

‘AJuo esnoy Aqrurey aSuls & yiam says o) ajqeatidde jou st juswaarnbal sy, T1
%0¢ %S1 W 000°0T <
%0¢ %01 A 000°0Z - ;W 000°T
1A auoz Liounig
BaIy ONg
KISU991D) JO 95BIA0D) 9IS WNWIUTA :

T 2lqeL

‘Suipying ayp ut 22eds Jooy] s[qesn IsaySN| AU 1940 Joox A Jo Wi weawr a1y 03 singe

Fuipping Y YoM U 72275 ) JO [2AS] UBIUT U} WIOLJ PINSEAU ST JXU00 ST Ul Furpjing sy Jo ySoy
*SANIATIOR [e1oIAUIIIOD Aue Inoyiim pue Surpiing 2y o sjuednado

£q s[qissasoe sped uounuos se pajeufisap sI 1 J1 uonenofes yin woy paduiaxs aq Kew Adoues
1) JSPUN SEOIZ PAIDAOD Slf) JO SAINJONNS Yans Jo JuLid)jooy oy Jopun [943] punoid je eate joeqias oy,

Talqel/

‘d xipuaddy ur papiaoxd are saurjopimg
eI "7 2[qel UM O0UBPIOOR Ul spa4p {12u2243 [)im papiaoid 2q pinoys aiowr 1o
JUOQQ T JO SEQIR YIIM SIS “J03JJ0 PUEIST 1BAY 3U) 9)eSNIUI 0] Pue [2A3] UeLnsapad ) je
Apenonaed ‘ooeds ueqin ay3 Jo Auenb [ejusuruonaus ot aaoxdull 0 JSpIo UY 01

KI3U32.15) JO 2319A0)) I)IS

‘12275 A1) JO IPIM
UBAWI Y} AW} T UBY) Ssof SI JSIOY S) SIGYM 22.75 & 0} DU YA Juswaimbal
soeqies Suipning oy jo sued 1o sjoym wol payduwexe oq Aeur s3uipping ‘6

‘SUWIN|0J JEINJONIS PUE S[[BM
Arepunoq pajerojrod ‘sopensnjeq pajeiojiad  ‘saxmies)  padeospue|
uey) o samonns  Juipping jusueuuad  Aue  jnoynm  uedo
aq pue ‘pased pue padeospue Aedoid aq pnoys eare yoeqies ayy,  (p)

pue {9 xipuaddy
Jo 7D amSid w umoys se sjuewaxmbal 03 109[qns sease oeqles
oy unpim papiuniad oq Aew saoqe Suipping oy Sunpoddns summnjo)  (9)

‘panunrad 9q os[e Aew eale joeq)es
o1} sso1oe $a3pLIQI00] Aal0)s-2]3UIS pue ([OA3] 722.4) O} SAOQE WG'T
ueL]) SS3] 10U JO Sy IeS[0 B 1B PUE S[[eA [RUIXS Y} WIOK WUI)(9
uey) arow jou Surosfoxd spieoqudis pue saimesy Junosford soury  (q)

‘panymurred
sq Aew J(d)g ap jo o[ uonemdar ynm pornduwoo jey; Adoueo
£ .‘PoJaA0OUN SI BAlR ORQISS BYY J| ,BAIE JOBQIOS Y} JOAO PN
0} pamo[[e 9q ABUI [2A3] 722475 3) 9A0QR WG] uey JOYIny sarmonng ()

:51019€J SUIMO[[O] S} JUNOOOE OJUI 3E)
Aew yg o) ‘uawanbar qoeqlas 2y yum aouendwioo 2y JuiUIULIP U] ‘8

' x1puaddy Jo gD 01 6D saInF1] ul usAIS are
syownImbal yorqies Suipymg jo uonesyjdde oy uo sojdwexs jeordAy,

"0 xipuaddy jo ¢ pue £
S2Ing] Ul UMOUS Se 722475 A} Jo apis aysoddo oy} uo sur Arepunoq

9)IS Ay} 1B [3A3] 122.435 Je pase[d SI yomm Jo aseq oy ‘auejd paurjour
oS 91 aa0qe apnnoxd pmots ‘[PA3] 722475 ) SAOQE WIGT JO [9AS] B
01 dn urpping a1y o 1red ou ‘papraoxd st wig'y ueyy ss9f Jou Jo WSOy
Iea[o B ypm uopieS wnipod [EUNUILIOO PIIRHUSA-SSOI0 B alUM  (q)



[K1oua01m) 30 aFe19A0)) ayg] au0z Arewrud St UM
s1 A1ouaaid 10J swey o1 Juipnjout aseq Jequis Jo 10S Syi JO [9A9] doy oy
Ppue 42005 & uroly 9}qissaooe aoeds usdo sryqndyAem ueinsapad orjqnd 1o 199
e Suminge ooepns [2omaA € uo suoz Arewiud oy unpim smoid jeyy A1vusain

[3oeqieg Suipping pue uoneredag
Supping] () 2 (N(E)(E)veId(d)d Iopun paquosap Se JUSUNLIBA0D 1))
0} pajenyis S 3900S AU YONM uo puey oy (oS op 0) pannbar uaym) Jopuanng
0] SBI[ 99559] AU ‘5L N[} JO SULID} SUf} JSPUN PUB IS [} SB SSES] JUSUIULISAOD
sures o 1apun pyoy puej uo j0ans ajeaud e 1o juounredaq sAemySry oy Aq
PauIBIUIEW PUE JUSUILISAOL) S1} Ul PAISIA UIG"H UBY) SSI JOU UIPIM JO 122415

*3)1S [} JO BOIR S} AQ PIPIAIP DaLD Aiauaa43 dA1] [e)0) Jo afeuaotad ay L,

{uonetedag Surpyng]
g xtpuaddy Jo z[g 2ind1.] U1 UMOYS SI 9OUBISIp ons
JO ueaw oy 38 JuIALUR JO POISW AU ‘Sf UR 10J SALIEA DOUBISIP U[ONS JISUM

*sopeoey Suipjing pajoaford 7 usamiaq  (1m)

10 ‘synqe a11S A1 2I3YM sue[;22.41s Jumuiolpe
Jo aurpeuas aip pue opedey Suipping pajoaford ap jo puo usamiaq (1)

‘{A1epunoq ayis ouy pue apedey Suipping payosfoid oy Jo puo usamiaq (1)
~:SOMBU0S JUIMO[[O] S} UL §7 UE JO UIPIM WINWIIUIUI BY) S SHE
[uoperedog Buiping]

030 suopred Ays Jeununwod ‘siooy o8mjar So ‘ueyd uoposford ussoyd
o) ojuo psjosford se wig Jo WY Iea[o pue (IPIM JeS[9 WINUIUTW B 1jim

(910Z/1 4)

Bupuaa.8 v

120.418

L1ouaa.ig) fo 28042400 118

(S) aouvisyq Buyp.ivdag

-1-

oyIs sues o urpim sTuIpjing UaaMIaq 10 MO[aq ‘9A0qe ‘URNIM papracid aoedg

‘[uonesedog Swipping] g xipuaddy jo gg 21nJ1] ur umoys se
9U0Z JUBUISSISSE ) JO Baxe oY) Aq Sjuatajs ajquautiad 10 2opds Suiuantaiu] se
paziuFoosal seate ot Jo ums ot SuIpiAlp Aq pautelqo 1] 'Sl SUOZ JUSUISSISSE
jerp ut sSurpping Jo dnoid 1o Suipjing e sjqesuusd moy Supesipur sFejusored v

‘[Arouaa1n jo sferan0) anig] ‘euoz
AIewiig oY) up UOISHOUl 0] [9AS] 90URIDJAI Sy} Se uaver 9q pinoys Supueld
103 aseq fe[luis Io [10s Jo [9A9] doy 2y, srordnaso 1o sionsia ‘orgnd o
01 aoeds ueqin yo Aiqexesm o) Surouetus JoJ Juiping o Jo sued uowwod
ySnonp 19ans € WY SS300e 10 SI0MU0d [ensia Juiptaord 1) st suoz sup
ul A19u20I3 9y, [9A9] 319315 Sumnqe 3 Fuole IS B JO SUOZ [BONIDA WS AL,

[uonesedag Swppng] /2%$ Sty *ouoz JuswIssasse ) ul Jurpjing ay) yo
d7 oqqusstunrod wnunxew ayy Fuissasse 10j siseq o suLoj I g xipuaddy Jo
L€ 01 6 ST U1 uMOYs Se “722.475 31 Jo apis aysoddo ot uo ays Jswpo a1 Jo
Atepunoq oty (I1) pue 722.75 & Jo aul] a1us9 3y woyy zenorpuadiad woe unpm
s U21ym SuIp[Ing 102[Qns [ JO J[eMm [RUIIXS UE (1) US9M15Q SOUBISIP UBIW [,

[uoneredog
Swpping] 722.418 1S3MO0] 10 12MO0[ 31} JO [9A3] UBSUI A1) ‘S|3A3] WUSIPIP Fuiaey
$722.415 SINGE AJIS S} AIBYM IO SINGE IS S YIIM UO [IAI] 122.4)S UL AL,

[uoneledag Suipping] suoz Juswssasse aAR0adsal a1 Jo Niay
o JO ¢/ uey ssI] 10U Jo WDy ILS[d B OARY J0 dA0qe o) uado sy jerp soedg

[A1susaigy jo ofesac) ayg] '@ xipuaddy sod se samyesy Furuaalld
J9U10 apnjouy Aewl BoJe (ang ‘aseq lepuis 10 [os pue sjue(d oAl M ealy

[A1ousa1n) o o8e19A00) AS] *S19A00puUNOIT
10 sse1d Jo ypmoid 2y Joj pauisap 100[ JO %0¢ ueyy ssof Jou Juraey Juiaeg

[uonesedog Supning] (g
xipuaddy Jo ¢g 29 g saunSig 995) "W Uel) $S9] SI WAL UBMIq uonjeiedas
1 s3uipping jo dnosd e Jo Suwipping e yo opesey jo pFua) parosfoid jeron oy,

*Suneauius uy pasn seoepns xodwod oy yim sosed pue spingy
JO uonoeUI oY) e[nwis o) pannbal suoneno[es Jo suormi S uuojied
0} pasn aJe s1nduio)) ‘smoyy pinyy sajoaur jeiy swisjqoid dzAjeue pug 9AJ0S
0} sunILIoS[e pue SPoIPIU [BOLISWING JuIsn SOIULOSU PIN{I JO YIURIq B SI (7D

fuoneredag Supying) (o197 194027 w0y wigg uey) 18YS1Y) suoz YSu pue (0137
[3A9T WO WNY-07) SU0Z S[PPIWI (0I19Z [9AD] WO WIQZ UN[IM) SUOZ MO] JO
S)SISUOD UOISTAIP [eUOZ 9], Justuainbar uoneredos Suipjing oy Jo JUSWLNy
Juissosse 10J uOISIAIp [epeds [BOTUOA OU) QJBOIBUIOD SAUOT JUDSSISSY

‘sautfaping pue piepuers Suruuerg Suod] Suoy 2 sopun
ausqam s jusunpedaq Sutuueld Yl Ul 9|qe[IBAR JUSWISSISSY UOLIBIIUSA JIY 10)
QUIOPIND [BOIUYDA], SY) Ul PIUIPNO UAq SBY ¥4} oyenapun o} AZojopoyeur
ayy 10} lomawiey AIOSIAPe UV CJUSUMIONAUS puim uetnsspad tepsq e
FurasIyoe 1oJ JusursAour J1e [ewra)xa uo sesodoad juswidojoasp pue Suuuerd jo

(dd) wawia]g 21qawiag

(d) dnppqoaruiag

auoz divwinig

(n) uodun>
122418 JO YIpI4 UDI

0437 12427

(§1) 20vdg Suuaaizuy

va.D L12Uda40)

Buand sspan

(d7) yi3uay apvovf
pardafo.d snonupuo)

(@) sonuoudq
pmyf ouonvinduio)

SOUOZ JUUUSSASSY

way)

5109132 QU ssasse A12A122[qo o3 joootoxd e st (4p) uopIULA 1Y

ASoroururra J,

(ZS1-ddV dVYNJ)
Vv xipuaddy

y uonpIius 4 A1y



-Z-

"d pue g Sussasse 3o asodind ayy 1oy aue| e se pajean) aq Aewr eare yons ‘uefd presaioje oy
30 sajou Axojeuerdxa sy uy Jo 7 pue uerd presaloye o) uo eaze Swp[ing-uou Jo speusuroxd se pajeudisop
10 yelnU B ST Bare yons papraoid pue ueld ealy uoissiuued juaurdo[aasq / ueld Sumoz eumpng
a3 uo 2oeds Uado se POuOZ ST BAIR UB ISM JOAOMOY] g 10 S[qEIUNOIIE J0U ST A1EPUNOQ IS AR} SPISING
9oeds uadQ ‘g puk § JO JUSUISSISSE SY} UI PIPN]IUT 3 OS[e AL WG ULY) SSI] YIPIM JO SURJ/2241S ST

(zig o o1g
$2Ingrd 998) WG] UBY) SS3] 10U JO § U SABY [[RYS §7 [EUONIPPE Yong 'SSUIP[INQ usamiaq
papraoxd oq ues $7 [BUORIPPE ‘g pasnbar oY) JO ¢/7 199U JOUUED ST YonS J| ‘aur| Alepunoq
oy} woyy. wg uIym aq Jreys Suppmq sy1 Jo ued ou pue W'/ UEL) SSI] 8q JOU [[BYS
§ 3o ueowr oty ‘uerd uo saueA 31 J1 ‘Suejneans Sururofpe 10 A1epunoq o)is SUIAJOAUL & 10
"9pIM WG/, Uel} SS9[ 10U JO § ' opraoxd [[eys §7 yons ‘9roqe 4z ydeidered ur papresorsip
Suipying Jo ned oy 10} oAeg ";9Ue[ 10 j22.41s Juruiofpe Jo suIENULD Y} ‘BUP| B IO 1921S
© SJnqe 9IS A} dIsyM IO SILBPUNOQ IS jusoelpe Yy pue sopeoej Suipling pajosford oy
Jo spua oy usamiaq g7 Aq papiaoid aq [[eys g parinbar oy Jo ¢/z ULyl SS9] J0N Ty

(64 21031 595) PaAaTor oq [[EYS JYNJ ST} JO [ 9[qeL
u pajejndns se s3uipping jo 4 pannbai o1 ‘oue(d wopoofoxd yoes uQ sauerd uopossford
uasoyd sy} oo pdaford 3q [reys 991s ayy unIm STuIp(ng [e JO UOHEBAI[H 8%

d DUE § JO JUdWISSISSY P

*sue[d uonosfod je oy pannbai Ajuo st (7) Juawenmbay uSisaq yim
souerdwos uo juawssesse ‘Ajuo aued uonoaford suo Juofe w9 SPasdxs soOpeIL) SuIp[ing
pajoaford [[e Jo WP [e103 oYt pue /4 000°0T Uey) SS9 SI Jey) IS ' Iy €€

'$3133p 601 01 6/ woxy Area Kewr soueyd uonoaford
Jo ared yoea usamiaq a[Sue oyy ‘uSisap Suip|ing ur ANJIQIXA[] AIOW MO[je O] 7€

“JUSWIUOKAUD PUIM
oyis oy} Jo womsodsip Swip[ing 9y} 1Ins 0} 128 aq Aeur soued uonoafoid jo Jred yons ‘souoz
ySuy/s[ppIu sy Jo 722475 aY) Jo jusSuey Aue Juole 12s oq [jeys SUOZ MO] Y} J0f sueyd
uoroaford oy 22475 JEIUI[IAING B UO SINQE Jey) OYIS € 10, 'SINGE 9IS oY) YOIYM UO J22.4iS
e 0} [a]jexed 338 9q [[eys U0z mo] 31} 1oy saued uoroafoid oty Jo auo Ises[ 1y (8 2]
29s) 19130 YoBa 03 drysuone[a [euodoyuo ue e (K °x) soue(d uonoaford fesrIsa Jo ared »
y3noxyy opew 3q [reys () uswoarmbay udisa(q yym souerjduros Uo JUSWISSISSY I'¢

(Juowssassy Joy souefg uonsafoay) sSurpying Jo 4 » § - () Juowaambay udisaq ¢
sinqe
S AN YOIM U0 $722.475 AUR JO SUIDIUSD OY} WO WIQE UMM
auo0z juswissassy oY) ut uip[ing jo syued ou Jo Surpyng ou st aRY],  (q)

‘122415 € InqQe J0U SO0p 1S 1oafqns oy, (e)

1$90UBISWNOIID SUIMO[[0]
auy ut () Juswanbay uBisaqq Joy aiqeordde jou st 7 s[qissiunad wWnWIXEp ST

"papie8aistp oq Aewr (uoz mo] a1y Jo JBray Y ST YIIM WIQZ JO ¢/ *3°T) W/9"9 uBlp
a10UI J0U JO JYSISY © JO PUB SUOZ MO[ AU} UM ST 3B (S)Surpping oy yo wed ayy ‘apis Suoy
syt 3uofe s3uipymq jo dnos3 e o Buiping e Jo d7 Suumnsesur Jo asodimnd oy 10, T

*(£.g 21n31 99) SUOAURD 122]S ONS JO 422415 DY} JO SULDIIUID
oY1 Suofe panseaw se ‘SyISuS] A JO wins oy} AQ SUOAUED J22)S Yons JO SeaIe SN} JO WnS
oy} SuIpIAIp AQ paule}qo YIpIM ) SI /) 722475 SWIeS au) uole UoAuEd 1991)S YoNS JUO ULY)
slow st ooy} j1 “Suip[ing a1 Jo wed yons synge Jery) UoAueo J2as AU} JO YIPIM UBSUL B[}
S1 /) 929415 31j3 JO SUI[ONUD Sy} WOY WGE URPIM ST Suip[mg a1 o wed e A[uo Jj 702475 a3
Jo aurpanuao syl Suofe painsedw se Sud] s3I Aq UOAUED JO21IS © NS JO eale sy SUIpIAIp
Aq paurelqo |pia oy st /) ‘(uepd u0) SOLIBA TOAURD J00XS B JO YIPIM o) J] €T

"paidope oq [[eys /7 1583 A1) ‘] JURIRIJIP SUTARY| 522475 SIOULIO OM) SINQR
s3urpning yo dnos3 1o Juipymq ayp I “(9g 01 7g senSi 09S) 722415 ayp Jo apis ansoddo
Sy} U0 YIS I3YI0 A JO ATRPUNOQ NS S 01 722475 BY) JO SUIONUID A} WOL UIE UIYHM
SI Jey3 SUIp[INg 9Y3 JO [[BMm [BWIAX3 OY) WO 722475 S} JO QUIRNUSS 31} 0} Jejnorpusdiad
PRINSBOUL SI 2UOZ JUIUISSISSD DY) UL UOAUBD 1921S B INS JO 1) oI, ‘singe (S)3urp[ing
Y1 yoym uo ;) ayl pue ¢ JulA[dnnw £Aq paurelqo st yomm dy aqissiuniad wnwrxeur oy
Pa29%a j0u [leys opis Suof sy Suoje s3urpying jo dnoss e 1o Suipjing e Jo d7 oy, T

"sInqe (s)3uip[ing au Yorym
Uo 722478 9Y) JO SUIANUID dY) WOY WHE UNPIM St Suip[ing ay) jo wed Aue ;1 sSurpying
Jo dnoid e 10 Surpying e Jo @7 wnwirxewr sty sfonuoo (1) juswarmnbay uSissq '

122435 € 3umnqe (s)Surpping Jo dy - (1) judwaambay udisaq '

‘(1 2anS1] 995) 2U0Z JUIUISSISSD
AU} woly papreSaIsip oq s105e1at: Aewr AydesBodo) a3s jeurdLio ayj mojdq are e Surpping
e jo sued Auy  popredaisip oq Aew sjiem Sururejor pue soines) oadofs Aue Surpnjour
oys & ut saunjedy [eayderSodor 01 anp SSUIP{ING PUNOIL UOHE[TIUSA JIB UO 303 €1

"Y'g 9Y3 JO UOIOR)SIES
3y} 0} MO} Jie 231} 0} uOKONISQO SJaleq ay) Joj alesuadwos o) suspsed wnipod
JEUNUIIOD SB T[oNS SIUSWS[S d[qeaurdd 1o saxmea] Suipying sjendordde yo uorsiaoxd sy
01 300{qns papie8aIsip 9q Os[e ABUI SISLLIEQ 9L} J9AO JO YSnoxy) mofy are juuad 0 pausisop
PUE JYSISY UL SAISUSIXS JOU OIB Jey) SISLLIEq 9SI0U JOUIJy “judwissasse uoperedas Swipping
auy ur paprefaisip aq Aew (Juaeainbs o ¢/z £ vaIe 001f IM) S[EM 20Ud} pajeIoiad
pue Surrel se yons saimyedj ojqeounad A3y JIoYI0 puE SISI[AN ‘SABMM[EM PIIOACD
‘sutropiefd Ajun ‘satuoo[eq se yons saimes) papis uado ‘61-ddV VN JO ¢ ydeiSered
ur paquosep se samesy Bunosfoid Jounw ‘spreoqudis {(seSpLqiooy Joylo Aq Ajjeonioa
pamopeys jou) sSurp[ing ssoioe sadpuqioo] Asiois-oFuis Surmpnpour ‘sSurpyng punore
UOTIE[IJUSA 118 J03JJe A[[RLISJRUI JOU [[1M Jeiy) SaInjea) Suip[ing Joury -Sulp[ing sy Jo sjem
JewIa)xa 2y} woyy uaye) aie uoneiedss Jurpying J0J SUSWAINSEIW [[e ‘[RIoUST U] 1

'$9U0Z Y31y PUB S[PPIW ‘MO[ S} 3T SAUOZ JUIUISSISSD SO}
a1y} Jo yoes 10y ApIeredas passasse aq J[eys Aoy ], “mo[eq (Z) pue (]) sjuswaimbay usisaq
ay) yym Adwos [[eqs ayis a1 Jo 0427 Jaa2T 2A0qe (S)3UIp[Ing JO uSISop Sy 't

JUAWIAINSEIA] JO POYIIJA] PUB JUDWISSISSY  °[

syuswaambay wopesedog Suipjimg

(2S1-ddV dVYNJ)
q xipuwaddy



wiaped

19218 Sunsixa 10 uonoanp puis Surpreasnd soununs oy yum udife Aqessjard puoys yed puim ay .

910Z/1 Ao

"Izd 01 614 soangig
ur usA1d st suorsiaoid uoneredos Suipping Jo juowssasse uo ases ojdwes y L'

(814
% L1¢g san3iyq ass) sauerd uonoafoid [ruooyio jo ared juarelIp € Jo sures oy Suisn s31s

PIPIAIPQNS Yoea 10} A[ajeredas passasse 5q Aew 4 ay3 DS oy SuIpIAIpgns Jayy op

"WIS'/, WB} SSI] JOU JO [IpIam ueaw
B [3IM SUB| 10 1301)S B ST IO ‘SOLIEpUnOq 9IS i) Sjoour 31 d1ym  (p)

;red 1euISLIO S)1 w01y $92159p G UINM SABMIE ST 351100 Jo o5ueyo
a3 I9y e uonoaNp St papiacid $32189p G uBL) 2IOUT JOU AQ UOROAIIP
uf 93ueyd ARUI )1 JO UONOIIP SUO UI 9]IS Y} SSOIOR SNONUNUOD ST 31 (9)

‘wgy ueyy ssajjou Joypme o sty (q)

‘{(aaoqe 7'1 ydei3ered ur pauonusur sernjesy sjqeauiad
pue soimes)y Funosford sourmn o) Surpredalsip) auoz JusUISSISSD
105{qns 31} 3O [9A9] 35aMO] ) w0y dA0qe 0} uado st yred puim 23 (B)

:sjuswazmbar Surmorjoy sy yarm sarjduro jerp) yied purm [euonON B JO SUISIUID S
Suoje page20] SI UOISIAIP-QNS S JO SUI| oY) el papraoid S9JIS [BUOHOU IOW JO OM) OJUl
popiaipgns aq Aewr ayis o) ‘odeys JenSanr Jo 10 / pue aSIe[ SI SIS Ay USYM Sy

(914 01 g1 senTry
995) WG] ueyy SS9[ 2q J0U [[BYS SSUIP[ING UaMIdq Yled )1 Suofe JOPLIOD I A} JO YIPIM
WINWIUI Y[, "8IS Y1 SISJU2 31 910)2q yied [eurSLIO §11 WOy G UIY)IM SABM[E ST 9SIN0O
J0 93ueyo Sy} Jo)E JOPLUIOD IR 3Y) JO UOKOAIIP oY) papiaoxd (G uely) a1ow jou £q oS oy}
M sy mAue J0 sur Arepunoq oy} S19SW 31 UM WPLM S} SuISUeYd INOYIM UOIDIP
23ueyo Kew pue sSuIpjing ussmiaq mofy Aeur Jopruoo e oy, “(ued uo) aueyd uonosfoid
oY) woyy (06 18 SHeIS eyl JOPLLIOD IIe [euonou e Jo yied oyl Mo[[0] Aewl au0Z JusumsSaSsyH
ue unpmo g7 oy jo our uonosford sy ‘ANpiqixo[] uSisap arow Mofe OJ vy

(g »
01d sam31y 998) ‘Fd Aq papraoid oq Aewr g parmbar sy Jo ¢/ ueyy asow JoN €y



Appendix B

Site Topography & Sunken Buildings (PNAP APP-152)

“Level Zero” is the mean level of the lower or lowest street(s).

The height of a building shall be measured from Level Zero to the mean height of the roof over the highest usable
floor space.

The effect on air ventilation around buildings due to topographical features or sunken part of a building below Level
Zero shall be disregarded. (See Fig.B9-Fig.B11)

¢ of adjoining Common

street/ lane BL
Max. 1 I
Bldg Ht ! : Tower 1 Tower 2 Tower 3 & 4 Tower 5 X

60m ( H) I i'—'—'l— S

| _l _ Legend

———MiddI

L
———— — Topographical
20m(H) L— E—— = % :..— feature
Level 0 L° Zpne
Subject site boundary Elevational Projection (across the entire site) Fio. B1
line (BL) &
Appendix B
Lp Examples of determining Lp (PNAP APP-152)
= Building portions at low zone of height <6.67m (1/3H of low zone) are disregarded in Lp
measurement
50m 25m Lp= 30r| 15m hp-35m
* et Legend
Lp=75m S R
A_\_nzaii;nal

rectangle for

measuring Lp of a
building or a group
of buildings along

its long side

30m 10m
- Buildings

Lp=75m

Lp=75m

Diagrammatic Plans of Buildings

Fig. B2



Appendix B

Lp Examples of Lp of a building or group of buildings along its long side (PNAP APP-152)

Lp =80m

~10m
'E S
Legend
¢ 215m » g
Q an L r - ';
| OB
* Anotional rectangle for
measuring Lp of a
building or a group of
buildings along its long
side.
20m + Where the building or a
| 10m group of buildings is
| r irregular in shape, the
I 20m notional rectangle may
| L be the smallest
' - | 10m rectangle that contains
the building or group of
20m buildings.
[ Buildings
Diagrammatic Plans of Buildings Fig. B3
Appendix B

(PNAP APP-152)

Showing U

+ Street canyon shall be vertically unobstructed. Minor projecting features, such as
signboard, a covered footbridge and open sided features (balconies, utility platforms,
covered walkways, trellises, etc.) may be disregarded.

Legend

Street Canyon

.\ Opposite site BL @

Perspective Showing Width of Street Canyon Fig. B4

‘DOpposite side of the street if no opposite site



Adjoining Street Canyons

Buildings subject to control on Lp

Appendix B
(PNAP APP-152)

+ Buildings/groups of buildings wholly or partly within 30m from the centreline of an adjoining street.

i Opposite site BL?®

st 5 o s = =

% mmiom STHEE 3 o e s s o]
. 1 P S ™ 1 I
i I . ! ‘ | Opposite Site BL®
. T  sTREET3
| I L1 ,
. l I l |
f I 1 : ] B |
2, p 1 . e - Building A | 2
m 1 I ;3! : B
21 30th | 30m 1 2, - T 218m I
T = —— 7
g . 1 . kL , .
8. i l é e - :
5 L5 . o~ ol I T Building B I
. = O g &
I 11} ] w i a s i
) L Ll 2
| - 2
) = - | g d I
(] Il » 9]
I 1 - ] 1 :
P P ! Spe——
. 1 1 i - Common BL .
1 Y L Site Plan
; i - | .
& e R e i ! . .
. i et I Diagrammatic Plans
& Common BL [

@ Opposite side of the street if no opposite site.

U & Max. Permissible Lp

| | Opposite site BLP :

. STREET 3 .

BL

e R S ——

Opposite site BLD

Building B

r e s e —— e —

' . Common BL

o Opposite side of the street if no opposite site.

STREET 2 -

I . 1 Opposite Site BL®

— STREET 3
- = Lpa

STREET 2

Opposite Site BL®

Fig. BS

Appendix B
(PNAP APP-152)

| a
- [ B I
I . Building A ‘;
L | 0 =
i
! 1 . I 215m I
: .
] | - =
%k Building B
ow uildin
le 2B jgjeuee |
3 iR :
l o g
= 2 o
« & o I
2
.g .
% R | . Comm.onr n —
o )
Site Plan
Max.Lp=5xU

streets, use the least U.
+ Building A

» Building B

Diagrammatic Plans

STREET 2

Opposite Site BL?®

+ If a building abuts two or more

When U3 < U1, , max. Lpy=5x U3

When U1z < U2, max Lpg =5 x U1y

Fig. B6



Appendix B

U & Max. Permissible Lp o (PNAP APP-152)
o Building B

Bullding A * No part of the building is closer than 30m to the

*  When width of the adjoining street canyon street centrelines. Building B is not subject to
varies, Lp is determined by the smallest U. Design Requirement (1).

* When Upy < Up,, max. Lpa =5 x Uy Building C

A1 (area of street canyon) * Lpis determined by the U at Street 2:

U = . =
il Length of Ly, . Lpc =5xUg, Opposite site BLP

pep—_——
- "

”

i Building A
N .
Adjoining Site 5 s BL
A2(a)| A2(b)
STREET 2 - - -(-£->) -------- <L>) ________________ c
L; R A
bizic ) Opposite site BL P
A2(a) + A2(b) (total areas of street canyon) C2 (area of street canyon)

ol Length of Ly & Lugg, i Length of L,
@ Opposite side of the street if no opposite site. Diagrammatic Plan Fig. B7

. . . Appendix B
Pair of Projection Planes for Assessment of P eNapPapp-152)

Adjoining Site
H
@
4
==
£8 | o
i3 O 5
33 ‘ 3
5 | i Rl
g 2
* I o
i
Z i | ==
' |
Adj. J Projected buiding facade’ |
Site * (Low zone) /«/." 1
[|  Projection Plane X || P =
Low Zone (Plan) Middle/Upper Zone (Plan)
Low Zone '

- One of the planes® parallel to an adjoining street

Middle/High Zone
* Any pair of chosen planes‘D to suit the building disposition or environmental context e.g. prevailing wind direction

P assessment on one plane only if:
» Site < 2ha and Lp > 60m on one projection plane only.

D The angle between each pair of projection planes is 75-105". Fig. BS



Appendix B
Assessment of P (PNAP APP-152)

Sum of areas of IS and PE

P = X 100%
Area of the assessment zone

¢ of adjoining
Max. street/lane Common BL
Building
Height Tower 1 Tower 2 Tower 5 J
T e —————— S —————————————— =
Legend
[ ]
E IS / PE (see
GETQ_.{.)_ - l Fig.B10 and
I_ Fig.B11)
I
20m(H) / Topographical
—— ._l _____ 3 Features
Level0_ ' 155 ' -
7 )
1 4
I:J’L Elevational Projection (across the entire site) Common BL
Fig. BY
Appendix B
IS & PE (PNAP APP-152)
IS shall account for min. 2/3 of the required P PE may contribute to maximum 1/3 of the required P
Sum of areas of IS Sum of areas of PE
x100% 2 2/3 P x100% < 1/3 P
Area of the assessment zone Area of the assessment zone
G of adjoining Common
Vi 1 street/lane BL
Building I
BEoht e Tower 2 Tower 3 & 4 Tower 5
<t5m
a4 Legend
=
IS
PE
L
Topographical
Feature with
IS and PE

Elevational Projecti ire si Common .
onal Projection (across the entire site) = Fig. B10



Appendix B
IS and PE (PNAP APP-152)

» IS shall be provided between end of a projected fagade and adjacent common BL / centreline of
adjoining street/lane and has a width or mean width = 7.5m (see Fig.B12, Fig.B14, Fig.B15 and Fig.B16).

+ Additional IS between end of projected fagades shall be = 15m.

* Height of IS shall be = 2/3H of the Assessment Zone or open to above.

* PE shall have clear width and clear height = 3m.

Centreline of adjoining Common BL
street/lane <15m >7.5m|

> 2/3(H)

4

Assessment
Zone (H)

IS if open to above,
PE if covered

Assessment Zone SJ

Elevational Projection (across the entire site)

Fig. B11
Appendix B
Assessment of S (PNAP APP-152)
o Area (A)
S127.5m S2215m S3 " = wmeemeeeeeee- (2 7.5m)
Depth (D)
Projection Plane X
I-l 1€ Assessment Zone (W) > I'I
1 S1 S2 S3 ;
s La e Lg ——
— .
~H23m
(E-—-- ------------------- —===k. STREET1 - == ===~ ;—E --------
7 X | ' 5
Building Group ' Building o
A =
£ D
>7.5m 1 215m | ~
T L v
- 3 = o " e '
- sy B . - - ”
B S e 1 i e s i ) e STREET2 ~__—=~ _ _
________ — . =" Diagrammatic Plan

® No part of the building within 3m from the BL. Fig. B12



Appendix B
Notional Air Corridor (PNAP APP-152)
Provided that the minimum required width of the IS / notional air corridor is maintained,

« Change in direction is permissible < 15° when it meets the BL or anywhere within the site, and
« Overall direction deviate < 15° from the original path

Prevailing Wind " : Prevailing Wind ‘/ Prevailing Wind V

Diagrammatic Plan Fig. B13

Notional Air Corridor sbetween buildings & at fagade ends (PNAA;,pK;;(_iligg

» When projection plane X is placed on either side of the site, length of a building fagade so projected on the planes may vary.
» Assessment of P may be based on the projection on either Plane X(1) or X(2).
- $18&53%27.5m.

« S2215m
Projection Plane X(1)
D =< Assessment Zone (W), >.' U
«S1
ns Las
— e . . — OppositesiteBLT PR | e == sl 5 s Area (A)
GRS
I Depth (D)
¢ -- -—- STREET1 ----=--o--}------
<> >3m

LI - -_— . a=== - = L] — vﬁ*

: S,

9 2

: %,

3 ¥ D

o ¢ o
<15 <15°
>27.5m L
- 21_5[‘:1 - - =
o] _ _STREET2-"_
-4 -

-
o

LBZ

A nent Zone (W)z

Projection Plane X(2)

; ; ig. B14
D Opposite side of the street if no opposite site. Diagrammatic Plan Fig. B
@ No part of the building within 3m from the BL.



Notional Air Corridor s at fagade ends

Appendix B
(PNAP APP-152)

= When projection plane Y is placed on either side of the site, length of a building fagade so projected on the planes may vary.
« Assessment of P may be based on the projection on either Y(1) or Y(2) as chosen.

« S1 & S2 between adjoining street/lane 27.5m Area (A)
R s (= 7.5m)
Depth (D)
Py e |
T < D2 —
- Opposite site BL® s
SI 0 o omm o mm s e omm o mm s omm o omm o e s mm s mm 8 mm n me A mm o omm on m w6 e s mm s e >
= 2
5 &
8l - -- T =~ STREET1 —-.__ <
R T Y | T 5
a w = — Ko}
= " N o
e N <1 50 - o
o - c
= <15 g § «
E " ¢309 3 E
ch \ ¥ g
: of & <15m 5 "
d=: - g" 515 54 <~
E 8 I - ri w
o “ _B__Y
2 - *
<
= -~
e ————— ] -
l T~~~ STREET 2- - ~
_— | = -
Opposite site g | T T TmeTs -
—| D1 >t —
o Opposite side of the street if no opposite site. Diagrammatic Plan Fig. B15
Appendix B
Notional Air Corridor sat facade ends (PNAP APP-152)
Area (A)
§P = rorvrmrrrrerenes (2 7.5m)
Depth (D)
Propction Plane X{1) Frojecton Plane X
> !
|Assessment Zone (W;) § i I.I = 1t Zone S ] []
E?!%. ;.! =
. Opposite siteBL™® ! _Opposite site BL
\
¢ |- STREETS__} \'\ | STREETY
2
- c‘om““
2
‘ Assessment Zone (W,) Projection Plane X(2)
« When the site abuts three adjoining streets + When the site abuts two adjoining streets
o Opposite side of the street if no opposite site. 5 P :
No part of the building within 3m from the BL. Dlagrammatlc Plans Flg' B16



Projection Plane Y("A")

Appendix B
Wind Path passing through the site (PNAP APP-152)

Dividing the site into TWO or more notional sites for assessment of P

« vertically uncovered and unobstructed above the lowest level of the assessment zone
« width=15m

« leading to a street or lane of mean width = 7.5m at both ends

STREET 1

Adjoining

Adjoining Site

Site. *

21

C =

£

el

S a -

J -

Diagrammatic Plan  Fig. B17

Wl Mg
Sub-divided Notional Sites for Assessment of P

+ S at the projected facade end shall be measured to the notional BL at centreline of the
wind path.

« Individual pair of projection planes may be chosen for each of the TWO sub-divided sites
for P assessment.

= "Level Zero" of the original undivided site shall be used for all notional sites.

Notional Site @ Notional Site @

Ao s w4 e s g wem s mw s owew v meoa

. Adjoining
\ Site

Adjoinin;I-
Site *

Fig. B18



Building Separation Assessment

Appendix B
(PNAP APP-152)

Sam ple Case Projection Plane X Opposite site BLY
- Site area =1,920m? (< 20,000 m?2) s — H-
« Proposed building: one tower above a podium of 15m(H) Street Up
« Max. building height = 78m (> 60m) - T——» T
» The site abuts a street of 15m wide i . Site
« Lp of podium with full site coverage = 80m(>60m, assessment required) 24m i
RS ___
1 N o s b
e el S wea sl relees el s
T i i Plan
High Zone . . Design Requirement (1)
I I Max.Lp=5xU
60m(H)
—_— - - - — - - = e == = == %= = = = = Building at Low Zone
| | + Up=15m, max. L, = U, x5 = 75m
- Tower - . LP of proposed podium =80 m (> 75m )
| | (i.e. NOT OK)
Middle Zone = .
| 1 Building at Middle Zone
> 0m 32m B, - Uy=19m, max. L; = U; x 5 = 95m
1  Lp of proposed tower = 32m (< 95m )
20m(H) ) (i.e. OK)
; I Building at High Zone
Low Zone T e 4 * Ur=19m, max. Ly = Uy x 5= 95m
15m -:"‘ ; + Lp of proposed tower = 32m (< 95m )
Level 0 g [ (ie. OK)
&
Common BL 80m —— >« Common BL
o o Projected Fgcade Thr'oug.h Projection Plane X g\ —wional Projection Fig. B19
Opposite side of the street if no opposite site
Appendix B

Building Separation Assessment

Design Requirement (1) - Low Zone
* Up=15m, max. Lp = Up x5 =75m
*« Lp=80m—7.5mx 2 =65m < 75m
Design Requirement (2) - Low Zone
* Minimum P = 20% (from Table 2)
« Set Projection Plane X parallel to a Street

22.5m

29.5m

7.5m

D

80m

l_

‘DOpposite side of the street if no opposite site

1
Projected Facade Through Projection Plane X  Elevational Pr

IS@PE

(PNAP APP-152)

Projection Plane X

Opposite site BL®

2 oy —— p =

7.5m

u
P &

Uy

Street

IS&S
* min. 7.5m to common B.L.
« height 2 2/3 of the Assessment Zone or open to above

Total facade area of the IS
= (7.5x13.4)m2 + (7.5x13.4 + 22.5x5)m? = 313.5m?

P achieved by the IS
313.5m2/ (20x80)m2 x 100%
19% (< 20%, but not less than (2/3) x 20% = 13.33%)

Facade area of the PE
=13m x 5m = 65m?

P achieved by the PE
=65m2/ (20x80)m?2 x 100%
=4% (< (1/3) x 20% = 6.66%, i.e. all accountable)

Overall P achieved at low zone
= 19% +4% =23% (> 20%, i.e. OK)

ojection

Low zone portion <1/3H are disregarded
in Lp measurement

Fig. B20



Appendix B

Building Separation Assessment (PNAP APP-152)
Design Requirement (2) - Middle and High Zone

Projection Plane X
78m(H) ] —-+LIL —-—i_j
7.5m Street (15m) 7.5m
<t K=
High Zone = T N ——
N 31 Adjoining Site
N AN
N N
60m(H) 24m P NN
- e N NN
\L N N
BN AN
E—— il sl e 80m i R
Middle Zone
Plan
IS & S for middle & high zone
» min. 7.5m to common BL
« height = 2/3 of the Assessment Zone or open to above
20m(H)_§ Middle zone:
e Total facade area of the IS
= (18x40)m2 + (30x40)m?2 = 1920m?
P achieved by IS
= 2 2 0,
Level 0 1920m? / (80x40)m? x 100%
el =60% (>20%, i.e. OK)
N |
I S0m -» High zone:
y g Total facade area of the IS
Projected Facade Through Projection Plane X = (18x18)m? + (30x18)m2 = 864m?
Elevational Projection i
P achieved by IS
b =864m?2/ (80x18)m?2 x 100% Flg B21

(Rev. 1/2016) =60% (>20%, i.e. OK)
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Annex D of
TPB Paper No. 10415

Implications of Sustainable Building Design Guidelines

1. Sustainable Building Design Guidelines

1.1 In October 2010, the Government promulgated that a series of measures
would be put in place to enhance the design standard of new buildings to
foster a quality and sustainable built environment as well as to address local
concerns about the negative impact of excessive building bulk and height.
The new requirements were subsequently imposed through administrative
means by way of new practice notes for building professionals (i.e. PNAP
APP-151 “Building Design to Foster a Quality and Sustainable Built
Environment” (Annex C1) and APP-152 “Sustainable Building Design
Guidelines” (SBDG) (Annex C2)) first issued by the Buildings Department in
January 2011.

1.2 SBDG establishes 3 key building design elements i.e. building separation,
building setback and site coverage of greenery, with the objectives to achieve
better air ventilation, enhance the environmental quality of living space,

provide more greenery particularly at pedestrian level, and mitigate heat
island effect (Annex C2).

(a) Building Separation — Building sites that are 20,000m’ or above; or
proposing with continuous building fagade length of 60m or above are
required to control the maximum facade length and provide 20%, 25%
or 33.3% permeability depending on site area, fagade length and
building height (BH) in three assessment zones (i.e. 0-20m (Low
Zone), 20-60m (Middle Zone) and above 60m (High Zone)).

(b) Building Setback — Buildings fronting a street less than 15m wide
should be set back so that no part of the building up to a level of 15m
above street level is within 7.5m from the street centreline; or to
provide a cross-ventilated communal podium garden as specified and
with a clear height of not less than 4.5m.

(©) Site Coverage of Greenery — For sites not less than l,OOOmZ, greenery
areas of 20% or 30% of the site area should be provided depending on
the size of site; and not less than half of greenery areas should be
within a 15m vertical zone along the abutting street level (i.e. the
Primary Zone).

1.3 In recognition of special circumstances in which genuine difficulties in
complying with the prescriptive requirements of SBDG may be encountered, a
flexible and pragmatic stance has been taken by the Building Authority (BA)
when considering proposals holistically to achieve the objectives of SBDG.
Alternative approaches (e.g. performance-based design alternatives, mitigation
by effective compensatory measures, or consideration of the unique context of
the site) are provided in SBDG (Appendix E of APP-152 in Annex C2).
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Compliance with SBDG is one of the pre-requisites for granting gross floor
area (GFA) concessions for green/amenity features and non-mandatory/
non-essential plant rooms and services by the BA (Anmex C1). Such
requirements would also be included in the lease conditions of new land sale
sites or lease modifications/land exchanges.

Implications on Building Profile

2.1

Since the specific and relevant building design requirements under SBDG can
only be determined at detailed building design stage and there are different
options or alternative approaches to meet the requirements, it would be
difficult to ascertain at early planning stage precisely the implications on
individual development such as its eventual build form, block layout and BH.
As such, the extent of implications of SBDG on building profile can only be
estimated in general terms by adopting typical assumptions.

Building Setback

22

2.3

2.4

For building setback, to maintain a building line of 7.5m from the street
centreline up to 15m from street level, the likely implication would be a
reduction of site coverage (SC) of podium/lower floors. The extent of
building setback, however, depends on the width of existing street.

In recognition that a significant portion of the site might be required to be set
back resulting in development constraints particularly in cases of small site or
site having long street frontage, SBDG has made provision that the maximum
land area to be set back could be capped at 15% of the site area if
compensatory measures including full height/frontage setback and prescribed
greenery areas are provided.

In this connection, it could be assumed that the maximum reduction in SC in
podium/lower floors to meet the building setback requirement would be 15%
of the site area and the GFA incurred would be three times (i.e. three podium
floors up to 15m) of the 15% site area (i.e. 45% of the site area). The GFA
so displaced would need to be accommodated on top of the original BH and
thus be equivalent to about 0.75 storey (Annex D1a). The impact of the option
of providing cross-ventilated communal podium garden would be similar i.e.
addition of one storey of BH (i.e. about 5m).

Building Separation

2.5

In devising building separation, there would be more variations in design
options for the Low Zone (i.e. 0-20m) which is usually occupied by
continuous podium floors having long facade length and 100% SC. Some of
the floor space would need to be redistributed from lower to upper floors to
allow for the prescribed building separations. For the tower block at the
assessment zones above, the maximum facade length and the 20% to 33%
permeability requirements could usually be met without much difficulty given
that the size of tower block is already capped by the maximum permissible SC
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(i.e. 60% to 65% for non-domestic buildings and 33.33% to 40% for domestic
buildings) under Building (Planning) Regulations (B(P)R).

To cater for possible difficulties in meeting the building separation
requirement in Low Zone, SBDG has allowed flexibility to waive such
requirement if less dominating building bulk and adequate setback along street
frontage are provided. The maximum SC allowed in this alternative design is
set at 65%. The impact on BH would be equivalent to about 1.75 storeys
(Annex D1b). It should be noted that the above reduction in SC and setback
could also be counted towards the building setback requirement mentioned in
paragraphs 2.2 to 2.4 above. Thus the cumulative impact of building setback
and building separation on BH would be about two storeys or about 10m
(depending on building types and floor-to-floor height (FTFH)).

Site Coverage of Greenery

2.7

Since greenery can usually be provided within the building setback area, at
podium floors or in form of vertical greening etc., the requirement would
unlikely have any significant implication on BH and building massing.

Assumptions for Assessment of Building Heisht

3.1

32

3.3

34

To estimate the implications of SBDG on BH, a conservative approach is
adopted. It is assumed that the maximum achievable SC for the podium/lower
floors to meet the building setback requirement is 85%, and that for meeting
the building separation requirement is 65%. BH will then be derived based
on the types of building (domestic, non-domestic or composite building), site
classification and corresponding permissible plot ratio (PR) and SC under
B(P)R, possible GFA concessions, podium height up to 15m, FTFH, provision
of carpark at basement level and refuge floor requirement.

With assumptions set out in Annexes D2 and D3, where building setback
and building separation requirements of SBDG are implemented, the BH of a
typical commercial building will be ranging from 118m to 130m and that of a
composite building within “R(A)” zone (with lowest 3 floors for
non-residential use and upper portion for residential use) will be ranging from
90m to 96m.

However, it should be noted that the assessment in Annexes D2 and D3 is
only generic one where site-specific constraints have not been factored. For
sites with odd shape and constraints, for example, sites with narrow and
elongated site configuration abutting narrow streets may constrain future
redevelopment in achieving the building separation requirements under SBDG,

notional schemes should be drawn up to review the possible building profiles
and BH.

It should also be noted that Annexes D2 and D3 do not apply to land use
zones where lower PR restrictions have been imposed on the OZP for
planning related reasons.
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Executive Summary

An Expert Evaluation on Air Ventilation Assessment on Wan Chai area (the study
area) was conducted in 2010. Upon its recommendations and other planning and
urban design consideration, control measures including building height restrictions
(BHRs), Non-Building Areas (NBAs), building gaps (BGs) and setback
requirements at various locations were incorporated into the draft Wan Chai OZP
No. S/H5/27 (the current OZP).

Pursuant to the court ruling on the two judicial reviews against BHRs, NBAs and
setback requirements designated on the OZP, a review on the BHRs and the air
ventilation measures (NBAs/BGs) under the current OZP taking into account the
implementation of Sustainable Building Development Guidelines (SBDG) and the
permissible development intensity has been conducted. This Expert Evaluation is
to review the wind condition, urban morphology, committed and planned
developments under the current OZP (Baseline Scenario), evaluate the wind
environment of the relaxed BHR, NBAs and setback to be incorporated into the
OZP (Initial Scenario) and provide recommendations to mitigate possible impact on
wind environment.

The wind environment of the Baseline Scenario and Initial Scenario have been
reviewed and compared. It is identified that the areas bounded by Hennessy Road
to the north, Wan Chai Road to the east and Queen’s Road East to the south are
more problematic areas due to the higher development density with tall buildings,
narrow streets in less regular alignment and less large open spaces when
compared with the other areas in the study area. Furthermore, the areas between
Johnston Road and Wan Chai Road are also considered as potential areas of
concern.

For Baseline Scenario, much of the area north of Hennessy Road would have a
high Height/Width (H/W) ratio. But since most of the roads in this region are
sufficiently wide, they serve as district air paths for penetration of annual prevailing
winds and sea breeze from N wind. NBAs have been proposed in the Baseline
Scenario between Fleming Road and Stewart Road. The intention was to create an
air path between the Harbourfront and the areas further inland. Subsequently, a
19mPD BHR was also stipulated to the north of Ruttonjee Hospital as a means to
extend the air path from the aforementioned NBA. In consideration of the alignment
and the width of the NBAs, the air paths are generally obstructed by neighbouring
developments which would limit its effectiveness.

Furthermore, NBA at the junction of Tak Yan Street and Oi Kwan Road allows
penetration of S wind to enter Tak Yan Street Playground, Hennessy Road
Playground and then connected to Tonnochy Road. The setback requirements
have been stipulated along several streets perpendicular to Queen’s Road East —
i.e. along (i) Wing Fung Street/Anton Street, (i) St. Francis Street/Gresson Street,
(i) Spring Garden Lane and (iv) Tai Yuen Street/Yen Wah Steps/Wan Chai Gap
Road which would benefit the overall wind environment of Wan Chai district
especially during the summer time.
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For Initial Scenario, the BHR for areas north of Hennessy Road are generally
revised to 135mPD except a few sites. In addition, the BHR for some of the
residential sites along Queen’s Road East and Oi Kwan Road are proposed to be
increased to 110mPD or 115mPD. The H/W ratio for the study area is already high,
and the proposed BHR relaxation occurs at the high zone level (i.e. 60mPD or
higher). Hence, the proposed BHR relaxation would not have significant effects on
the flow regime, or the pedestrian wind environment.

To improve the wind environment, implementation of adequate measures on the
pedestrian level is considered more relevant and effective. These include
introducing NBAs, incorporating setback requirements to widen narrow streets etc.
Also, there is discrete ownership of individual lots across the study area with
redevelopment potential. In this respect, implementing measures from the SBDG
for the sites undergoing redevelopment in the future would also be effective.

Adopting measures set out the SBDG are often confined to individual lots. The
implemented measures are often specific to development, and do not account for
neighbouring sites, let alone the wider area. Hence, benefits would be localised. As
such, it is necessary to provide NBAs and BGs at strategic locations on the OZP to
protect major air paths, or increase the connectivity across various regions in the
study area. With respect to the various mitigation measures, some NBAs, such as
the one at the junction of Tak Yan Street and Oi Kwan Road, as well as setback
requirements along several streets (e.g. Wing Fung Street/Anton Street: St. Francis
Street/Gresson Street) are proposed to be retained.
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

Introduction

Background

An Expert Evaluation (EE) on Air Ventilation Assessment (AVA) on Wan Chai area
was conducted in 2010 (“Term Consultancy for Expert Evaluation and Advisory
Services on Air Ventilation Assessment Services under Agreement No. PLNQ
37/2007") (AVA EE 2010). The recommendations from the AVA EE 2010 formed
an important basis to the formulation of the draft Wan Chai Outline Zoning Plan
(OZP) No. S/H5/27 (the current OZP), which incorporated building height
restrictions (BHRs), non-building areas (NBAs), building gaps (BGs) and setback
requirements at various locations. The locations of these measures are illustrated
in Plans 1 and 2 in Appendix A.

The current OZP covers an area of about 89.18 hectares. The extent of the study
area is presented in Plan 3 in Appendix A. It is bounded by Gloucester Road to the
north, Percival Street to the east, Leighton Road, Queen’s Road East and Kennedy
Road to the south, and Monmouth Path and Arsenal Street to the west.

Previous Court Decisions

Two judicial review (JR) applications were filed by Leighton Property Company
Limited & Lee Theatre Realty Limited (hereafter as “Leighton”) and The Real
Estate Developers Association (hereafter as “REDA”) against the decisions of
Town Planning Board (hereafter as “TPB”) on their representations in respect of
the current OZP. Their views included that the restrictions imposed by TPB would
affect the development potential and options of the private landowners located
therein. The restrictions have not taken into account Sustainable Building Design
Guidelines (SBDG) that is relevant to achieving better air ventilation.

In considering the JRs, the Court has ruled that SBDG could have an effect on the
working assumptions in respect of gross floor area (GFA) concession. The possible
impact of SBDG in combination with the proposed restrictions under the current
OZP should be acknowledged on a general level in the overall assessment of the
adverse impact on redevelopment intensity. A review on the development
restrictions on the OZP is therefore conducted.
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Planning Department Category A1 — Term Consultancy for Expert

Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

Task of Study

The Assignment

The main tasks of the study are to:

Review the existing wind environment of Wan Chai area;

Review the wind environment under the planned scenario of the current
Draft Wan Chai OZP No. S/H5/27 (i.e. Baseline Scenario);

Assess the air ventilation performance under the Initial Scenario with
revised BHRs taking account of the SBDG;

Highlight impact on problematic areas/concermned sites and their
surrounding areas;

Recommend improvement/mitigation measures and further studies, if
needed; and

Analyse and recommend mitigation measures having regard to the general
issues raised in the representations to the Draft Wan Chai OZP No. S/H5/27.

Reference Materials

Reference materials have included the followings:

EE on AVA for Wan Chai Area (September 2010)

EE on AVA for Causeway Bay Area (September 2010)
EE on AVA for Wong Nai Chung Area (December 2008)
Draft Wan Chai Outline Zoning Plan No. S/H5/27

HCAL No. 57 of 2011 and HCAL No. 58 of 2011

Practice Note for Authorized Persons (PNAP-APP 152) Sustainable
Building Design Guidelines

Committed Developments — Approved GBPs and Planning Applications

A. Kovar-Panskus, P. Louka, J.- F. Sini, E. Savory, M. Czech, A. Abdelqari,
P. G. Mestayer and N. Toy (2002) Influence of Geometry on the Mean Flow
within Urban Street Canyons - A Comparison of Wind Tunnel Experiments
and Number Simulations, Water, Air and Soil Pollution: Focus 2 (5-6), 365-
380.

Building Department, HKSAR (2009) Consultancy Study on Building Design
that Supports Sustainable Urban Living Space in HK: Executive Summary
Chao Yuan, Edward Ng and Leslie Norford (2014) Design Science to
Improve Air Quality in High Density Cities. 30th International Plea
Conference, CEPT University, Ahmedabad.

BMT Asia Pacific, ref: R9429/02 Issue 1, dated April 2018 Page 5



Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

° Chao Yuan and Edward Ng (2012) Building porosity for better urban
ventilation in high-density cities — A computational parametric study.
Building and Environment. 50,176-1809.

° Department of Architecture, Chinese University of Hong Kong (2005)
Feasibility Study for Establishment of Air Ventilation Assessment System —
Final Report

° Edward Ng, Chao Yuan, Liang Chen, Chao Ren and Jimmy C.H. Fung
(2011) Improving and wind environment in high-density cities by
understanding urban morphology and surface roughness: A study in Hong
Kong. Landscape and Urban Planning. 101(1), 59-74.

° Fazia Ali-Toudert and Helmut Mayer (2007) Numerical study on the effects
of aspect ratio and orientation of an urban street canyon on outdoor thermal
comfort in hot and dry climate. Building and Environment. 42(3), 1553-1554.

° Jae-Jin Kim and Jong-Jin Baik (1999) A Numerical Study of Thermal Effects
on Flow and Pollutant Dispersion in Urban Street Canyons. Journal of
Applied Meteorology.38, 1249-1261

° Marcus Oliver Letzel, Carolin Helmke, Edward Ng, Xipo An, Alan Lai and
Siegfried Raasch (2012) LES case study on pedestrian level ventilation in
two neighbourhoods in Hong Kong. Meteorologische Zeitschrift. 21 (6), 575-
589.

® Nastaran Shishegar (2013) Street Design and Urban Microclimate
Analyzing the Effects of Street Geometry and Orientation of Air Flow and
Solar Access in Urban Canyons. Journal of Clean Energy Technologies.
1(1), 52-56.

° Peter Moonen, Thijs Defraeye, Viktor Dorer, Bert Bloken and Jan Carmeliet
(2012) Effect of the micro-climate on comfort, health and energy demand.
Frontiers of Architectural Research. 1(3),197-228

° Planning Department (2015) Hong Kong Planning Standards and
Guidelines, Chapter 11 Urban Design Guidelines.

° P.P. Panchonly, K.Clemens, P. Geoghegan, M. Jermy, M. Moyers-
Gonzalex and P.L. Wilson. (2016) Numerical Study of Flow Pattern and
Pedestrian Level Wind Comfort Inside A Uniform Street Canyon at Different
Angles of Attack. 20th Australian Fluid Mechanics Conference, 5-8
December 2016, Perth, Australia.

° Suhas U. Pol and Michael J. Brown (2008) Flow Patterns at the Ends of a
Street Canyon: Measurements from the Joint Urban 2003 Field Experiment.
American Meteorological Society.47,1413-1426

° Tobias Gronemeier, Siegfried Raasch and Edward Ng (2017) Effects of
Unstable Stratification on Ventilation in Hong Kong, Atmosphere. 8, 168

° Yingsheng Zheng, Yuan Shi., Chao Ren. and Edward Ng (2016) Urban
Ventilation Strategies for Micro Climate Improvement in Subtropical High-
density Cities: A Case Study of Tai Po Market in Hong Kong, Urban
Planning International, 1673-9493
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

The Wind Environment

Site Location and Its Environs

The purpose of this section is to discuss the different sources of wind availability
data and determine the set of wind availability data to be adopted for this study.

According to “Technical Circular No. 1/06 on Air Ventilation Assessment (2006),
Annex A — Technical Guide for Air Ventilation Assessment for Developments in
Hong Kong” jointly published by Housing, Planning and Lands Bureau (HPLB) and
Environment, Transport and Works Bureau (ETWB), it is considered acceptable
and recommended to make reference to (i) wind data of the closest weather station
of Hong Kong Observatory (HKO) (i.e. North Point Automatic Weather Station), (ii)
simulated site wind availability data available on the website of the Planning
Department (PlanD) and (jii) relevant experimental site wind data for assessment.

Weather Data from HKO’s Weather Station

According to the automatic weather stations operated by HKO, Central Pier and
North Point Automatic Weather Stations are the closest weather stations to the
study area. Figure 2.1 presents the location of these two weather stations the study
area.
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Figure 2.1 Location of Central Pier Automatic Weather Station and
North Point Automatic Weather Station
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

The Central Pier Automatic Weather Station and North Point Automatic Weather
Station are situated at Central Government Pier and near the North Point Ferry
Pier respectively, and are approximately 2.3km and 3km from the centre of the
study area. The anemometers for these stations are at 16m and 26m above the
mean sea-level (mamsl) respectively.

According to Climatological Database of HKO?, the recorded monthly wind data of
Central Pier Automatic Weather Station from January 2000 to September 2017
indicate that winds are mainly from 90 degree (91%) throughout the years. For the
summer months, winds are mainly from 90 degree (73%) and 270 degree (27%).

Similarly, the recorded monthly wind data of North Point Automatic Weather Station
from January 2000 to September 2017 indicate that winds are mainly from 90
degree (67%) throughout the years, with contribution from 68 degree (19%) and
270 degree (12%). For the summer months, winds are mainly from 90 degree (41%)
and 270 degree (38%).

" http://www.hko. gov.hk/cis/awsMonthlyElement_e.htm?stn=NP&ele=PREV_DIR
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

2.3 Weather Data from RAMS

2.3.1.1 With reference to the simulated site wind availability data (i.,e. RAMS) for Hong
Kong available on PlanD’s website, the study area spans over 8 grid cells. The
wind availability data at 200m (approximate urban canopy layer height) is adopted
as it is the best data available taken into account topographical effects. The data
obtained from these grids of the RAMS simulation shows that the annual prevailing
winds are mainly from the NE, ENE, E and ESE, while the summer prevailing
winds are mainly from the E, S, SSW and SW. The wind roses from RAMS at
200m and wind frequencies of annual and summer prevailing winds are presented
in Appendix C and Table 2.1 respectively.

2 http://www.pland.gov.hk/pland_en/info_serv/site_wind/site_wind/index.htm|
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Planning Department

Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for

Table 2.1 Summary of RAMS Wind Data

an Instructed Project for Wan Chai Area

Summer Prevailing Winds

RAMS Grid No. Annual Prevailing Winds i

E (24.3%) SSW (15.8%)

ENE (14.1%) SW (13.4%)
(079,032) NE (8.7%) S (13.0%)
E (9.8%)

E (27.3%) SSW (14.4%)

ENE (13.2%) SW (13.9%)
(079,038) ESE (9.3%) S (12.4%)
E (10.4%)

E (25.1%) SSW (14.6%)

ENE (14.0%) SW (14.2%)
(080.032) NE (8.8%) S (12.4%)
E (10.4%)

E (27.2%) SSW (15.1%)

ENE (14.1%) SW (14.3%)
\R80,083) NE (8.3%) S (11.8%)
E (11.2%)

E (27.0%) SSW (15.0%)

ENE (14.5%) SW (14.7%)
(aB1,08) NE (8.5%) S (13.2%)
E (11.3%)

E (28.8%) SW (15.8%)

ENE (13.6%) SSW (15.3%)
(081,034) NE (8.8%) S (12.8%)
E (11.8%)

E (27.7%) SSW (16.4%)

ENE (14.7%) SW (15.3%)
\082,033) NE (9.1%) S (18.5%)
E (11.7%)

E (29.5%) SSW (16.7%)

ENE (13.8%) SW (16.3%)
\082.034) NE (9.4%) S (12.4%)
E (12.2%)

(i) Summer months refer to June, July and August
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

Experimental Site Wind Data from Previous Studies

In the AVA EE 2010 conducted for the study area, the wind availability data was
adopted from the experimental site wind data conducted by the CLP Power Wind/
Wave Tunnel Facility (WWTF) at Hong Kong University of Science and Technology.
According to the wind tunnel test, the annual prevailing winds are mainly from the
NE and E and the summer prevailing winds are mainly from the E, SE, S and SW.

Sea breezes and katabatic winds

Considering Victoria Harbour is located to the further north of the study area, sea
breezes can reach the study area from the north penetrating through the road
system (e.g. Fenwick Street, Expo Drive East, Fleming Road, Tonnochy Road,
Marsh Road, Canal Road East / Canal Road West and Percival Street, etc.) and
various open spaces (e.g. Garden of The Hong Kong Academy for Performing Arts
(HKAPA), Pedestrian Plaza at the west of 1 Harbour Road, Fleming Road Garden
and Wan Chai Sports Ground, etc.).

As the southern boundary of the study area are Mount Cameron and Mount
Nicholson of about 400mPD, some downhill air movement (i.e. katabatic wind?)
over the vegetated hill slopes could reach the study area from the south and would
have similar wind pattern as S, SSW and SW winds.

Summary

In summary, various sources of wind availability data at lower level (i.,e. HKO
weather station) and upper level (RAMS) have been reviewed. Table 2.2
summarises the annual and summer prevailing wind directions from different wind
data references as discussed above.

Table 2.2 Summary of Wind Data References

Sources Annual Prevailing Winds | Summer Prevailing Winds
HKO Weather Station
Central Pier
1 . 90 degree,
Automatic Weather Station 90 degree 270 degree

(at 16 mamsl)

North Point 68 degree,

Automatic Weather Station 90 degree ggodggrfsé
(at 26 mamsl) 270 degree g
RAMS

? https.//www.weatheronline.co.uk/reports/wxfacts/Katabatic-winds. htm
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Planning Department

Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

RAMS Grid Cells

NE, ENE, E and ESE

E, S, SSW and SW

(at 200m)
Previous Studies (CLP Wind/Wave Tunnel Facility)
AVA EE 2010 NE and E E, SE, S and SW

Given both Central Pier and North Point Automatic Weather Stations are located to
the further away from the study area and at a relatively low level, such measured
wind data is affected by the local topography and cannot represent the
characteristics of the study area. Thus, they will not be considered in this study.

Based on the modelled wind data obtained from RAMS as well as experimental site
wind data from the wind tunnel, the annual prevailing winds for the study area are
from the NE, ENE, E and ESE, whilst summer prevailing winds are from the E, SE,
S, SSW and SW. Sea breezes coming from the north as well as katabatic winds
coming from the south, southeast and southwest quadrants would also be taken

into consideration.
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

Topography, Urban Morphology and Major
Ventilation Paths

Topography

The extent of the study area is shown in Plan 3 in Appendix A. The study area is
generally flat at about 4mPD to 5mPD, in particular the area north of Queen’s Road
East, Morrison Hill Road and Leighton Road. The areas surrounding Ruttonjee
Hospital and Morrison Hill are situated on slightly higher grounds. Ground level
gradually rises near Oi Kwan Road to approximately 9mPD, and continues to rise
in the westerly direction towards Ruttonjee Hospital (at 177mPD to 24mPD).
Similarly, there is an incline from Queen’s Road East (8mPD) towards the junction
of Morrison Hill Road (18mPD) near Wan Chai Park before descending to 6mPD
near the intersection with Monmouth Path.

There is a steep incline between Queen’s Road East and Kennedy Road. The
latter rises from about 16mPD at the junction with Queen’s Road East to about
64mPD near the western perimeter of the study area. Further south of Kennedy
Road are Mount Cameron and Mount Nicholson at about 400mPD.
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

The northern part of the study area bounded by Gloucester Road, Percival Street,
Hennessy Road/Johnston Road and Arsenal Street is characterised by a north-
south/east-west road grid network, forming dense, regular array of commercial
buildings mainly zoned “Commercial’ (“C”) with BH ranging from 20mPD to over
140mPD. Lockhart Road Playground located to the northwest of the study area
and Southorn Playground located to the north of Johnston Road are the major
open spaces in this area. A strip of mid-rise buildings (with BH of about 20mPD to
79mPD) including government, institution or community facilities (GIC) (ex- Wan
Chai Police Station, Lockhart Road Municipal Services Building and Hennessy
Road Government Primary School) and a proposed commercial development with
a maximum BH of 80mPD are found between Fleming Road and Stewart Road.
High-rise GIC buildings including the Boys' and Girls' Clubs Association of Hong
Kong, Chinese Methodist Church and Southorn Centre (government offices
building) with BH of about 100mPD to 119mPD are found in the western end of this
area.

The eastern-most part of the study area bounded by Hennessy Road/Johnston
Road, Percival Street, Leighton Road and Canal Road East is mostly zoned “C”. It
is characterised by a narrow and irregular street pattern, forming several small
street blocks with dense commercial buildings having BH of 20mPD to 99mPD.
There are several high-rise commercial buildings in this area including Times
Square (about 200mPD) as a landmark in this area, Lee Theatre Plaza (about
105mPD), Soundwill Plaza (about 130mPD), The Sharp (about 142mPD) and
Holiday Inn Express (about 110mPD).

The area bounded by Hennessy Road/Johnston Road, Canal Road West, Wan
Chai Road and Tin Lok Lane/Morrison Hill Road is mainly zoned “Other Specified
Uses” annotated “Mixed Use” (“OU(MU)”). This area consists of residential or
commercial (R/C) buildings at BH of 20mPD to 119mPD. The long building line
along Hennessy Road is broken up by Hennessy Road Playground zoned “Open
Space” (“0”) aligning with Tonnochy Road. Low-rise Bowrington Road Market (with
a BH below 20mPD) is sandwiched between Canal Road West and Tin Lok
Lane/Morrison Hill Road surrounded by the R/C buildings.

A strip of land adjacent to the southern kerb of Wan Chai Road and the western
kerb of Morrison Hill Road is occupied by a link of residential buildings zoned
“Residential (Group A)" (“R(A)"). At Morrison Hill area, a cluster of low-rise GIC
facilities zoned “Government, Institution or Community” (“G/IC”) and open spaces
zoned “Open Space” (“O”) are found around the circular Oi Kwan Road. Major GIC
facilities in the area include Morrison Hill Swimming Pool (below 20mPD), Tang
Shiu Kin Hospital (about 40mPD to 59mPD) and Queen Elizabeth Stadium (about
20mPD to 39mPD). A number of primary and secondary schools, vocational
training institutes and specialist clinics with BH ranging from 20mPD to 39mPD are
also found in this area. Ruttonjee Hospital (about 20mPD to 79mPD) is located to
the further west. Various major open spaces in the study area are also in this area
including Royal Hong Kong Jockey Club Garden, Wan Chai Park, Tung Wah
Centenary Square Garden and Morrison Hill Road Playground.
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

The southwestern part of the study area bounded by Johnston Road, Wan Chai
Road, Kennedy Road and Monmouth Path has two different character delineated
by Queen’s Rod East. Area to the north of Queen’s Road East consists of narrow
streets aligning in northeast-southwest direction and is mainly zoned “Residential
(Group A)”. It is currently occupied by medium-, high-rise residential buildings with
BH ranging from 20mPD to 99mPD. There are a few high-rise residential buildings
including J Residence (about 143mPD), The Avenue (about 130mPD to 161mPD)
and The Zenith (about 146mPD to 157mPD). Such redevelopment sites have
respected the existing road-grid network with a pedestrianised Lee Tung Street and
Wan Chai Road maintained. To the south of Queen’s Road East, the urban fabric
is more complicated. At both ends of Queen’s Road East, the streets are narrow
and in a less regular pattern. They are mainly occupied by low-rise residential and
GIC buildings with BHs between 20mPD to 59mPD, except some high-rise
buildings with a BH ranging from 80mPD to 99mPD located near Queen’s Road
East and the redevelopment of Methodist Church Wanchai (with a BH of about
110mPD) at the junction of Queen’s Road East and Kennedy Road. The central
section contains high-rise commercial buildings including Wu Chung House (about
138mPD), Hopewell Centre (about 220mPD) and its adjacent Hopewell Centre i
(about 210mPD). Several high-rise residential buildings with BH ranging from
120mPD to over 140mPD are found in the southwestern corner of the study area.
Three Pacific Place, with a BH of 183mPD, is found at the western fringe of the
area. Pockets of open space are found scattering in this southwestern part of the
study area.

Committed Developments and Their Impact on Existing Morphology

Referring to Plan 4 in Appendix A, there are two major committed development
sites within the study area. One is situated to the west of Hopewell Centre, known
as Hopewell Centre II. It comprises a about 210mPD high tower on a about 65mPD
high podium structure.

Another committed development is situated at Leighton Centre, at the intersection
of Leighton Road and Percival Street. A comparison of the existing building and the
conceptual design indicates the podium height is reduced from about 23mPD to
20mPD, while podium coverage remains similar. The footprint of the proposed
tower will be smaller although it will be significantly taller at 200mPD than the
existing building (about 84mPD).

In addition, there are numerous other committed development sites scattering
across the study area. These sites are either currently vacant or occupied by low to
mid-rise developments (i.e. 20mPD to 59mPD high). Referring to Plan 4 in
Appendix A, building height of these committed developments will be in the range
of about 49mPD to 153mPD, while their podium height will be in the range of about
18mPD to 27mPD.
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3.3 Major Ventilation Pathways

3.3.1.1 As discussed in Section 2.6, annual prevailing winds are mainly from the NE, ENE,
E and ESE, while summer prevailing winds are from E, SE, S, SSW and SW. Sea
breezes are coming from the north and katabatic winds from the south, southeast
and southwest quadrants.
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Sea breezes
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Figure 3.2 Existing Wind Environment under Sea Breezes
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3.3.1.3

3.3.1.4
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Area to the north of the study area serves as one of the major wind entrances of
the study area. In this densely developed area, air paths mainly follow the existing
road network and open spaces. Sea breezes travel along Fenwick Street, Fleming
Road, Tonnochy Road, Marsh Road, Canal Road East/Canal Road West and
Percival Street to reach the inner Wan Chai area. Existing open spaces including
the Garden of HKAPA, Fleming Road Garden and Wan Chai Sports Ground also
allows sea breezes to flow through. However, further penetration past Hennessy
Road, Johnston Road and Wan Chai Road is less efficient due to the relatively
narrow streets and unfavourable street orientation.

Hennessy Road Playground connects Tonnochy Road and Tak Yan Street and
facilitates penetration of sea breezes in reaching the Morrison Hill area.

Although the high-rise developments of Causeway Centre, China Resources
Building and the adjacent hotel development (under construction) limit wind from
reaching areas to the south of Gloucester Road, the existing low-rise ex-Wan Chai
Police Station with building separations along its eastern and western boundaries
serves as a wind entrance along the long street block. It allows N wind to reach
the vacant site at the ex-Wan Chai Police Married Quarters and create downwash
wind by Lockhart Road Municipal Services Building. -
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3.3.1.6
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NE wind from Victoria Harbour flow via open areas such as Wan Chai Sports
Ground and Wan Chai Interchange/Royal Hong Kong Yacht Club into the study
area. NE wind entering through Victoria Park travels along the major roads in
Causeway Bay area including Gloucester Road, Great George Road and Yee Wo
Street/Hennessy Road and continues to penetrate through Wan Chai via Hennessy
Road, Johnston Road, Leighton Road and Morrison Hill Road. The existing
developments capture some NE wind and divert it to flow along the existing N-S
streets between Gloucester Road and Hennessy Road (i.e. Canal Road East/West,
Marsh Road, Tonnochy Road, Stewart Road, Fleming Road, O’Brien Road, Luard
Road and Fenwick Street) in reaching the inland area in the northern part of the
study area.

The relative narrow streets located to the south of Johnston Road/Wan Chai Road
impede further penetration of NE wind to the downstream. Rather, NE wind
reaches the southern part of the study area via the major roads (i.e. Hennessy
Road, Johnston Road, Leighton Road, Morrison Hill Road and part of Kennedy
Road) and open spaces (i.e. Wan Chai Park, vegetated area near Wah Yan
College Hong Kong and the cemetery area.
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3.3.1.7

3.3.1.8
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ENE and E winds would enter the study area from Causeway Bay via Victoria Park
and major roads in Causeway Bay area including Gloucester Road, Jaffe Road,
Lockhart Road, Great George Road and Yee Wo Street. Major air paths including
Gloucester Road, Jaffe Road, Lockhart Road, Hennessy Road and Johnston Road
have district significance in allowing wind to penetrate through Wan Chai area. In
addition, ENE and E winds also flow along Leighton Road/ Morrison Hill Road and
Queen’s Road East to reach inner Wan Chai area.

ENE and E winds mainly travel along the major roads including Johnston Road,
Queen’s Road East and Kennedy Road in the southern part of Wan Chai area.
Part of the ENE and E winds skim over the low-rise developments around Morrison
Hill area, Wan Chai Park and Tung Wah Centenary Square Garden to reach the
further downstream area between Johnston Road and Queen’s Road East.
However, considering the street orientation with no strong network in the E-W
alignment and the relatively narrow streets in this area, further penetration of ENE
and E winds is limited. Another open space, Morrison Hill Road Playground,
facilitates incoming winds to enter Queen’s Road East for further penetration.

Due to the open nature around the cemetery area, ENE and E winds penetrate
through and skim over the low-rise Wah Yan College Hong Kong for benefiting the
area around Stone Nullah Lane downstream.
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3.3.1.11

3.3.1.12

3.3.1.13

3.3.1.14
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ESE wind from Leighton Hill reaches the study area via Happy Valley Recreation
Ground and continues to flow along Queen’s Road East, Morrison Hill Road
Playground and Morrison Hill Road /Tin Lok Lane. The low-rise nature around the
Morrison Hill area allows ESE wind to skim over and reattach in the area around
Wan Chai Road. However, presence of tall buildings between Wan Chai Road and
Johnston Road impede further penetration of ESE in reaching the northern part of
Wan Chai area.

ESE wind also travels along part of Kennedy Road near St. Francis’'s Canossian
College as well as through other vegetated slope area along the southern
boundary of the study area.

Wan Chai Park, Tung Wah Centenary Square Garden, open space of Ruttonjee
Hospital and Royal Hong Kong Jockey Club Garden form an air path which allows
ESE wind to reach the downstream area to the west of Wan Chai Road.

The low-rise nature of Wah Yan College Hong Kong and its adjacent vegetated

area also facilitate penetration of ESE wind to enter Queen’s Road East as well as
area to the west of Wan Chai Road.
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3.3.1.16

3.3.1.17
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SE wind comes from valley around Leighton Hill and Happy Valley Recreation
Ground. It continues to penetrate into Wan Chai area via Percival Street, Canal
Road East/Canal Road West, Morrison Hill Road/Tin Lok Lane and Morrison Hill
Playground.

Percival Street and Tin Lok Lane/Morrison Hill Road are more or less aligned in the
N-S direction, thus channelling flows towards the northern part of the study area.
Furthermore, open nature around the cemetery area allows SE wind to reach
Queen’s Road East and continues toward Tung Wah Centenary Square Garden,
Wan Chai Park and enter the area south of Ruttonjee Hospital.

Bamboo Grove diverts some SE wind and continues to travel along Wan Chai Gap
Road. However, the NE-SW oriented narrow streets in the areas between Johnston
Road and Queen’s Road East do not favour penetration of SE wind and limit wind
availability in reaching the area to the north of Hennessy Road.
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3.3.1.19

3.3.1.20

3.3.1.21

Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

S wind enters the eastern part of the study area via the major open spaces
including Happy Valley Recreation Ground and the cemetery area and continues to
travel along N-S aligned streets including Matheson Street/Percival Street, Canal
Road East/Canal Road West, Morrison Hill/Tin Lok Lane. Wind along Canal Road
East/Canal Road West can reach Wan Chai Interchange without much impediment.

Given majority of the buildings around the Morrison Hill area are low-rise, the air
flow skims over such low-rise developments and penetrates into this area via Tak
Yan Street and Hennessy Road Playground. S wind then continues to travel along
Tonnochy Road towards Wan Chai North. Morrison Hill Road Playground also
allows S wind to reach the Morrison Hill area.

S wind would also reach Wan Chai Park and Royal Hong Kong Jockey Club
Garden either penetrating through the vegetated area around Wah Yan College
Hong Kong or after skimming over the school itself, so that it could benefit the
pedestrian area around Johnston Road and Wan Chai Road.

S wind enters the southwestern part of the study area via (i) gap between Merry
Garden and Caine Terrace/Stone Nullah Lane Garden/Stone Nullah Lane, (ii) Wan
Chai Gap Road, (iii) Spring Garden Street; (iv) gap between Kantian Rise and
Camelot Height/Hopewell Il podium garden and Ship Street; (v) Bowen Road
Tennis Court and vegetated area to the west of Monmouth Terrace for benefiting
the localized pedestrian wind environment. However, presence of the existing mid-
rise and high-rise buildings and narrow streets between Johnston Road and
Kennedy Road impede penetration of S wind from reaching the areas further
downstream.
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3.3.1.23

3.3.1.24

3.3.1.25
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SSW and SW winds enter the southwestern part of the study area via (i) Wing
Fung Street and Anton Street; (i) open space area to the west of Monticello, St.
Francis Street and Gresson Street with skimming over the low-rise St. Francis
Canossian College; (iii) Hopewell Il podium garden and Ship Street with skimming
over some low-rise development to the south of Queen's Road East (iv) Spring
Garden Street; and (v) Wan Chai Gap Road and Tai Yuen Street: and (vi) Stone
Nullah Lane and Wan Chai Road for benefiting the localized pedestrian wind
environment. The existing roads in the areas between Johnston Road and
Kennedy Road are well aligned with SSW and SW winds. However, the streets are
narrow and thus SSW and SW winds may not easily penetrate through this area to
reach further downstream beyond Queen’s Road East.

Table 3.1 Summary of street widths from lot boundaries to lot boundaries
for streets

Street Name Width (m)
Wing Fung Street 9
Anton Street 9-10
St. Francis Street 6.5-7
Gresson Street 9
Ship Street 7
Spring Garden Street 7/9-10
Wan Chai Gap Road 45-6
Tai Yuen Street 9
Stone Nullah Lane 6/12.5-16
Wan Chai Road 13

In addition, considering Mid-level's East is located to the southwest of the study
area, katabatic wind can reach the study area from the south and would have
similar wind pattern as SSW and SW winds discussed above.

Wan Chai Park and Royal Hong Kong Jockey Club Garden also allow SSW and
SW winds coming from Kennedy Road to reach area around Wan Chai Road.

SSW and SW winds enter the eastern part of the study area via Morrison Hill Road
and continue to travel along Canal Road East/ Canal Road West. Meanwhile,
SSW and SW winds would skim over the low-rise and mid-rise buildings at the
Morrison Hill area and reattach in the area around Wan Chai Road. Further wind
penetration will be blocked by the high-rise developments to the north of Wan Chai
Road.
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Potential Areas of Concern

The areas bounded by Hennessy Road to the north, Wan Chai Road to the east
and Queen’s Road East to the south have higher development density with tall
buildings, narrow streets and fewer large open spaces when compared with the
other areas in the study area. Without well-aligned road network except major
roads including Hennessy Road, Johnston Road, Wan Chai Road and Queen’s
Road East, these areas are considered as potential areas of concern under winds
coming from NE quadrant, E, SE and S.

Under summer prevailing winds from the SW quadrant and katabatic wind, there
are no clear ventilation pathways in the areas between Hennessy Road and
Johnston Road to penetrate further towards the north (e.g. area north of Johnston
Road).

Although the low-rise nature of the Morrison Hill area allows winds from SE and
SW quadrants to skim over the existing developments, the presence of high-rise
developments between Johnston Road and Wan Chai Road impede further wind
penetration to the north of Hennessy Road. The areas between Johnston Road
and Wan Chai Road are also considered as potential areas of concern under
summer condition.

Tung Long Street is an L-shaped street surrounded by developments, with no wind
entrances under annual and summer conditions. With more taller buildings
expected in future upon redevelopment, calm pedestrian wind environment when
compared with its neighbouring areas will remain.
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Baseline Scenario

Introduction

The Baseline Scenario refers to the scenario under Draft Wan Chai OZP No.
S/H5/27 with BHRs, NBAs, BGs and setbacks as stipulated as shown in Plan 1 and
Plan 2 in Appendix A.

This section evaluates the wind environment of the study area under the Baseline
Scenario and potential areas of concern identified in Section 3.4.

Expert Review of Baseline Scenario

Under the Baseline Scenario, the BHR for the majority of developments north of
Hennessy Road is at 130mPD. Table 4.1 lists out the distance between lot
boundaries for major streets and roads in the study area. It is found that the
resultant BH to street width ratio (H/W) ratio would generally be in the range of 1:3
to 1:10.5. The exception is the section of Hennessy Road between Lockhart Road
Municipal Services Building and Hennessy Road Government Primary School,
where the resultant H/W ratio is slightly over 1:1.

Table 4.1 Summary of road widths from lot boundaries to lot boundaries
along major roads

Road Name Width (m)
Jaffe Road 11-125
Lockhart Road 23
Hennessy Road 29 — 31
Johnston Road 22-245
Queen’s Road East 18—-25
Canal Road West/Canal Road East 30-46.5
Tin Lok Lane/Morrison Hill Road 22.5-25
Marsh Road 225-235
Tonnochy Road 22-23
Stewart Road 22.5-23
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Road Name Width (m)
Fleming Road 22-23
O’Brien Road 225-23

Luard Road 13-23
Fenwick Street 22.5-23
Percival Street 18 - 22

With such a high HW ratio in the area north of Hennessy Road, it is difficult for
wind from the roof top level to reach the street level* (see Figure 4.1). According to
the AVA EE 2010, building height ceases to be the key consideration factor for air
ventilation at pedestrian level in the areas with high H/W ratio. Wind penetration
largely depends on the existing road network and open spaces as major air paths
ventilating the study area.

The provision of connected air paths, open spaces, green areas, non-building
areas, building setbacks, and so on is an effective strategy to improve air
ventilation at the pedestrian level. Dead-end streets, like Tang Lung Street,
however have no obvious connection with the existing air paths and would
therefore experience relatively calm wind environment under most prevailing winds.

4 Fazia Ali-Toudert and Helmut Mayer (2007) Numerical study on the effects of aspect ratio and orientation of an
urban street canyon on outdoor thermal comfort in hot and dry climate. Building and Environment. 42(3), 1553-1554.
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Figure 4.1 Wind regimes in (i) canyons and (ii) canyons with downwash
under different H/W ratios®

Under such high density built environment, redevelopments up to the permissible
building height under the current OZP as in the Baseline Scenario would result in a
general increase in building height in an area as compared with the existing
condition. It would further elevate the already high urban canopy created by tall
buildings (see Figure 4.2). According to the AVA EE 2010, it is recommended to
improve permeability by stipulating building setback requirements, building gaps,
and by delineating NBAs wherever possible.

Urban Boundary Layer (UBL)

T -

City Built Form
Roughness Sublaycr (RSL) |
T W et F P e
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Figure 4.2 Wind speed proflle at urban canopy layer, roughness

sublayer and urban boundary layer ¢

° A. Kovar-Panskus, P. Louka, J.- F. Sini, E. Savory, M. Czech, A. Abdelgari, P. G. Mestayer and N. Toy (2002)
Influence of Geometry on the Mean Flow within Urban Street Canyons - A Comparison of Wind Tunnel Experiments
and Number Simulations, Water, Air and Soil Pollution: Focus 2 (5-6), 365-380.
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The area north of Hennessy Road is governed by a regular grid road pattern. Most
N-S aligned roads (i.e. Percival Street, Canal Road East/ Canal Road West, Marsh
Road, Tonnochy Road, Stewart Road, Fleming Road, Fenwick Street and Arsenal

Street) are wider than 15m in allowing penetration of sea breezes in the northern
part of the study area.

Under the Baseline Scenario, the 4m to 6m wide NBAs and 6m wide BGs
stipulated on 4 sites between Fleming Road and Stewart Road can help to break
the long fagade formed by the line of buildings between the two roads. The NBAs
and BGs form additional N-S aligned air paths increasing local permeability to
facilitate penetration of sea breezes in the area around Jaffe Road and Lockhart
Road, benefiting the localised pedestrian wind environment to some extent.

. /

ROADS=

ESTER
s GLOUC
- .

Area (6n ide) 1 ‘ Stewart Road
5}
Fleming Road e LOCKHART ROAD

Building Gap '/"\ Building Gap

(6m-wide) "’J (6m-wide)

HENNESSY ROAD Building Gap

( 6m-wide)

Lockhart Road

avou avma s

Figure 4.4 NBAs and BGs Between Fleming Road and Stewart Road

under the current OZP

However, the existing high-rise developments to the north across Gloucester Road
(i.e. Causeway Centre (135mPD), China Resources Building (176mPD) and its

adjacent hotel building (116mPD) (under construction)) block the wind entrances to
these internal air paths. They cannot serve as district air paths in the study area.

At parts of sites at 93-99 and 101 Wan Chai Road, a 5m wide BG above 19mPD is

stipulated on the OZP to facilitate air movement along Fleming Road towards the
“G/IC” sites to the south under the Baseline Scenario.
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Fleming Road

Johnston Road

Wan Chai Road

Building Gap

" (5m-wide)

Ruttonjee Hospital

RENE
Wan Chai Park

Figure 4.5 BG at Wan Chai Road under the current OZP

However, such BG is elevated and it does not align with Fleming Road. Its
effectiveness for air movement is limited.

For the part of the study area south of Hennessy Road/Johnson Road, the existing
streets (i.e. from Anton Street to Heard Street) are narrower at less than 15m wide.
These streets do not favour penetration of sea breezes to the inner area.

As mentioned, sea breezes penetrate via Tonnochy Road, Hennessy Road
Playground, Tak Yan Street and Tak Yan Street Playground to reach the Morrison
Hill area. The NBA at Lady Trench Training Centre has been designated to
improve effectiveness of this air path.

Tonnochy Road °

RERR®
MIXED USE

Hennessy Road

Hennessy Road
Playground

Tak Yan Street

Playground
Non-Building Area I p&_
N
Lady Trench Oi Kwan Road
Training Centre
Figure 4.6 NBA at the junction of Oi Kwan Road and Tak Yan Street
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Most of the BH of development in the area north of Hennessy Road are capped at
130mPD, and separated by a grid-like road network. E-W aligned roads are all
wider than 15m (except Jaffe Road). With the resultant H/W ratio greater than 2,
the major road network is important for air ventilation in the region. NE prevailing
wind is channelized to flow along Hennessy Road and Johnston Road.

Given the existing streets are narrower at less than 15m wide (see Table 4.2) with
less regular alignment between Johnston Road and Kennedy Road, the wind
environment in these areas as well as the areas around Ruttonjee Hospital are
generally poor under the NE wind.

Table 4.2 Summary of street widths from lot boundaries to lot boundaries
for streets along Queen’s Road East

Street Name width (m)
Wing Fung Street 9
Anton Street 9-10
Landale Street 9
Gresson Street 9
Luen Fat Street 9-10
Ship Street 7
Tai Wong Street East 9
Swatow Street 7-10
Amoy Street 7.5-11
St. Francis Street 6.5-7

As shown in Figure 4.7, the buildings situated along Morrison Hill Road/Tin Lok
Lane and Hennessy Road/Johnston Road are capped at 110mPD. The streets
within this area are narrow and they do not align with NE wind. Upon full
development, this area will form a long facade, creating a wall-like barrier imposing
a large wake region on the downwind area (e.g. Morrison Hill and Ruttonjee
Hospital areas) under NE wind and resulting in poor pedestrian wind environment.
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In the area to the north of Hennessy Road, the existing roads are well aligned with
the ENE and E winds. Gloucester Road, Jaffe Road, Lockhart Road, Hennessy
Road, Johnston Road, Queen’s Road East, Hysan Avenue/Leighton Road are the
major air paths for penetration of ENE and E winds in the study area.

Morrison Hill Road Playground serves as a wind entrance allowing penetration of E
wind into Morrison Hill Road area and benefit the localised pedestrian wind
environment.  Nevertheless, there are some variations in ground level (e.g.
Ruttonjee Hospital area is situated on higher ground) and in building height (60-
79mPD) in the downstream region. Hence, it is anticipated that downwash should
be able to promote air movement at pedestrian level and benefit the internal roads
and amenity areas (e.g. Wan Chai Park) west of the Morrison Hill area.

REMR
MIXED L&

0f Kwan Road

Morrison Hill

Ruttonjee Road

Hospital

Morrison Hill

7

LEGEND
N

W Vortex to Ground Level

Figure 4.9 Downwash around Ruttonjee Hospital

In the area to the south of Hennessy Road, E wind coming from Happy Valley
Recreation Ground is also able to penetrate into Queen’s Road East and Kennedy
Road. E wind skims over the low-rise and mid-rise buildings at the Morrison Hill
area, reattaches at the pedestrian level at Wan Chai Road and continues to travel
along Queen’s Road East.

For the region to the west of Ruttonjee Hospital, the areas on either side of
Queen’s Road East are characterised by narrow streets running roughly
perpendicular to NE direction. As shown in Plan 1, the BHR for buildings situated to
the north of Queen’s Road East are capped at 110mPD/130mPD, while that for
buildings situated to the south the Queen’s Road East ranged from 100mPD to
220mPD. Considering the street orientation and relatively narrow streets, ENE and
E winds mainly travel along the major roads and open spaces along Johnston
Road, Queen’s Road East and Kennedy Road. The areas between these roads
experience relatively calm pedestrian wind environment.
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ESE Wind

ESE wind enters the study area by either flowing downhill from Leighton Hill and
from Happy Valley Recreation Ground and the neighbouring cemeteries to the west
benefiting the localised pedestrian wind environment around the Morrison Hill area.
ESE wind continues to travel along Morrison Hill Road/Tin Lok Lane, Morrison Hill
Road Playground, Queen’s Road East, Wan Chai Park and Royal Hong Kong
Jockey Club Garden. However, as Ruttonjee Hospital is situated on slightly high
grounds, and because of the tall buildings (110mPD) along Wan Chai Road, further
flow would be inhibited. Some potential downwash is expected to occur around
Wan Chai Park, but there is no easy penetration through the narrow streets further
downstream. The pedestrian wind environments around the northern and south-
western parts of the study area are relatively calm when compared with the south-
eastern part of the study area under ESE wind.
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As shown in Figure 4.10, ESE wind is able to enter into the major air path along
Queen’'s Road East. However, the alignment of the narrow streets in the
southwestern part of the study area do not facilitate penetration of ESE wind
through these streets to reach further downstream.

SE Wind

Similar to the ESE wind, SE wind could reach the south-eastern part of the study
area via the existing open spaces including Leighton Hill, Happy Valley Recreation
Ground and cemetery areas. SE wind continues to travel along Canal Road East/
Canal Road West, Morrison Hill Road/Tin Lok Lane, and through Morrison Hill
Road Playground and Wan Chai Park. Future tall buildings with building height
capped at 110mPD along Wan Chai Road would impede SE wind and reduce wind
availability at the northern part of the study area.
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SE wind also reaches the southwestern part of the study area through (i) Wan Chai
Gap Road; (i) open spaces leading to Spring Garden Street; (i) building
separation between Kantian Rise and Camelot Heights; and (iv) open space
around Bowen Road Tennis Court. However, the narrow streets in the area to
south of Queen’s Road East do not facilitate further penetration.

For SE wind, the Morrison Hill Road/Tonnochy Road is a ventilation pathway.
Under the Baseline Scenario, an NBA is designated at the GIC site along Oi Kwan
Road (i.e. Lady Trench Training Centre) which will assist in promoting air flow
further north thereby benefiting the wind environment of the Wan Chai district as a
whole.

Tonnochy Road = c

RAMS
MIXED USE

Hennessy Road

Hennessy Road
Playground

LA RBE
{ED USE

Tak Yan Street
Playground

Tak Yan Street

Non-Building Area ___

Lady Trench Oi Kwan Road

Training Centre

LEGEND
-@-- AirPath

Figure 4.12 NBA at the GIC site along Oi Kwan Road

S Wind

S wind mainly arrives at the study area through the existing open spaces including
Leighton Hill, Happy Valley Recreation Ground and cemetery areas and continues
to travel along N-S orientated roads such as Percival Street, Canal Road
West/Canal Road East and Morrison Hill Road, etc. without much difficulty. Under
the Baseline Scenario, a NBA is introduced at the GIC site along Oi Kwan Road.

Similar to SE wind, the NBA allows penetration of S wind to enter Tak Yan Street
Playground, Hennessy Road Playground and then connected to Tonnochy Road,
thus benefiting to the wind environment of Wan Chai district as a whole
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For the south-western part of the study area, S wind reaches the study area
through various air paths including (i) gap between Merry Garden and Caine
Terrace/Stone Nullah Lane Garden/Stone Nullah Lane, (if) Wan Chai Gap Road, (iii)
Spring Garden Street; (iv) gap between Kantian Rise and Camelot Height/Hopewell
Il podium garden and Ship Street; (v) Bowen Road Tennis Court and vegetated
area to the west of Monmouth Terrace. However, most incoming S wind is impeded
by the high-rise developments along Kennedy Road. Given there are no well-
connected air paths connecting Kennedy Road and Queen’s Road East, further
flow towards northern Wan Chai is limited. Although the four N-S aligned NBAs
and BGs between Fleming Road and Stewart Road as well as the 5m wide BG at
19mPD at Wan Chai Road are in the correct alignment as S wind, they are not
connected to any existing air path. They do not serve to facilitate S wind
penetration.

Under the Baseline Scenario, minimum setbacks of 1m from the lot boundary
fronting Wing Fung Street, Anton Street, the portion of St. Francis Street between
St. Francis Yard and Queen’s Road East, Gresson Street, the portion of Spring
Garden Lane between Johnston Road and Queen’s Road East, Tai Yuen Street,
and 39 and 41 Kennedy Road as well as Wu Chung Housing fronting Yen Wah
Steps, which are on the northern and southern sides of Queen’s Road East, widen
the existing air paths and facilitate wind flow through these roads under S wind,
thus benefiting the overall wing environment of the district.
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Figure 4.14 Setback Requirement for Queen’s Road East
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SSW and SW Winds

SSW and SW winds enter the western part of the study area via (i) Wing Fung
Street and Anton Street; (ii) open area to the west of Monticello and reach St.
Francis Street and Gresson Street after skimming over the low-rise St. Francis
Canossian College; (iii) Hopewell Il podium garden and Ship Street; (iv) Spring
Garden Street; (v) Wan Chai Gap Road and Tai Yuen Street; and (vi) Stone Nullah
Lane and Wan Chai Road for benefiting the localized pedestrian wind environment.
The existing roads in the south-western part of the study area are well aligned with
SSW and SW winds. However, the streets are narrow in width (as shown in Table
3.1) and thus SSW and SW winds may not easily penetrate through this area to
reach further downstream beyond Queen’s Road East.
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Minimum setbacks of 1m from the lot boundary fronting Wing Fung Street, Anton
Street, the portion of St. Francis Street between St. Francis Yard and Queen’s
Road East, Gresson Street, the portion of Spring Garden Lane between Johnston
Road and Queen’s Road East, Tai Yuen Street, and 39 and 41 Kennedy Road as
well as Wu Chung Housing fronting Yen Wah Steps, on the northern and southern
sides of Queen’s Road East could widen the existing air paths and facilitate wind
penetration of SSW and SW winds through this congested area, thereby benefiting
the overall wind environment of the district.

At the eastern part of the study area, SSW and SW winds would travel along
Morrison Hill Road and Canal Road East/Canal Road West. However, SSW and
SW winds skimming over the low-rise and mid-rise buildings at the Morrison Hill
area will be impeded by the future taller buildings with building height capped at
110mPD along Wan Chai Road.

Footpath widening

Under the Baseline Scenario, there are 3m setback requirements for footpath
widening at the North of Methodist Church Redevelopment. As Queen’s Road East
is wider than 15m, it forms an effective air path together with the open space
opposite Methodist Church. Wind penetration in this area shall not be an issue.
Notwithstanding, such setback requirements could further widen the wind entrance
for ENE and E winds from Queen’s Road East and contribute to improving
environmental quality at pedestrian level.

Queen’s Road 7 i
East — e | i
REAN  ——— QuEENsROADEAST | L O\ \ \ \

Methodist Church

Kennedy Road

&
>
~

Figure 4.16 3m Footpath Widening at the North of Methodist Church
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Expert Evaluation of Initial Scenario

Introduction

It should be noted that the air ventilation measures including NBAs and BGs
stipulated on the current OZP under the Baseline Scenario were formulated in
2010 before the SBDG's promulgation in 2011. To follow up on the court’s rulings,
the PlanD has reviewed the BHRs under the current OZP and come up with the
Initial Scenario. In gist, the Initial Scenario covers the following:

° BHRs for the commercial sites (except the street blocks bounded by
Gloucester Road, Percival Street, Hennessy Road and Tonnochy Road),
“OU(MU)’ sites and “R(A)" sites primarily to the south of Queen’s Road East
to be relaxed; and

° Review the NBA and BG requirements on the draft OZP based on the
assumption that redevelopment would comply with SBDG.

The details of the Initial Scenario are shown on Plan 6 in Appendix A. This section
evaluates the implication and potential impacts of the Initial Scenario, focusing on
the amendments made to the Baseline Scenario as elaborated in the following
paragraphs. Pedestrian wind environment is the result of interplay amongst many
factors including ground coverage, building permeability, podium size, building
height and street orientation?, etc. The following principles and considerations have
been taken on board in assessing the Initial Scenario and recommending essential
air ventilation measures for incorporation at OZP level alongside with relaxation of
BHRSs to facilitate future redevelopments to comply with SBDG:

(a) Sustainable Building Design Guidelines (SBDG) at Building Design Level and
Measures at District Level

The SBDG is an administrative mean to promote sustainable building design by
granting GFA concessions with a view to contribute to a better built environment. In
air ventilation perspective, SBDG aims to enhance building porosity (see Figure 5.1)
in avoiding screen wall effect and promote air movements amongst developments
to enhance better dispersion and air mixing. Meanwhile, building setback
requirement recommended by SBDG as well as HKPSG also mitigates street
canyon effect to benefit the pedestrian wind environment (see Figure 5.2). It is
anticipated that the general wind environment of the city would be improved in the
long run when the number of redeveloped buildings follow with SBDG increases
gradually. The proposed increase in permissible building height allows
developments to comply with SBDG in providing permeable design measures.
Although overall taller developments may create larger wind shadow in the
downstream area’, incorporation of SBDG's recommended measures increases

7 Marcus Oliver Letzel, Carolin Helmke, Edward Ng, Xipo An, Alan Lai and Siegfried Raasch (2012) LES case study
on pedestrian level ventilation in two neighbourhoods in Hong Kong. Meteorologische Zeitschrift. 21(6), 575-589
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building permeability, especially around the low zone® and ultimately helps improve
the pedestrian wind environment.

-

< - 4

Case A Case B

Figure 5.1 Buildings with different wind enhancement features
including building setbacks and building separations (see
Case A) and permeable elements (see Case B)Y.

1 ‘ i / \ oYy

FLED 4—J’Setback“g——>

\
\

N

\ / (

Prevailing wind Prevailing wind

Figure 5.2 Building setback along prevailing wind°

However, relying on SBDG alone would not be sufficient to ensure good air
ventilation at the district level as concerned building design measures are drawn up
for and confined to developments on the basis of each individual site. Building
permeability can be provided at low, middle and high zones involving detailed
building design matters. These measures, in a diversified manner, may not take
into account the need of the wider area and benefits would be localized only.
Therefore, incorporation of NBAs and BGs at strategic locations at the OZP level
should still be a means to maintain or create connected air paths for good wind
penetration at district level. An appropriate mix use of strategies with planning

8 Chao Yuan, Edward Ng and Leslie Norford (2014) Design Science to Improve Air Quality in High Density Cities.
30th International Plea Conference, CEPT University, Ahmedabad.

¢ Chao Yuan and Edward Ng (2012) Building porosity for better urban ventilation in high-density cities - A
computational parametric study. Building and Environment. 50,176-189.

"% Planning Department (2015) Hong Kong Planning Standards and Guidelines, Chapter 11 Urban Design Guidelines.
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measures (e.g. NBAs and BGs) at district level and design measures (e.g. SBDG’s
recommendations) at building/site level should be adopted.

(b) Street orientation and connectivity

Street orientation is another crucial factor governing the microclimatic changes in a
street canyon. For better wind penetration within the urban areas, streets should
best run parallel to the prevailing wind directions and be connected with each other
or with open spaces. HKPSG also recommends connecting the principal roads,
interlinked open spaces, amenity areas, non-building areas, building setbacks and
low-rise building corridors, through the high-density/high-rise urban form (See
Figure 5.3 and Figure 5.4).

Roads

Low-rise Buildings

Il ——open spaces

Prevailing Wind

Figure 5.3 Linkage of Roads, Open Spaces and Low-rise Buildings to
Form Breezeways'’

Prevailing Wind " : Prevailing Wind \/ Prevailing Wind s/

Figure 5.4 Orientation of Street Grids '’

(c) Reduction of Podium Bulk and Ground Coverage

Given the urban air ventilation performance mostly depends on the pedestrian-level
building porosity, both reduction of podium bulk by incorporating permeable

" Planning Department (2015) Hong Kong Planning Standards and Guidelines, Chapter 11 Urban Design Guidelines.
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elements as well as reduction of ground coverage help to improve pedestrian wind
environment. Stepped podium design and void between towers and podium are
also good building design measures at site level for promoting pedestrian air
movement. Increase in permissible building height to allow more scope for
reducing site coverage at the low zone could result in better pedestrian wind
environment’2,

: %
v C e @
Podium\#’ {:/;{:;
(a) (b)

Figure 5.5 Different stepped podium designs’3 4

(d) Width of effective air paths

In general, air paths should be as wide as possible from air ventilation perspective.
However, it is the prevailing practice that an effective air path should at least be
15m in width for wind penetration. This principle is in line with the building setback
and building separation requirements set out in SBDG.

'2Yingsheng Zheng, Yuan Shi., Chao Ren. and Edward Ng (2016) Urban Ventilation Strategies for Micro Climate
Improvement in Subtropical High-density Cities: A Case Study of Tai Po Market in Hong Kong, Urban Planning
International, 1673-9493.

'8 Planning Department (2015) Hong Kong Planning Standards and Guidelines, Chapter 11 Urban Design Guidelines

'* Chao Yuan and Edward Ng (2012) Building porosity for better urban ventilation in high-density cities — A
computational parametric study. Building and Environment. 50,176-189.
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(e) Height/Width Ratio (H/W ratio)

Wan Chai is an area of high H/W ratio. With H/W ratio greater than 2, wind is
difficult to penetrate from the roof top level to the pedestrian level because of the
slower airflow under deep street canyon?5.76. Incoming wind would skim over the
developments. The “downwash” effect is not effective with narrow streets and in
particular where building height difference is not significant. Under such
circumstances, building height alone ceases to be the key consideration for the
pedestrian wind environment in an area. Other design measures including
provision of connected air paths, NBAs, BGs, building separations, building
setbacks, open spaces and green areas etc., especially at the low zone, are more
effective strategies to improve air ventilation at the pedestrian level.

Analysis and Observations

Under the Initial Scenario, the following amendments to the development
restrictions in Baseline Scenario are proposed:

° Revision of the BHR for the “C” zones from 130mPD to 135mPD (the
commercial zone bounded by Gloucester Road, Percival Street, Hennessy
Road and Tonnochy Road where the BHR of 110mPD will be maintained).
These building are mainly located north of Hennessy Road and east of Tin
Lok Lane.

° Revision of the BHR for the “C(4)" zone at ex-Wan Chai Police Married
Quarters site from 80mPD to 110mPD

° Revision of the BHR for the sub-area (b) for the “C(6)” zone at Wing Fung
Street from 120mPD to 135mPD

° Revision of the BHR for the “OU(MU)" zone bounded by Wan Chai
Road/Morrison Hill Road/Canal Road West/Hennessey Road from 110mPD
to 135mPD

° Revision of the BHR for the “R(A)” zone to the south of Queen’s Road East
from 100mPD to 110mPD

° Revision of the BHR for the “R(A)” zone at 21-23A Kennedy Road from
120mPD to 140mPD

° Revision of the BHR for the “R(B)’ zone at Monmouth Terrace from
140mPD to 150mPD

'* Fazia Ali-Toudert and Helmut Mayer (2007) Numerical study on the effects of aspect ratio and orientation of an
urban street canyon on outdoor thermal comfort in hot and dry climate. Building and Environment. 42(3), 1553-1554.

'® Nastaran Shishegar (2013) Street Design and Urban Microclimate Analyzing the Effects of Street Geometry and
Orientation of Air Flow and Solar Access in Urban Canyons. Journal of Clean Energy Technologies. 1(1), 52-56
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° Revision of the BHR for the “R(A)” and “R(A)5” zones at Oi Kwan Road from
90mPD to 110mPD

° Deletion of the NBA requirements to the two sides of the “OU” zone at the
ex-Wan Chai Police Station site and stipulation of BHR of 4 storeys for the
area concerned

° Deletion of the NBA requirements to the two sides of the “C(4)” zone at ex-
Wan Chai Police Married Quarters site and stipulation of BHR of 110mPD
for the area concerned

° Deletion of the BG requirement to the two sides of the “G/IC” zone at
Lockhart Road Municipal Services Building site and revision of the BHR
from 19mPD to 12 storeys for the area concerned

° Deletion of the BG requirement to the side of the “G/IC” zone at Hennessy
Road Government Primary School site and revision of the BHR from
19mPD to 8 storeys for the area concerned

° Deletion of the BG requirement to the “R(A)” zone at parts of sites at 93-99
and 101 Wan Chai Road and revision of the BHR from 19mPD to 110mPD
for the area concern

(1) Overall increase in building height

It is recognised that under the Initial Scenario, there is a general increase in BH for
the commercial sites, “OU(MU)” and residential sites in the study area. Most of the
building in this area is currently subject to a 110mPD or 130mPD BHR and is
proposed to be relaxed to 135mPD. With reference to Section 4.2 and Table 4.1,
the H/W ratio is already high in Wan Chai area and building height has ceased to
be the key consideration for pedestrian wind environment within the study area.
However, the overall increase in building height would further elevate the already
high urban canopy created by tall buildings. A larger wind shadow would inevitably
be created in the downstream areas. To address the concerns both within the
study area and further downstream, the adoption of SBDG's design measures
within the study area in future would enhance building permeability, particularly
around the low zone. Together with the existing and future good wind penetration
along major air paths following the road network and open spaces, impact of the
wind shadow on the pedestrian wind environment would be alleviated.

(2) NBAs and BGs between Fleming Road and Stewart Road

The NBAs designated along the eastern and western boundaries of the ex-Wan
Chai Police Station site, ex-Wan Chai Police Married Quarters site and BGs
imposed on the eastern and western boundaries of Lockhart Road Municipal
Services Building site and the eastern boundary of Hennessy Road Government
Primary School site can break up the line of building blocks upon redevelopment to
facilitate some penetration of sea breeze and localized air movement.
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However, these NBAs and BGs are quite narrow and their wind entrances are
partially blocked by the high-rise developments of China Resources Building and
Causeway Centre. They may not be able to serve as district air paths in the Area.
While it is envisaged that the old Wan Chai Police Station will not be redeveloped
as it is a protected heritage building, the NBAs and BGs currently stipulated on the
OZP for the other three sites may not be the only measures which could achieve
higher permeability along these long street blocks for sea breeze penetration and
localized air movement. Alternatively, other SBDG measures, e.g. ventilated
communal gardens could serve similar purpose. Consideration should also be
given to incorporate  appropriate design features in the future
development/redevelopments at the ex-Wan Chai Police Married Quarters site,
Lockhart Road Municipal Services Building site and Hennessy Road Government
Primary School site to facilitate wind penetration in the north-south direction.

l 1 Causeway Centre

Gloucester Road

China Resource
Building

HK Convention
4 Exnisifon Conwre

SERVED |
AL COMMUNTY
TUBAL USES
ex-Wan Chai Police
Station ex-Wan Chai Police

Married Quarters

Fleming Road

Hennessy Road Gov't

khart R
Lockhart Read Primary School

Municipal Services
Buiiding

Johnston Road

R Podum (10-15mPD gh)  *
B Podum (15.1-18mPD tugh)
B8 « Exstng 4 storeys BHR
£=4 Proposed 4 storeys BHR

= Exsting 80mPD BHR 1
3= Proposed 110mPD BHR

a Exsting 12 storeys BHR
B8+ Proposed 12 storeys BHR -

Figure 5.6 Proposed NBA and BGs between Fleming Road and

Stewart Road
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(3) BG north of Ruttonjee Hospital

The BG above 19mPD designated at parts of sites at 93-99 and 101 Wan Chai
Road has been stipulated to facilitate air movement along Fleming Road towards
the “G/IC” sites to the south under the Baseline Scenario. However, such BG is
narrow and elevated and it does not align with Fleming Road. lIts effectiveness for
wind penetration is rather limited. Alternatively, the objective of having better
permeability along the street block for air movement could similarly be met by
incorporation of measures under SBDG. Comparatively, Wan Chai Road in the
near vicinity would be more effective for prevailing annual and summer wind flows,
as well as Bullock Lane connected to Wan Chai Park for summer winds. Under
such circumstances, the requirement of the BG at 19mPD is not considered
necessary.

Luen Tai Building

L Wanchai
Bullock Lane
Building Gap . 4
Rutonjee Hospital
Wan Chai Park
Wan Chai Road
Figure 5.7 The Role of BHR to the North of Ruttonjee Hospital

(4) Setbacks along the streets perpendicular to Queen’s Road East

As discussed in previous sections, the south-western part of the Study Area
between Johnston Road and Kennedy Road is the area of concern. Measures
should be required to provide and/or strengthen air passages. Setbacks along (i)
Wing Fung Street/Anton Street, (ii) St. Francis Street/Gresson Street, (jiii) Spring
Garden Lane and (iv) Tai Yuen Street/Yen Wah Steps/Wan Chai Gap Road would
widen the existing local air paths. They will form part of the connected passages
for penetration of SSW and SW winds under the Initial Scenario. While it is
preferable that existing air paths are widened to minimum 15m in width, it would
impose severe constraints on its future redevelopment along these rather narrow
streets with small lots which would in turn hinder the implementation of the
setbacks. Considering the practical situation the current 1m to 2m wide setbacks
is proposed to be maintained.

BMT Asia Pacific, ref: R9429/02 Issue 1, dated April 2018 Page 61



5.21.7

Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

Anton Street
Queen's Road East
Gresson Street
Wing Fung Street

Johnsten Road
St Francis Street
Tai Yuen Street
Spring Garden Lane

Wan Chaj Gap Road
Yen Wah Steps

A X - Summer Frevailing V¥ind (SSW and SW)
MID LEVELS EAST Z
PO e A Pan

Ry o

Figure 5.8 Setback Requirement for Streets Perpendicular to
Queen’s Road East

(5) NBA at the junction of Oi Kwan Road and Tak Yan Street

It is agreed that the NBA at the junction of Oi Kwan Road and Tak Yan Street will
be essential as part of a connected air path facilitating penetration of S wind and
sea breezes between Morrison Hill area through Tak Yan Street and Tonnochy
Road.

Tonnochy Road Tak Yan Street

Hennessy Road Oi Kwan Road
Playground
Morrison Hill Road
Lady Trench Training Playground
Centre

Summer Prevalling Wind (S)
Seabreeze (N)
Air Path
NBA Alignment with air path
NBA
Open Space

Figure 5.9 The Role of NBA at the Junction of Oi Kwan Road and Tai

Yan Street
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(6) Dead end at Tang Lung Street

Tin Lok Lane
Hennessy Road

Morrison Hill Road )
Percival Street

Leighton Road
g Times Square

Figure 5.10 Regions with Potentially Poor Permeability

As identified in AVA 2010 and mentioned in section 3.4, the L-shaped Tang Lung
Street lacks effective connection to neighbouring major air paths/open spaces and
result in relative calm pedestrian wind environment. Considering the narrow street
in this area, it is recommended to adopt SBDG upon redevelopment of the sites to

improve the air permeability at low zone and result in improvement in the
pedestrian wind environment.
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Summary of Analysis

Generally, the overall increase of BH in the study area shall inevitably create a
larger wind shadow at downstream areas. Adoption of SBDS'’s design measures
are recommended as the mitigation measures.

In light of the implementation of SBDG in 2011, the recommended mitigation
measures in previous EE have been reviewed to compare their similarity and
recommend further mitigation measures if necessary. In general, to improve the
wind environment at street level, widening of narrow streets, reducing ground
coverage, improving permeability among buildings and developments and ensuring
effective air paths of 15m wide would be more relevant. In this regard, measures
recommended in SBDG are working towards this end and when implemented,
could serve the similar purposes of the NBAs and BGs requirements at three sites
south of the ex-Wan Chai Police Station between Fleming Road and Stewart Road
which were stipulated on the current OZP before SBDG was put in place.

The BG above 19mPD designated at parts of sites at 93-99 and 101 Wan Chai
Road is not considered necessary as it is not aligned with any connected air path
and it is not considered necessary. Alternatively, the objective of having better
permeability along the street block for air movement could similarly be met by
incorporation of measures under SBDG.

The setback requirement as stipulated in Baseline Scenario at () Wing Fung
Street/Anton Street, (i) St. Francis Street/Gresson Street, (iii) Spring Garden Lane
and (iv) Tai Yuen Street/Yen Wah Steps/Wan Chai Gap Road would widen the
existing local air paths. Although the air paths are preferably to be widened to 15m
in width in minimum, the mentioned setback requirements are recommended to be
retained with the consideration of practical situation and the need to improve air
penetration in this area, particular under summer condition.

It is proposed to retain the NBA stipulated at the junction of Tak Yan Street and Oi
Kwan Road to facilitate air flow between the northern and southern portions of the
study area.

Adoption of SBDG for the entire study area to increase building permeability
especially at the low zone is recommended for improvement in the pedestrian wind
environment.

Existing air paths identified involving road network, low-rise development at

Morrison Hill area and existing open spaces should be maintained. Incorporation
of additional public spaces where appropriate should be considered.
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Conclusion

An Expert Evaluation on Air Ventilation Assessment on Wan Chai area (the study
area) was conducted in 2010. Upon its recommendations and other planning and
urban design consideration, control measures including building height restrictions
(BHRs), Non-Building Areas (NBAs), building gaps (BGs) and setback
requirements at various locations were incorporated into the draft Wan Chai OZP
No. S/H5/27 (the current OZP).

The wind environment of the Baseline Scenario and Initial Scenario have been
reviewed and compared. It is identified that the areas bounded by Hennessy Road
to the north, Wan Chai Road to the east and Queen’s Road East to the south are
more problematic areas due to the higher development density with tall buildings,
narrow streets in less regular alignment and less large open spaces when
compared with the other areas in the study area. Furthermore, the areas between
Johnston Road and Wan Chai Road are also considered as potential areas of
concern.

In response to the implementation of the Sustainable Building Design Guideline
(SBDG) in 2011, the recommended mitigation measures in the previous EE have
been reviewed, and to recommend further mitigation measures if necessary.
Overall, implementation of adequate measures on the pedestrian level is
considered more relevant and effective. These include introducing NBAs,
incorporating setback requirements to widen narrow streets etc. Also, there is
discrete ownership of individual lots across the study area with redevelopment
potential. In this respect, implementing measures from the SBDG for the sites
undergoing redevelopment in the future would also be effective.

Nevertheless, relying on SBDG alone would not be sufficient to ensure good air
ventilation at the district level since these measures, in a diversified manner, are
designed for and confined to developments on the basis of each individual site that
may not have taken into account the need of the wider area and thus benefits
would be localised only. Hence, it is necessary to provide NBAs and BGs at
strategic locations on the OZP to protect major air paths, or increase the
connectivity across various regions in the study area. With respect to the various
mitigation measures, some NBAs, such as the one at the junction of Tak Yan
Street and Oi Kwan Road, as well as setback requirements along several streets
(e.9. Wing Fung Street/Anton Street: St. Francis Street/Gresson Street) are
proposed to be retained as they would benefit the overall wind environment for the
district.
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Appendix A

Development Plans
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Planning Department Category A1 — Term Consultancy for Expert
Evaluation on Air Ventilation Assessment for
an Instructed Project for Wan Chai Area

Appendix B

RAMS Wind Rose

BMT Asia Pacific, ref: R9429/01 Issue 1, dated April 2018
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Annex F2 of
TPB Paper No. 10415

VISUAL APPRAISAL IN RELATION TO
- PROPOSED AMENDMENTS TO THE
DRAFT WAN CHAI

OUTLINE ZONING PLAN NO. S/H5/27
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BACKGROUND

On 24.9.2010, the draft Wan Chai Outline Zoning Plan (OZP) No. S/H5/26 was gazetted.
The development restrictions imposed on the draft OZP were the subjects of judicial
reviews (JRs). To follow up on the Court’s rulings on the JRs and the related appeals, a
review of the development restrictions in particular to the implications of the Sustainable
Building Design Guidelines (SBDG) has been conducted. It is proposed to relax the
development restrictions on the OZP including the building height restrictions (BHRs) for
Commercial (“C”), “C(4)”, sub-area (b) of “C(6)”, “Other Specified Use” annotated “Mixed
Use” (“OU(MU)”), some “Residential (Group A)” (“R(A)”), “R(A)5” and “R(B)” sites. A
visual appraisal on the impact of the BHRs relaxation is prepared.

BUILDING HEIGHT CONCEPT ON THE DRAFT WAN CHAI OZP

2.1. The BHRs on the draft Wan Chai OZP No. S/H526 (the Area) were formulated
based on an overall building height (BH) concept and other relevant
considerations including existing BH profile, topography, site formation level,
local characteristics, waterfront and foothill setting, compatibility with
surroundings, predominant land uses, development intensity, visual impact, air
ventilation and a proper balance between public interest and private
development right.

2.2, Given that the existing high-rise developments in Wan Chai North (Planning
Scheme Area 25) and the northern part of the Area i.e. north of Johnston
Road/Hennessy Road as well as the presence of residential developments with
relatively lower development intensity and BH in the inland area to the south
of Johnston Road/Wan Chai Road, the stepped height concept ascending from
the harbour and gradually arising towards landward side would not be
achievable in the draft Wan Chai OzZP. The visual appraisal will focus on
preservation of the view to ridgelines and mountain backdrops when viewing
from Kowloon; and the view to harbour when viewing from Hong Kong Island.

2.3. In general, height bands which commensurate with the planning intention of
the various land use zones as well as reflecting the majority of the existing
buildings/committed development were adopted on the current OZP (Figure 1).
The BHRs on the existing OZP are described below:

. BHR of 130mPD is stipulated for the “C” sites to the west of Tonnochy
Road, and around the Times Square.

o BHR of 110mPD is stipulated for the “C” sites bounded by Tonnochy
Road/Hennessy Road/Percival Street/Gloucester Road.

. To reflect the BHs of the existing commercial developments covered by
the sub-zones of “C”, including Wu Chung House, Times Square, QRE
Plaza, Hopewell Centre, and Three Pacific Place. For the ex-Wan Chai
Police Married Quarters site covered by “C(4)”, the future development is

2



restricted to PR of 12 and BHR of 80mPD, taking into account the
recommendations of the Air Ventilation Assessment undertaken in 2010
and the need to ensure compatibility with the adjacent ex-Wan Chai

Police Station, which is a Grade 2 historic building to be preserved in-situ
for adaptive re-use.

° BHR of 110mPD is stipulated for the “OU(MU)” sites bounded by

Johnston Road/Hennessy Road, Canal Road West, Morrison Hill Road and
Wan Chai Road.

o BHRs of 110mPD and 100mPD are stipulated for those residential sites to
the north and south of Queens’ Road East respectively. BHRs of 120mPD

and 140mPD are stipulated for the residential sites along Kennedy Road
in the southern part of the Area.

o Mainly to reflect the existing BHs to the “G/IC” and other “OU” sites.
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