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1. 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) 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 B1) (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 

 
(b) 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. 

 
 
2. Background 

 
2.1 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).  

 
2.2 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.  In 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 A1 & A1a). 

 
2.3 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 A1), 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 
OZP1).  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.   

 

                                                 
1  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 JR2, 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 sites3.  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.  

 
 
3.  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. 

 
3.3 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  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. 

3  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. 

 
3.4 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, D1a and D1b. 

 
3.5 With assumptions4 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 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).  

 
4.2 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.  

 
4.3 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. 

 
 

                                                 
4  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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5. Building Height Concept on Current OZP 
 
5.1 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.   
 

5.2 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.  

 
5.3 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 



- 6 - 
 

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. 
 

(c) 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. 

 
(d) 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 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.  
 

6.2 For “C” sites:  
  
“C” sites currently subject to BHR of 130mPD – BHR to be relaxed 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 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.  



- 7 - 
 

“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 separation5 .  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 sites6 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  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 façade ≥ 60m). 

 
6  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 50mPD/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 sites7 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 SBDG5.  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 sites8 
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  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.  
 
8  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 SBDG5 (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 SBDG5.  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 sites9 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 
SBDG5.  The current BHR is able to accommodate the composite building 
meeting the SBDG requirement.  No relaxation of the current BHR is therefore 
required.  

 

                                                 
9 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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7. 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 –  
 
(a) 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. 

 
(b) 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.  

 
(c) 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 
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& 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.  

 
(d) 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. 

 
(e) 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 

 
(f) 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 (i) 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 1m 
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 

 
(g) 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 
 

(i) 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 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.   
 

8.2 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. 

 
8.3 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). 

 
 

9. Responses to Representations No. R34 and R97 
 

9.1 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.  

 
9.2 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).  

 
9.3 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.  

 
9.4 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 

No. 
Representers’ Specific 

Proposal 
Current OZP Proposal 

R34 
(REDA) 

 Relax the BHRs for the area 
north and south of Hennessy 
Road to generally 130mPD 
and 150mPD respectively  

 

 BHR of 135mPD (relaxed 
from 130mPD) for the “C” 
sites bounded by Johnston 
Road in the south and 
Tonnochy Road in the east; 



- 15 - 
 

 Delete NBA, SB and BG 
requirements 

bounded by Hennessy Road 
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 
“OU(MU)” 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/IC” 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  
(LLT) 

 Relax BHR of the Leighton 
Centre/Lee Theatre Plaza and 
their surrounding 
neighbourhood to 200mPD or 
relax the BHR of the 
Leighton Centre to 200mPD 
to reflect the development as 
shown on the approved 
building plans 

 BHR of 135mPD (relaxed 
from 130mPD) for the 
concerned “C” sites 
(including Leighton Centre/ 
Lee Theatre Plaza). 

 
9.5 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.  
 

9.6 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 



- 16 - 
 

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.  

 
9.7 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. 

 
9.8 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.  
 

9.9 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 Oi 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.  
 
 
12. 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.  
 
 

13. Plan Number 
 

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

14. 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 
(f) Chief Highway Engineer/Hong Kong, Highways Department (HyD); 
(g) Major Works Project Management Office, HyD; 
(h) Chief Engineer/Railway Development 2-2, Railway Development Office, 

HyD; 
(i) Commissioner of Police; 
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(j) Chief Engineer/Hong Kong & Islands, Drainage Services Department; 
(k) Chief Engineer/Construction, Water Supplies Department; 
(l) 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 A1 & A1a 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 B1 Draft Wan Chai OZP No. S/H5/27A  
Annex B2 Revised Notes for the draft Wan Chai OZP No. S/H5/27A 
Annex B3 Revised Explanatory Statement for the draft Wan Chai OZP No. 

S/H5/27A 
Annex C1 APP-151 “Building Design to Foster a Quality and Sustainable Built 

Environment” 
Annex C2 APP-152 “Sustainable Building Design Guidelines” (SBDG) 
Annex D Implications of SBDG on Building Profile 
Annexes D1a & D1b  Illustration on Implications of SBDG 
Annex D2  Basic Building Profile – Commercial Building 
Annex D3  Basic Building Profile – Composite Building 
Annex E1  Assessment of Building Height – Commercial Sites in Wan Chai 

(Building Height Restriction (BHR) to be relaxed to 135mPD) 
Annex E2  Assessment of Building Height – Commercial Sites in Wan Chai (BHR 

to be maintained at 110mPD) 
Annex E3 Assessment of Building Height – Mixed Use Sites in Wan Chai 
Annex E4 Assessment of Building Height – Residential (Group A) Sites in Wan 

Chai 
Annex E5 Assessment of Building Height – Residential (Group B) Sites in Wan 

Chai 
Annex F1 Air Ventilation Assessment by Expert Evaluation (2018) 
Annex F2 Visual Appraisal 
Annexes G1 & G2  Representation No. 34 and Representation No. 97 
Annexes G3 & G4  Comment No. C1 and Comment No. C2 
Annexes H1 & H2 Summary of Representations and Responses to Representation No. 34 

and Representation No. R97 
Annex J1 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)  

Annex J2 Extract of the Confirmed Minutes of the TPB Meeting on 26.4.2011  
 
 
Plan 1 Aerial Photo of Wan Chai 
Plan 2A Current Building Height Restrictions 
Plan 2B Building Height Restrictions imposed in 2010 
Plan 3 Current Non-building Area, Building Gap and Setback Requirements 
Plan 3A   Site Plan of Set-Back Requirement at Wing Fung Street/Anton Street 
Plan 3B Site Plan of Set-Back Requirement at St. Francis Street/Gresson Street 
Plan 3C  Site Plan of Set-Back Requirement at Spring Garden Lane/Tai Yuen 

Street/Yen Wah Steps/Wan Chai Gap Road 
Plan 3D Site Plan of Non-Building Area at Oi Kwan Road 
Plans 3E to 3H Site Photos of Current Non-building Area, Building Gap and Setback 

Requirements  
Plan 4 Sites with Building Height Restrictions under Review 
Plan 5 Proposed Building Height Restrictions 
Plan 6 Photomontages of “C” sites (110mPD/135mPD) and “OU(MU)” sites  

(135mPD) from Stubbs Road Lookout Point 
Plan 7 Proposed Deletion of Non-building Area and Building Gap 

Requirements 
Plan 8 Consolidated Proposals of Development Restrictions 
Plan 9 Viewing Points for Photomontages 
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Plans 9A to 9E Photomontages of Building Height Profile Based on Maximum 
Building Height Limit 

Plans 10A to 10E Photomontages of Building Height Profile Based on Site Classification 
Plans 11A to 11E Photomontages of Building Height Profile with Mixed Commercial and 

Residential Developments 
Plans 12A and 12B Illustrations of Potential Commercial Development at Jaffe Road 
Plans 13, 13A and 13B Location Plan, Site Plan and Photos Representations No. R34 and R97 
 and C1 and C2 
Plans 14A to 14E  Proposed Building Heights submitted by Representers No. R34 and 

R97 
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