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SCHEDULE OF AMENDMENTS TO
THE APPROVED SAI YING PUN & SHEUNG WAN
OUTLINE ZONING PLAN NO. S/H3/29
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (CHAPTER 131)

1. Amendment to Matters shown on the Plan

Item A - Rezoning of the site at 122A to 130 Hollywood Road from
“Government, Institution or Community” (“G/IC”) to
“Government, Institution or Community (2)” (“G/IC(2)”) and
stipulation of building height restrictions. ‘

II. Amendment to the Notes of the Plan

(a) Revision to the schedule of uses for the “G/IC” zone to incorporate
“Residential Institution (Hostel only) (on land designated
“G/IC(2)” only)” as a Column 1 use, and to correspondingly
replace “Residential Institution” under Column 2 by “Residential

Institution (not elsewhere specified)”.

Town Planning Board
21 October 2016
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Summary of Representation and Government’s Responses
in respect of the Draft Sai Ying Pun & Sheung Wan Outline Zoning Plan (OZP) No. S/H3/30

Representation

No. Representer Subject of Representation Responses to Representations
(TPB/R/S/H3/30-)
R1 Tung Wah Support Amendment Item A:
Group of
Hospitals Grounds of Representation
(@) The proposed youth hostel could respond to | Noted.
the government’s Policy on the Youth Hostel
Scheme and address the shortage of affordable
housing for young people.
R2 Designing Oppose Amendment Item A:
Hong Kong
Limited Grounds of representation:

(@ Man Mo Temple Compound is a declared
monument. Its unique architectural and
spiritual integrity should not be disturbed by
any inappropriate development nearby.

(A)Man Mo Temple Compound (MMTC) consists of 3
buildings, i.e. Man Mo Temple, Lit Shing Kung and
Kung Sor, and is a declared monument. The proposed
youth hostel development would be constructed on a
site to the east of MMTC. MMTC would remain
intact.

(b) The Burra Charter stated that there should be
‘minimal change’ to a significant heritage site
if such changes would affect the cultural
significance of the place.

(c) Apart from Man Mo Temple, a number of
important declared monuments are located
within the area. They should be well-protected
in order to preserve the area’s heritage

(B) In view of the possible visual impact of the proposed
youth hostel and possible interference such as
vibration and ground settlement on MMTC, a
Heritage Impact Assessment (HIA) was conducted by
Tung Wah Group of Hospitals (TWGHSs). The HIA
had strictly followed the guidelines introduced by the
Development Bureau (DEVB) vide Technical Circular
(Works) No. 6/2009, which had taken into account
various heritage charters/principles, including the




Representation

No.
(TPB/R/S/H3/30-)

Representer

Subject of Representation

Responses to Representations

significance with the support of Government’s
“Conserving Central” policy.

Burra Charter and China Principles, when formulating
the conservation plan for the proposed development.
The potential impacts of the proposed youth hostel
development on MMTC including the connection
with the history of education services provided by
TWGHSs, the visual impact on MMTC, the physical
impact on MMTC during demolition and construction
stages and the indirect impact on Ladder Street were
evaluated and appropriate mitigation measures and
enhancement proposals such as buffer distance
between MMTC and youth hostel, were proposed in
the HIA. TWGHSs is required to properly implement
the mitigation measures recommended in the HIA.
The design of the youth hostel and the proposed
mitigation measures were accepted by the Antiquities
and Monuments Office (AMO) and supported by the
Antiquities Advisory Board (AAB).

(C)AIll declared monuments are protected under the

Antiquities and Monuments Ordinance (Cap 53). No
person are allowed to undertake acts on declared
monuments that are prohibited under section 6 of Cap.
53 such as to excavate, carry out building or other
works or plant or fell trees, without a permit granted
by the Antiquities Authority. In this regard, all
monuments in the vicinity of MMTC will be
protected.

(d) The geotechnical condition in the Mid-levels
is sensitive. As Man Mo Temple is in close

(D) The Head, Geotechnical Engineering office, Civil

Engineering and Development Department (H(GEO),




Representation

No.
(TPB/R/S/H3/30-)

Representer

Subject of Representation

Responses to Representations

proximity, the construction of the hostel may
cause cracks and structural damages to the
temple and put it at risk of collapsing.

CEDD) advised that the representation site is located
within the Mid-levels Scheduled Area and any works
within the Area were subject to stringent geotechnical
controls under the Buildings Ordinance (BO) to
safeguard public safety and ground stability in this
Area.  The details of geotechnical control are
highlighted in the Practice Note for Authorised
Persons, Registered Structural Engineers and
Registered Geotechnical Engineers No. APP-30.
The Buildings Department (BD) advised that, upon
receipt of reports concerning safety issues arising
from the operation of building sites, BD will carry out
inspections and take necessary follow-up actions. If
the building works being carried out are found
causing a risk of damage to any property, BD may
consider issuing orders requiring the cease of the
concerned works and/or the carrying out of certain
remedial works. BD may consider instigating
prosecution and disciplinary actions under BO against
those concerned parties.

(E) According to the HIA, mitigation measures such as
the provision of buffer zone, the use of prefabrication,
the carrying out of condition survey with monitoring
proposal, the use of double-deck catch platforms and
non-percussive piling method, and limitation on
works area would be thoroughly considered in the
design, demolition, construction and post-construction
stages of the proposed youth hostel to minimise any
physical impact on MMTC. TWGHs indicated that a




Representation

No.
(TPB/R/S/H3/30-)

Representer

Subject of Representation

Responses to Representations

heritage consultant would be appointed and that
detailed monitoring proposals would be submitted to
AMO  before  implementation. Prior to
commencement of any construction works, the
monitoring check points would be installed and if
there was any sign of excessive movement or undue
settlement, all construction works would be ceased at
once. The works would only be resumed after the
carrying out of investigations and the completion of
all the required remedial works.

(e) Man Mo Temple shouldn’t be surrounded by
high-rise residential buildings as smoke from
incense burning becomes more concentrated
and poses a health risk to nearby residents.

(F) According to the environmental assessment submitted
by TWGHSs, measures would be adopted to treat the
smoke from burning of joss paper at MMTC.

(G) To tackle the long-term smoke issues at source from
MMTC, TWGHSs will commence a study to explore
the feasibility of improvement works at MMTC to
reduce smoke emission, ensuring that the “Guidelines
on Air Pollution Control for Joss Paper Burning at
Chinese Temples, Crematoria, and Similar Places”
would be followed to minimise the nuisance arising
from burning of joss papers. TWGHSs would explore
the possibility of installing a treatment plant in a
storage room on 1/F of the proposed youth hostel to
increase the removal efficiency of the air filtration
system in the long run.




R3

Central and
Western
Concern
Group

Oppose Amendment Item A:

Grounds of Representation

(a)

The original design of Man Mo Temple
comprises of the temple and two ‘wings’ on
each side, all being one-storey buildings.
To recapture the original form of Man Mo
Temple, the site should be redeveloped into a
one-storey building for educational use or
heritage interpretation, which is already
allowed under the current zoning.

(A) The proposed design of the youth hostel in relation to
the heritage aspect and the proposed mitigation
measures were accepted by AMO and supported by
the AAB on 4.6.2015.

(b) The site is not appropriate for a youth hostel

development. There are bigger and better
sites available around Hong Kong, such as
the GIC site next to the Ladder Street Toilet
near Upper Lascar Row.

(B) One of the objectives of the Youth Hostel Scheme
(YHS) is to unleash the potential of under-utilised
sites held by non-governmental organisations
(NGOs). It is not the policy intention to grant
government land to individual NGOs to develop
youth hostels. The alternative sites proposed fall
outside the scope of the YHS policy.

(C) The site next to the Upper Lascar Row is the Former
Cat Street Bazaar and is zoned “Open Space” (“O”).
The site is under active planning to be developed into
a sitting out area by the Central and Western District
Office.

(©)

The site should be set back to provide a wider
footpath along Hollywood Road.

(D)The G/F of the proposed youth hostel would be
setback from Hollywood Road by 5.8m to align with
MMTC so that a wide and continuous pedestrian area
could be formed. The 5.8m setback is more than the
2.8m setback provided by the CentreStage
development.
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(d) The current proposal should stay within the | (E) The existing building height restriction for the
maximum height as stipulated on the OZP, ex-school site is 8 storeys while that for MMTC is
which is one storey 1-storey. The building height of the proposed youth

hostel (at 97mPD) is considered to be compatible with
the developments in its surroundings.

(e) According to the Burra Charter, the design | (F) Same as response (B) to R2.
and bulk of the proposed youth hostel would
be incompatible with the historic area in
general and with Man Mo Temple in
particular.

() Ping On Lane, with a granite doorframe, has | (G) The proposed youth hostel development would not
significant heritage value and is currently affect the granite doorframe at Ping On Lane.
awaiting grading by the Antiquities Advisory TWGHSs indicated that condition survey and
Board. appropriate monitoring measures would be put in

place.

() As heritage buildings are very fragile, the | (H)Same as response (D) to R2.

construction of the youth hostel in a landslip
prone area could severely damage Man Mo
Temple.
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(h) Tung Shing Terrace already dominates the

skyline behind Man Mo Temple. The
proposed hostel development would further

)

The future development would follow the design
measures identified in the HIA which included a 5.8m
setback from Hollywood Road to align with the

enclose Man Mo Temple, which is building line of the temples and a void at ground level
unacceptable. with a 11m headroom as a buffer between MMTC and
(i) Man Mo Temple would be visually the new building in the proposed development.
overwhelmed and dominated by the proposed
youth hostel. (J) In terms of height and scale, the proposed hostel
development is subject to a maximum building height
of 97mPD, which is not incompatible with a
neighbourhood characterised by high-rise residential
developments.
(3) The building design and the proposed | (K)Same as response (A) to R3.

mitigation measures recommended in the
heritage impact assessment are not
acceptable. The heritage impact assessment
should be conducted by an independent
assessor rather than by an Authorized Person
employed by TWGH:s.

(L) Under DEVB Technical Circular (Works) No 6/2009,

the works agent should conduct and submit the HIA
of the project to AMO for endorsement. There is no
mention about the requirements of the HIA
consultant.




(k) The youth hostel appears to be a
profit-making development which should not
be allowed on a G/IC site.

(M) The Home Affairs Bureau (HAB) advised that the

proposed hostel development is not intended to be
profit-making. Operations of the youth hostel will be
governed by a Grant and Operation Agreement
(“GOA”), which is a legal document to be signed
between the Government and TWGHs. The
deployment of operating surplus to pay for the
NGO’s other non-profit-making services is subject to
the Government’s prior approval. Each participating
NGO is also required to submit a Youth Hostel
Annual Report accompanied by audited financial
statements of the youth hostel. During the contract
period of the GOA, TWGHSs will only be allowed to
operate the youth hostel within the scope as
approved by the Government. TWGHSs will also be
required to execute a Deed of Undertaking (the
Deed) in favour of the Government. The Deed will
require  TWGHs to undertake to repay the
Government the capital subvention provided by the
Government for the construction of the youth hostel.
In this regard, the rental level of the hostel could be
regulated by the Government through the Deed.
According to the policy on the YHS, the rental level
would be set at not more than 60% of the market
rental level.
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() There is insufficient discussion of the | (N) Prior to the s.12A planning application, TWGHSs had

proposed hostel development in the submitted the proposed youth hostel to the Food,
community (e.g. through the C&WDC and Environment, Hygiene and Works Committee of
with community groups). C&WDC on 11.10.2012 and 24.7.2014. Members

of C&WDC generally supported the proposal.
During the statutory publication period of the s.12A
application, 220 public comments were received and
they were submitted to the MPC for consideration on
13.5.2016. Moreover, on 20.10.2016, C&WDC was
consulted again on the proposed amendment to the
approved Sai Ying Pun & Sheung Wan OZP.

Mary Oppose Amendment Item A:

Mulvihill

Grounds of Representation

(@) The Burra Charter demands that minimal | (A) Same as response (B) and (C) to R2.
change should be made to the buildings of a
significant heritage site and that any changes
should provide for a continuation of practices
which contribute to the cultural significance of
the place.

(b) The proposed development is in contravention
of the Burra Charter and Hong Kong’s
‘Conserving Central’ policy as the proposed
hostel development would have a negative
impact on the structure of the temple causing
irreparable  damage. The  surrounding
environment should also be conserved.
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(c) The proposed youth hostel development is
outside the scope of the Man Mo Temple
Ordinance which is to maintain schools in
Hong Kong for children of Chinese race.
The site has a long history of providing
educational services. The existing school
building should be renovated to provide
classes and programmes on Chinese heritage
and culture or for the setting up of a Confucian
Academy.

(B)

(©)

According to section 3(b) of the Man Mo Temple
Ordinance (Cap 154), as the manager of the Man Mo
Temple Fund (the Fund), TWGHSs had the right to
rebuild any of the buildings belonging to the Fund.
The proposed youth hostel will still belong to the
Fund and will be managed and operated by TWGHSs
as the manager of the Fund. The surplus generated
by the operation of the youth hostel will be used to
assist any charitable or philanthropic institution of
benefit to the community. The proposed youth hostel
is therefore in compliance with Cap 154.

It would be undesirable to retain the existing school
as the maintenance cost of the school building would
be high. Besides, the design and layout of the
purpose-designed youth hostel building would be
more efficient than making use of the existing vacant
school building and would help revitalize the
surroundings of MMTC.

(d) The 120 empty schools in Hong Kong could
also be considered for hostel development.
The site is not the proper location for such a
development.

(D) Same as response (B) to R3.

(e) The HIA is compiled by a firm whose
expertise in the field is questioned and the HIA
is being abused to justify the youth hostel
development. The HIA should be carried out
by an independent assessor employed by an
independent party.

(E)

Same as response (L) to R3.
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(F) The proposed hostel development would result
in the transfer of plot ratio from the adjacent
MMTC to the site.

(F)

As the proposed youth hostel and MMTC comprises
one lot, the issue of transfer of plot ratio does not
arise. Treating the proposed youth hostel and MMTC
as one single site is in compliance with BO.

(9) The demolition of the existing school building
and construction of the youth hostel may have
direct impact on the physical fabric of MMTC.

(G)

Same as responses (D) and (E) to R2.

RS

Alex Wong

Oppose Amendment Item A:

Grounds of Representation

(@) The site is not suitable for hostel use as it
would be affected by the smoke from the
burning of incense at Man Mo Temple.

(A)

In the Environmental Assessment (EA) report
submitted for the s.12A rezoning application,
TWGHSs has made the following commitments: i) all
units will be served with central fresh air supply
system with split type air conditioning. The central
fresh air intake location is proposed at the roof of the
21-storey building, far above the MMTC; ii) an air
filtration of 80% odour and particulate removal
efficiency will be installed at the central fresh air
intake; and iii) a storage room on 1/F of the youth
hostel is reserved to explore the possibility of
installing a treatment plant to further increase the
removal efficiency of air filtration system. Response
(G) to R2 is also applicable.

(b) The youth hostel is not compatible with the
temple atmosphere of the surrounding and
would visually overwhelm and dominate the
Man Mo Temple.

(B)

Same as response (1) and (J) to R3.
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(c) The existing school should be retained for
educational use as it serves the local
community well.

(d) Opportunity should be taken to expand the

Man Mo Temple by establishing a museum at

(C) Same as response (C) to RA4.

the site.
R6 Yuen Chi Yan | Oppose Amendment Item A:
Grounds of Representation
(@) The proposed youth hostel would cause | (A) Same as response (B) to R2.
damage to a declared monument.
R7 to R634 For the Oppose Amendment Item A:
names of (A) Same as responses (A), (B) and (C) to R2.
representers, | Grounds of Representation
please see (@ MMTC is a declared monument. Its unique
Annex Il architectural and spiritual integrity should not

be disturbed by any inappropriate development
nearby.

(b) The Burra Charter stated that there should be
‘minimal change’ to a significant heritage site
if such changes would affect the cultural
significance of the place. The bulk, building
height and design of the proposed youth hostel
is not compatible with Man Mo Temple.

(c) Man Mo Temple is located amongst the old
districts of Central and Sheung Wan which
should be well-protected to preserve the
heritage significance and cultural value of the
area.

(d) The context of the historic building, such as
the surrounding streets, should also be
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preserved (R626 only).

(e) The Mid-levels is within a geotechnically

sensitive area. The piling works of the
proposed youth hostel would cause cracks and
subsidence of adjacent buildings and retaining
walls. Although TWGHSs has promised to stop
the  construction work when unusual
subsidence is discovered, Man Mo Temple
should not be subject to such unnecessary risk.

(B)

Same as response (D) and (E) to R2.

(f)

The smoke from the incense burning at the
Man Mo Temple would affect the air quality of
the proposed youth hostel. There is doubt on
the effectiveness of the smoke treatment
installation. The future youth hostel would
require whole-day air-conditioning which is
unhealthy and not environmentally
sustainable.

(©)

Same as response (G) to R2 and response (A) to R5.

(D) While mechanical ventilation would be provided at

the youth hostel, windows would remain openable to
allow fresh air as necessary.

(9) The existing school site should be redeveloped

to a heritage education centre which could
recapture the original one-storey Man Mo
Temple and its cultural value. The existing
building could be reused for a community
library, a child care centre, or a senior day-care
centre.

(h) The ex-school building could be converted

(i)

into a library to serve the local community and
to nurture students’ cultural awareness (R526
only).

The Man Mo Temple site was granted by the
government to provide a school for the
Chinese people. The original mission of the

(E)

(F)

The planning intention of the “G/IC” zone is 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
establishment. The use of the site for the hostel
development is not incompatible with the planning
intention of the “G/IC” zone.

TWGHs indicated that the G/F of the proposed youth
hostel would be used as a heritage bazaar and could
serve as an area for heritage education. The proposed
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Man Mo Temple should be respected (R526
only).

heritage bazaar will have a permanent photo gallery
exhibiting the history of Man Mo Temple and
Sheung Wan district. Special exhibition on the
quarterly festivals of Man Mo Temple, i.e. birthdays
of Wu Di and Wen Di, Qiu ji Dian li, would be held.
The bazaar would provide a venue for educating the
youth about MMTC and the cultural significance of
the site to the local community. While the reading
rooms/ multi-purpose rooms on 1/F and 2/F of the
youth hostel will mainly be used by youth tenants,
TWGHSs will explore opportunities to open up some
floor space for local community use. Response (B) to
R4 is also applicable.

(1) The design of the proposed youth hostel
should be re-examined to complement that of
the adjacent declared monument, enhancing
the cultural value of the hostel (R436 only).

(G)

The design of the youth hostel, the choice of
materials and the construction methods were
tailor-made to enhance the historical significance of
MMTC and revitalise its surroundings.

(k) The proposed youth hostel would probably be
changed into a luxury hotel in the future.
The Police Headquarters or the PMQ would be
more suitable to be renovated into a youth
hostel (R592 only).

(H)
(M

Same as response (M) to R3.

The Central Police Station Compounds and the
ex-Hollywood Road Police Married Quarters site
have already been or is being converted to other uses
and are no longer available for the proposed youth
hostel use.
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() More space should be reserved for better air
ventilation and light penetration, and to lessen
the heat island effect in the whole area (R625

only).

(J) An quantitative AVA Initial Study using

computational fluid dynamics has been carried out to
assess the ventilation performance of two schemes at
the subject site, i.e. the baseline scheme (an
OZP-compliant scheme with a 8-storey building) and
the proposed scheme. According to the simulation
results, wind availability of the site and its
surroundings is relatively low in general due to the
congested built environment. The overall ventilation
performances of the two studied schemes at
pedestrian level are very similar under both annual
and summer conditions. In particular, it was found
that the ventilation performance at Ping On Lane
under the proposed scheme is better when compared
with the scenario under the baseline scheme. The
simulation results have demonstrated that mitigation
measures under the proposed scheme including (1) a
5.8m setback from the northern boundary at G/F; and
(2) a 3m setback from the northern boundary for 1/F
and above are effective in alleviating the potential
impact on the surrounding pedestrian wind
environment induced by the proposal with an
increase in building volume. According to the
AVA report, the applicant would provide greening in
the building setback and open space areas as well as
use of cool materials to help reduce heat island
effect.
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(m)The environmental impact assessment and
HIA for the proposed development should be
conducted first (R627 only).

(K)

The HIA was conducted and the design of the youth
hostel and the proposed mitigation measures were
accepted by AMO and supported by the AAB on
4.6.2015. An environmental impact assessment is not
required as the proposed development is not a
Designated Project.

(n) It is rare to have historical buildings and
monuments and they are important to the
tourism industry in Hong Kong. As Man Mo
Temple is rich in cultural significance, it
should not be damaged in any way (R630 to
R632).

L)

MMTC would remain intact and would not be
affected by the proposed youth hostel.

R635

Central and
Western
District
Council

Grounds of representation

(@) The building height of the proposed youth
hostel development would cause impacts on
air ventilation, light penetration and air quality
to the surrounding area. The building height
should be reduced.

(A)

Same as responses (I) and (J) to R3 and response (J)
to R7 to R634.

(b) The proposed youth hostel development would
adversely affect the building structure of the
Man Mo Temple, especially during the site
formation and construction stage.

(B)

Same as responses (B), (D) and (E) to R2.

(c) Supported the setback of the site from
Hollywood Road.

(©)

Same as response (D) to R3.

(d) The granite doorframe adjacent to the school
site should be preserved.

(D)

Same as response (G) to R3.

(e) A geotechnical assessment should be
conducted to ascertain the impact of the
proposed development to the Man Mo Temple.

(E)

The geotechnical assessment would be conducted
and submitted to BD during the building plan
submission stage as required under BO.
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(f) The internal air quality of the proposed
development would be adversely affected by
the smoke incense released from the Man Mo
Temple.

(F) Same as response (A) to R5.

(g) The proposed youth hostel is visually
incompatible with the Man Mo Temple.

(G) Same as responses (1) and (J) to R3.

(h) The proposed youth hostel would affect the
traffic in the surrounding area along
Hollywood Road.

(H) The TIA submitted by TWGHSs during the s.12A
planning application stage indicated that only 10
pcu/hr would be generated by the proposed youth
hostel. The assessment also revealed that major
junctions in the vicinity of the site will still perform
within capacity after the additional traffic. The
proposal would not generate any negative impact on
the surrounding road network. TD has no adverse
comment on the TIA.

(i) The reading room on the first floor of the
proposed youth hostel should be open to the
public.

(j) Part of the proposed development should be
made available for the public as a queuing area
during the festive seasons of the Man Mo
Temple.

(I) Same as response (F) to R7 to R634.
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