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TPB/R/S/H5/28-C2

17 August 2018

The Secretary,

Town Planning Board,

15 Floor,

North Point Government Offices,
333 Java Road,

North Point.

Dear Sirs,

Comment on the Representations to
Draft Wan Chai Outline Zoning Plan No. S/H5/28

This Comment is submitted in regards to supporting the Representation Numbers
TPB/R/S/H5/28-R2 and TPB/R/S/H5/28-R3 on the Draft Wan Chai Outline Zoning Plan ("OZP")
No.S/H5/28, for the consideration of the Town Planning Board.

I would like to support these two Representations.

Yours faithfully,

Yun Fan Lai
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TPB/R/S/H5/28-C3

20 August 2018

By Mail

The Secretary,

Town Planning Board,

15 Floor,

North Point Government Offices,
333 Java Road,

North Point.

Dear Sirs,

Comment on the Representations on Draft Wan Chai Outline Zoning Plan No. S/H5/28
This Comment is submitted in regards to supporting the Representation Numbers
TPB/R/S/H5/28-R2 and TPB/R/S/H5/28-R3 on the Draft Wan Chai Outline Zoning Plan (“OZP”)
No. S/H5/28, for the consideration of the Town Planning Board.

Comment on Representation Number TPB/R/S/H5/28-R2

This Comment agrees with the Representation that the building height restriction should be further
relaxed on the Lee Theatre Plaza site from 135mPD to 165mPD so that a high quality building
can be developed in the future.

Comment on Representation Number TPB/R/S/H5/28-R3

This Comment agrees with the Representation that the building height restriction should be further
relaxed on the Leighton Centre site from 135mPD to 200mPD so that a high quality building can
be developed in the future.

| would like to support these two Representations.

Yours faithfully,

Dora Chan
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Comment on Representation Relating to Draft Plan

SEGW

Reference Number:

R IR

Deadline for submission:

FEA B B

Date and time of submission:

RULGBROAL (FB TRERA)
Person Making This Comment /I\gH Miss Cecilia
(known as "Commenter') hereafter:

180824-143912-14447

24/08/2018

24/08/2018 14:39:12
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Draft plan to which the comment relates: S/H5/28

BERFE
Details of the Comments:
FR 7t 4R 55 = ReEE

Representation No:[Details of Comments:

Support for increase of building height restriction at Amendment Item El

[ refer to the Draft Wan Chai Outline Zoning Plan No.S/H5/28, and the Re
presentations which are available for Comment. I am writing in support of
Representation No. 4, pursuant to Section 6(A) of the Town Planning Ordi
nance, to increase the Building Height Restriction to 135mPD.

Details of the Comment supporting an increase of the Building Height Rest
riction at Amendment E1:

1. TPB Paper’s consideration of a stepped height concept ascending from t
he harbour toward the landward side being unachievable, is unfound. Lowe
r density development in the inland area can nevertheless benefit from grea
Hter building height, with respect to the Hong Kong Planning Standards and
Guideline’s Urban Design Chapter:

a. “The sectional profile should echo the natural topographical profile. Gra
dation of height profile should be created in relation to topography.” (Parag
raph 6.2.8.) This ascending profile does not relate to development densities.

b. Greater building height for the same development density will bring vari
ations to the height and massing in the built environment. This meets the C
apter’s objectives (paragraph 5.1), “Encourage dynamism: To encourage
Hong Kong’s spirit on pluralism and dynamism. Accommodate flexibility:

To give flexibility for innovative ideas and possibilities.”

c. Given the significant contour increase towards Kennedy Road, there will
e fascinating juxtaposition of the mountain and sky to form ever lasting 1
ages, as intended in paragraph 6.2.7.

8
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«

d. There are the Open Space and G/IC zones uphill, together with the 12 sto

eys “R(C)” cluster to the east. They meet the Chapter’s requirement (parag
raph 6.2.8), “achieving relief and diversity in height and massing of develo
pments”, as “low rise and low density areas should be preserved to enhance
diversity in the urban core.”

2. The Building Height Restriction at Amendment Item E1 on the northern
side of Star Street should not be limited by the 120mPD of the southern sid
e of the Street. The southern side of the Street, while not being an Amendm
ent Item and can be reviewed if necessary, to formulate a stepped height co
ncept with reference to the 150mPD on Kennedy Road under Amendment I
tem E3.

3. This request to increase Building Height Restriction also agrees with the
rationale of Representation No.5, in creating open space, for the following 1
easons:

a. Government’s Air Ventilation Assessment Expert Evaluation finds open
space critical for wind penetration as major air paths. At the same time, it d
oes not consider building height to be the key consideration factor for air v
entilation in Wan Chai.

b. Open space also serves soft green environment mitigating urban heat isla
nd effect, space for informal recreation and exercise, space for people to ge
t outside from relatively small flats, social interaction, and good physical a
nd mental health. This is particularly necessary in the dense urban environ
ment and severely open space deficit of Wan Chai.

fla-/Mnld_acicNOnline Camment\1R0824-143019-14447 CommentRenresent H5 2... 27/08/2018
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Comment on Representation Relating to Draft Plan

SE

Reference Number:

TR

Deadline for submission:

AL H A KR

Date and time of submission:

REENEROAL (T T#ERAL)
Person Making This Comment 554 Mr. Peter Wu
(known as "Commenter") hereafter:

180824-145721-83938

24/08/2018

24/08/2018 14:57:21

B AR EIE

Draft plan to which the comment relates:

BREE

Details of the Comments:

B L4 55 = REE
Representation No:[Details of Comments:
Support for increase of building height restriction at Amendment Item E1

S/H5/28

[ refer to the Draft Wan Chai Outline Zoning Plan No.S/H5/28, and the Re
presentations which are available for Comment. I am writing in support of
Representation No. 4, to increase the Building Height Restriction to 135mP
D.

Greater building height in the inland area is in accordance with the Hong K
4 ong Planning Standards and Guideline’s Urban Design provisions. First, gr
eater building height for the same development density will bring variation
s in height and massing of developments to enhance diversity in the urban ¢
ore. Second, the proposed 135mPD is in balance with the contour increase t
owards Kennedy Road and the 150mPD at Amendment Item E3, the Open
Space and G/IC zones uphill, together with the 12 storeys “R(C)” cluster to
the east.

9
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Comment on Representation Relating to Draft Plan

G

Reference Number:

FER PR

Deadline for submission:

238 H S e g ]

Date and time of submission:

RHEEHERNAL (TH TEERAL) _
Person Making This Comment %4 Ms. LAU Shun Wah Maggie
(known as "Commenter") hereafter:

180816-172930-67449

24/08/2018

16/08/2018 17:29:30

SR RAHRRRYEE

Draft plan to which the comment relates:

BRRE

Details of the Comments:

FA AL 4wt BREFS

Representation No:|Details of Comments:

The Representation objects to Items A to D, E1 and E3 mainly for reasons t
hat the relaxation of BHR may lead to further increase of BH, inadequate tr
ansport to support increased traffic demand, adverse impact on traffic and i
s not in public interest.

S/HS5/28

TPB/R/S/HS5/28-49 [ think that the reasons stated are not well justified as the relaxation of BH

R is not accompanied with an increase in Plot Ratio. There would be no inc
rease in Gross Floor Area and hence no increase in traffic. As such, there w
ould be no impact on traffic.
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To: From:28627722 Date:2018-08-22 17:16:29 Page:1/3

-
‘ TPB/R/S/H5/28-C8

PERFECT WORLD COMPANY LIMITED
{3 8 BA [R A H]

5% Floor, China Evergrande Centre, 38 Gloucester Road, Wanchai, Hong Kong.
TEL: 2866 6998 FAX: 2861 5881

FAX TRANSMISSION

To: From: Michael Au
Fax no.: 28770245 Pages: 3

Date: 22-Aug-18 5:09 PM

Subiject: Letter to Secretary of Town Planning Board

Message:

DH_RATTIR_IN4 0O 1721 Q0NN D NNH
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To: Fron(i8627722 Date:2018-08-22 17:16:29 Page:2/3

OWNERS' COMMITTEE OF ONE WANCHAI
SHRETERY

No.1 Wan Chai Road, Wanchai; Hong Kong

22 August 2018 (Fax no: 2877 0245)
Secretary of Town Planning Board

Town Planning Board

15/F, North Point Government Offices

333 Java Road

North Poiat

Hong Kong

Dear Sit,

Re: URGENT: Opposition to Draft Wan Chai OQutline Zoning Plan No.S/H5/27

‘We are the Owners Commiitee of One Wanchai situated at No.1 Wan Chai Road, Hong Kong.

We. refer to the representations of the draft Wan Chai Qutline Zoning Plan No.S/H5/27 and aré writing to
support the below representations.

“IPB/R/S/HS5/28-6

TPB/R/S/HS/28-21

TPB/R/S/HS5/28-36

TPB/R/S/HS/28-7

TPB/R/S/H5/28-22

TPB/R/S/H5/28-37

TPB/R/S/H5/28-8

‘TPB/R/S/H5/28-23

TPB/R/S/HS/28-38

TPB/R/S/H5/28-9 TPB/R/S/H5/28-24 TPB/R/S/H5/28-39
"TPB/R/S/H5/28-10 TPB/R/S/HS/28-25 TPB/R/S/H5/28-40
TPB/R/S/HS5/28-11 TPB/R/S/HS5/28-26 TPB/R/S/I15/28-41
TPB/R/S/H5/28-12 TPB/R/S/H5/28-27 TPB/R/S/H5/28-42
TPB/R/S/HS5/28-13 TPB/R/S/H5/28-28 TPB/R/S/H5/28-43
TPB/R/STH5/28-14 TPB/R/S/H5/28-29 TPB/R/S/HS5/28-44
TPB/R/S/H5/28-15 TPB/R/S/H5/28-30 TPB/R/S/H5/28-45
TPB/R/S/H5/28-16 | TPB/R/S/H5/28-31 TPB/R/S/115/28-46.
“TPB/R/S/H5/28-17 TPB/R/S/H5/28-32 TPB/R/S/H5/28-47
TPB/R/S/HS/28-18 "TPB/R/S/H5/28-33 TPB/R/S/H5/28-48
TPB/R/S/H5/28-19 TPB/R/S/H5/28-34

TPB/R/S/HS5/28-20

TPB/R/S/H5/28-35

We are the residents living in Wan Chai district and we shared the same view with the répresenters.of the
above representations.

Wan Chai is 2 densely populated district assernbling residential flats and skyscrapers, the relaxation of
building. height restriction would inevitably further increase the development ‘intensity, which would
increase the traffic flow and adverscly affect the living environment and street environment of the area.
With the existing traffic support, the proposed increase of building height would only iricrease the traffic
demand and worsen the traffic-condition in the area.,

.[P2
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To: From:28627722 Date:2018-08-22 17:16:29 Page:3/3

(,

OWNERS’ COMMITTEE OF ONE WANCHAI
ERETERRG

No.1 Wan Chai Road, Wanchai, Hong Kong

-2

Thus, we strongly oppose to the relaxation of building height as stated in the draft Wan Chai Outline
Zoning Plan No.S/H5/27.  In particular we oppose any height relaxation around the Queen’s Road East
area.

Should you have any queries, please feel [ree to contact the management office at 2864-4460.
Thank you for your kind attention.
Yours faithfully,

For and on behalf of
The Owners’ Committee of One Wanchai

/"""«

Ms. Andrea Chan
The Chairperson
The Owners’ Committee

22-AUG-2018 17:32 28627722 P.003
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EHFE: TPB/R/S/H5/28-C9
FirHE:

W& tpbpd

EE: WANCHAI OZP S/H5/28 COMMENTS

Dear TPB Members,

Once again it must be pointed out that the court ruling was on the process and procedures. |t was
not the judges' intention to give developers carte blanche with regard to their demands for ever
higher buildings.

On her recent Facebook live session our Chief Executive stated that 'Freedom of speech,
assembly and the press is not absolute, otherwise the world would be chaotic"

This is also applicable to property rights.

These are also subject to certain restrictions and boundaries to ensure that they do not infringe on
the rights of others, in this instance to good ventilation and the desirability of allowing as many
residents as possible enjoy a pleasing panorama.

Mary Mulvihill
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Representation Relating to Draft Plan

S

Reference Number:

R IR

Deadline for submission:

FR2C H R

Date and time of submission:

180702-115818-11890
04/07/2018

02/07/2018 11:58:18

Ertant s SeSbi PN
Person Making This Represent ation:%é Mr. LAU CHUN KIT

FRAEER
Details of the Representation :
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Draft plan to which the representation relates:

Ry R B

Nature of and reasons for the representation:
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S/H5/28 S7HF Support [HEMESE SEREM  SEHS T

HEENESREITHRE)
Proposed Amendments to Draft Plan(if any):

file:/\\pld-egis2\Online Comment\180702-115818-11890 Represent S H5 28 html

03/07/2018

v


skytang2
打字機
TPB/R/S/H5/28-1


MASTERPLAN LIMITED

Planning and Development Advisors

EERIEMNFRS T TPBIRISIHSZ8-2

4 July 2018
Our Ref: MP/HysanWCRep/LTP/2018

By Fax and Hand

The Secretary,
Town Planning Board,
. 15 Floor,
North Point Government Offices,
333 Java Road,
North Point.

Dear Sirs,

Lee Theatre Realty Limited
Representation on the Draft Wan Chai Outline Zoning Plan No. S/H5/28
Relating to Lee Theatre Plaza, 99 Percival Street, Causeway Bay

This Representation is submitted on behalf of Lee Theatre Realty Limited in regards to
the amendments relating to Lee Theatre Plaza, 99 Percival Street, Causeway Bay as
shown on the Draft Wan Chai Outline Zoning Plan (“OZP”) No. S/H5/28, for the
consideration of the Town Planning Board.

The applicant has prepared a Representation Statement, and 90 copies of this
Representation Statement are attached and submitted to the Town Planning Board for
their consideration.

This representation is made without prejudice to, and entirely separate from, the rights of
Lee Theatre Realty Limited in relation to judicial review proceedings HCAL 57 of 2011
and related appeals.

Yours faithfully,
/%/n

Kira Brownlee, ~
For and on behalf of
Masterplan Limited

33

Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
Tel: (852) 2418 2880  Fax: (852) 2587 7068  Email: info@masterplan.com.hk
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S.1

S.2

S.3

S.4

EXECUTIVE SUMMARY -

This representation to the Draft Wan Chai Outline Zoning Plan Number S/H5/28
(new Draft OZP) is submitted on behalf of Lee Theatre Realty Limited which is the
owner of Lee Theatre Plaza located at 99 Percival Street, Causeway Bay. The
representation is partially in support of amendment ltem A - in support of
increasing the building height restriction on the site, however, this Representation
proposes an alternative building height restriction option.

This Representation relates to amendment Item A on the Outline Zoning Plan
(HOZP")

a) ltem A - “Revision of the building height restriction for the “"Commercial”
(“C”) zones bounded by Johnston Road to the north and Tonnochy Road
fo the west, and the “C"” zone bounded by Hennessy Road to the south
and Percival Street to the west from 130mPD to 135mPD.”

The key points made in this Representation are:

a. The 135mPD BHR does not seem to be set as a result of any strong
justification and societal benefit. It seems difficult when looking at this
photomontage to describe the proposed 165mPD BHR as excessively tall or
affecting the view to the point where the “societal benefits” outweigh the
burden placed on the landowner, when the building would not be visible
from the mentioned Stublbs Road Lookout Point, as it is too short to be seen
amongst the surrounding taller buildings and trees.

b. There are no green features or amenities able to be accommodated within
the building design such as sky gardens in the 135mPD Scheme.

c. As there is no justifiable or identifiable reason given for the height, the 30m
difference between the proposed BHR and the Draft OZP BHR, the lack of
“societal benefit” places a harsh burden on the owner. In this context there
is no adequate justification for the 135mPD BHR.

The amendments proposed in this representation are:

a) Amend the building height restriction by stipulating a building height
restriction of 165mPD over the whole “C” zone which covers Lee Theatre
Plaza;

(b) or such alternative amendments as the Board sees fit, which meef the
Representers requirements.
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1.1

2.1

4.1

4.2

Intfroduction

This representation to the Draft Wan Chai Outline Zoning Plan Number S/H5/28
(new Draft OZP) is submitted on behalf of Lee Theatre Realty Limited which is the
owner of Lee Theatre Plaza located at 99 Percival Street, Causeway Bay. The
representation is partially in support of amendment ltem A - in support of
increasing the building height restriction on the site, however, this Representation
proposes an alternative building height restriction option.

Amendments to Which this Representation Relates

This Representation relates to amendment Item A on the Outline Zoning Plan
(HOZPH)

a) ltem A - “Revision of the building height restriction for the “Commercial”
(“C") zones bounded by Johnston Road to the north and Tonnochy Road
fo the west, and the “C” zone bounded by Hennessy Road to the south
and Percival Street to the west from 130mPD to 135mPD."

Property to Which the Representation Relates

The Lee Theatre Plaza is a commercial building which was built in 1994. It is one
of several buildings in the area which are owned by the Hysan Group. The Lee
Theatre Plaza lot is unrestricted in terms of development conftrols. The
development controls are therefore those which area applicable under the
Building (Planning) Regulations.

The Site and the Existing Building

The Lee Theatre Plaza site is a triangular site immediately opposite the Leighton
Centre. It has frontage on to Sharp Street, Matheson Street and Percival Street.
Times Square is on the opposite side of Matheson Street. It is currently 26 storeys in
height and a relatively new building. However, the owners are taking a long term
view of the refurbishment, alteration and eventual redevelopment that may take
place.

Lee Theatre Plaza is a Ginza-Style Commercial building with retail shops or
Restaurants on every floor. This is a more common-place type of building use
now, and shows the continuing evolution of the way commercial buildings are
used.



5.1

5.2

The Neighbourhood

The site is located within an area gradually undergoing fransformation from old
residential building to a commercial area with redevelopments for
commercial/office and hotel uses. The area is an important part of the
Causeway Bay retail and shopping area and is an important employment node.
Leighton Centre, Lee Theatre Plaza and Times Square are the largest buildings
within a neighbourhood area defined by Canal Road East, Percival Street,
Hennessey Road, and Leighton Road. In the centre is the MTR entrance and exit
at Times Square which makes the whole area an important one for the future
growth of office and retail functions.

The area has been described in relation to the Causeway Bay Outline Zoning
Plan as part of a ‘triangle node’ — which includes three landmark buildings of
around 200mPD defining the location - Times Square, Lee Garden One, and
Hysan Place. The Lee Theatre Plaza falls within the ‘triangle node’, being located
between Times Square and Lee Garden One. However, there is no indication
that the same conceptual approach has been adopted for the triangle area
when preparing the BHR's under the Wan Chai Outline Zoning Plan BHR's.
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Figure 1: Location Plan An extract from the Draft Wan Chai Outline Zoning Plan

Number S/H5/28, showing the location of Lee Theatre Plaza within the “C”
zone with a building height restriction of 135mPD.
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Photo 2 : looking at the corner of Percival Street and Sharp Street East This shows the
large voluntary setback providing space to the public realm, as is a common
feature of the Hysan portfolio.



6.1

6.2

6.3

6.4

6.5

The Planning Context

Figure 1 indicates the location of Lee Theatre Plaza within the "Commercial” (C)
zone on an extract from the Draft Wan Chai Outline Zoning Plan. It also shows
the building height restriction of 135 mPD. The adjacent C(2) zone applies to
Times Square has a building height restriction of 200mPD, while other buildings in
the immediate vicinity are restricted to 135mPD generally.

The Outline Zoning Plan boundary runs along Leighton Road and along Percival
Street. On the opposite side of Leighton Road the area is covered by the Wong
Nai Chung Outline Zoning Plan, while on the eastern side of Percival Street the
area is covered by the Causeway Bay Outline Zoning Plan. The boundaries of the
three Outline Zoning Plan’s therefore meet at the junction of Percival Street and
Leighton Road and form a rather unnatural series of boundaries in the centre of
a quite clearly defined physical neighbourhood. The natural neighbourhood
would tend to be from Canal Road East along Leighton Road to Yee Wo Street
and then to the west along Hennessy Road.

The boundaries of the Outline Zoning Plan are therefore somewhat artificial and
the zoning and development restrictions should be viewed in this wider context
and in sympathy with the Planning Objectives for the Causeway Bay area in
general.

The previous Draft Wan Chai Outline Zoning Plan No. S/H5/26 was subject to
certain Judicial Reviews, including one relating to the BHR placed on Lee
Theatre Plaza. The reconsideration of the various controls included on the new
Draft OZP largely arose from the judgment of the Court of Final Appeal (CFA) in
Hysan Development Co Ltd v Town Planning Board (CFA Judgment) (Final
Appeal No. 21 of 2015 (Civil)) which made orders directing the Town Planning
Board (TPB) fo reconsider its decisions in relation to the Hysan Group's
representations in accordance with principles of proportionality when
constitutionally protected property rights are affected. The Court of Appeal had
previously ruled that Sustainable Building Design Guidelines (SBDG) must be
taken into account and that finding was not disturbed by the CFA. The directions
from the Courts (see Paragraph 7 for more detail) included the reconsideration
of the previous draft OZP restrictions on Lee Theater Plaza. This new Draft OZP has
proposed a different BHR on the site, partially addressing the issues in response to
the directions of the Courts.

This representation makes reference to the TPB Paper No. 10415 (the TPB Paper)
considered by the Board on 13 April 2018. The Paper was fitled “Proposed
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6.7

6.8

Amendments to the Draft Wan Chai Outline Zoning Plan No. S/H5/27". The TPB
Paper reviewed the development restrictions shown on OZP No. 27 and
proposed amendments which are now shown on OZP No. 28. The generadl
approach taken in the preparation of the proposed amendments appears
technically sound and has addressed most of the issues raised in the relevant
judgments. In particular, the benefits that can be obtained through the
implementation of the SBDG and provision of more design flexibility have been
much better understood.

In the TPB Paper specific attention was given to the Lee Theater site in paragraph
9.5 in particular which states:

"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."

The response of the Planning Department (PlanD) to the previous representation
R97can be seen in Annex H2 of the TPB Paper (Shown in Appendix 1), and the
associated photomontages showing the effect of the approved GBPs is in Plans
9A-9E of the TPB Paper (Shown in Appendix 2). As can be seen from the
Photomontages, it is very difficult to see the 200mPD committed building of
Leighton Centre (Adjacent to the Lee Theatre Plaza), because of how well it fits
into the surrounding context. The proposed 165mPD BHR for Lee Theatre Plaza
would not be visible in any of the Photomontages in Plans A?A-9E of the TPB
Paper.

It is difficult to argue that the 165mPD BHR is "excessively tall and out of context"
when viewing the photomontages, as it fits in below the heights of the
surrounding tall buildings of Times Square, Leighton Centre, One Hysan Avenue
and Lee Gardens One. The Lee Theatre Plaza building is within the “Triangle
Node" and at 165mPD would be significantly shorter than many of the buildings
surrounding it.



7.1

7.2

7.2

7.3

Court of Final Appeal Judgment

An important factor arising from the CFA's judgment is to balance the
proportional impact on individuals’ rights with the societal benefits of the
measures to be included as confrols on the OZP. Having regard to the ‘friangle
node’' and the fact that on two sides Lee Theatre Plaza has 200mPD buildings
either built or Approved, the Representor considers that the imposition of a BHR
of 135mPD amounts to the imposition of an unfair and unreasonable burden on
the owner, which is out of proportion to the societal benefits to be obtained by
such restriction.

There is no justification given in the TPB Paper in relation to this site that indicates
why a 135 mPD is more appropriate than a 165mPD BHR. The proposed 165mPD
BHR would provide a stepped building height from the 200mPD building
surrounding Lee Theatre Plaza, but would also not be visible on any of the
photomontages from the viewpoints. All of the arguments made for the 135mPD
BHR are equally applicable to the proposed 165mPD BHR. The 165mPD BHR has
the advantage of allowing a much better design of building incorporating green
features and design innovation that would not be possible within the 135mPD
BHR. The process outlined by the CFA for the TPB is explained below.

The CFA held that the proportionality analysis should follow a progressive, four
step assessment, as follows:

(1) whether the intrusive measure pursues a legitimate aim;

(2) if (1) above is satisfied, whether it is rationally connected with
advancing that aim;

(3) if (1) and (2) above are satisfied, whether the measure is no more
than necessary for that purpose; and

(4) if (1), (2) and (3) above are satisfied, whether “a reasonable
balance has been struck between the societal benefits of the
measure and the inroads made into the constitutionally protected
rights of the individual, asking in particular whether pursuit of the
societal interest results in an unacceptably harsh burden on the
individual”.

There was no dispute that the first two steps of the proportionality assessment are
satisfied in this case, as the zoning restrictions in question are, in general terms,
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7.7

rationally connected to legitimate planning purposes. However, regarding the
third step, it is considered that the BHR of 135mPD is considerably more than is
required to meet the purpose of restricting out of context tall buildings.

The CFA held that the standard to be applied at this third stage depends on
many factors relating principally fo the significance and degree of interference
with the constitutionally protected property right. In general terms, where the TPB
makes a decision which is not flawed on “traditional judicial review" grounds (it
was flawed in the previous Hysan Judicial Review case that was considered by
the CFA on the proportionality issue), such a decision could only be struck down
at the third stage of the proportionality assessment on constitutional grounds if
the decision is “manifestly without reasonable foundation”. This could be applied
to the BHR of 135mPD.

The Relevance to the current Representation

The significance of the CFA's decision to the current Representation is also at the
fourth and final stage of the proportionality assessment. At this stage, even if the
TPB has made a lawful decision that is not susceptible to challenge on
“traditional judicial review” grounds and satfisfies the third stage of the
proportionality assessment, the TPB will be required to consider whether a
reasonable balance has been struck between:

a) the societal benefits of the measure; and

b) the inroads made into the constitutionally protected rights of the
individual,

and must ask, in particular, whether pursuit of the societal interest results in an
unacceptably harsh burden on the individual.

Due to the requirement in the final sentence to consider the “burden on the
individual”, it should not be sufficient for the TPB to make a generalised
assessment to suggest that the overall societal benefits of the zoning restrictions
throughout the new Draft OZP are generally proportionate to the overall burdens
on all affected land owners throughout the new Draft OZP. It will be necessary for
the TPB to undertake a more “micro” level and specific assessment of whether
the societal benefits of the particular restriction affecting the land owner in
question are proportionate to the burden on that particular land owner.

Translating this into practical terms, the TPB will need to consider and endeavour
to define, with reference to the professional opinions of both the PlanD's officers



8.1

and consultants and those of Hysan's consultants, on the particular “societal
benefits” flowing from the BHR proposed to be placed on Lee Theatre Plaza and
other properties (i.e. the particular benefit of restricting the building height of the
Lee Theatre Plaza site to 135mPD, instead of allowing development up to
165mPD). TPB will then need to strike a “reasonable balance” between the
benefits to society and the burden on the owner of Lee Theater Plaza, in
particular the impact on design flexibility, the ability to incorporate green
features into the design, the ability to develop ‘place making' aspects into the
design, improving the public/private realm interface as well as the utilize the full
permitted development potential of the site upon redevelopment, and the
impact on property value.

Review of the Building Height Restriction on Lee Theater Plaza

The 135mPD BHR does not seem to be set as a result of any strong justification
and societal benefit. As mentioned in paragraph 6.4 above the main justification
against the 165mPD in the TPB Paper is:

“it would result in the proliferation of excessively tall buildings and affect the view
fo harbour from Stubbs Road Lookout Point.”

At 165mPD the building would not be able to be seen from the Stubbs Road
Lookout Point. There is no real justification given for the 135mPD BHR. If we look at
the photomontages prepared by Planning Department which were included in
the TPB Paper as Plans 9A-9E it becomes apparent that Lee Theatre Plaza at
165mPD is not visible in any of the photomontages. Plan 9E, is the specifically
mentioned photomontage in relation to this site of the view to the harbor from
Stubbs Road Lookout Point (Figure 2). It seems difficult when looking at this
photomontage to describe the proposed 165mPD BHR as excessively tall or
affecting the view to the point where the "societal benefits” outweigh the
burden placed on the landowner, when the building would not be visible from
the mentioned viewpoint as it is foo short to be seen amongst the surrounding
taller buildings and trees.
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Figure 2: Photomontage showing the view from the Stubbs Road Lookout Point.




9.1

9.2

Alternative Schemes

The Representor's AP has been requested to prepare two schemes to illustrate
the different opftions for the site. The first scheme (Figure 3) is the 135mPD scheme
showing the impact of the normal application of the SBDG on the development
of the Lee Theatre Plaza site under the 135mPD BHR. The second is an indicative
scheme of some of the features that could be incorporated if the BHR was raised
to 165mPD (Figure 4).

Building Height Restriction and SBDG Complying Scheme -135mPD

This scheme is designed to comply with the proposed 135mPD BHR (see Figure 3).
To comply with the SBDG it is necessary to have a small podium setback at the
ground floor level on Sharp Street East, in addition to a very small setback on part
of the building frontage onto Matheson Street. The length of the tower is limited
due to the smaller size and unusual shape of the site the building length makes it
difficult fo have an efficient floorplate. The Ginza Style Commercial building (see
Figure 7) needs a 5m floor-to-floor height to cope with modern requirements,
which has been generally accepted by Buildings Department, and therefore this
is the assumed floor-to-floor height.

10
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Figure 3 : 135mPD OZP and SBDG Compliant Scheme.
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Figure 4 : The 165 mPD SBD Complaint Scheme
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9.4

9.5

9.6

9.7

The relatively low BHR of 135mPD necessitates the provision of one basement
floor below ground level to accommodate the balance of the GFA. This is
contrary to the assumption made by Planning Department not to have any such
floor for these uses in the basement. With the parking and loading/unloading
requirements, this would effectively mean provision of 4 basement levels, which is
an unecessarily large excavation, environmentally unsustainable, and expensive.

There are no green features or amenities able to be accommodated within the
building design such as sky gardens in the 135mPD Scheme.

Proposed SBGD Compliant Scheme with increased BHR — 165mPD

This scheme allows for the same Ginza-Styled commercial building as existing,
and incorporates a variety of green features. It also deals with issues that impact
the public realm, such as the issue regarding Loading and Unloading on Sharp
Street East. The Plaza at the corner of the Percival Street and Sharp Street East
could be expanded to incorporate a drop-of area as well as a Landscaped
Plaza. This would help both the pedestrian and vehicular fraffic flows in the area.

The 165mPD scheme would allow for green features such as the podium garden
and the sky garden to be incorporated info the building. It would also allow for
more architectural design to be incorporated into the final scheme (this is simply
an indicative image). The Plaza in front of the building already adds some relief
to the area and this could be expanded upon.

The ability to incorporate sky gardens and podium gardens as well as reduce the
bulk of the podium would aid air ventilation in the area. The visual impacts of the
165mPD tower are non-existent from the viewpoints shown in the TPB Paper, and
negligible in terms of the naked eye from street level. The building will still be
visually a high-rise and visually still shorter than the surrounding buildings. From @
visual and also user experience the 165mPD building provides the opportunity to
incorporate more design and green features and enhance the area with
minimal visual impact.

13



Completed Commercial Buildi

Reference in Hong Kon,

Setbacks Plaza with Drop-off Plaza at G/F

One Island East
18 Westlands Rd, Quarry Bay

Landmark East
100 How Ming Street, Kwun Tong

Goldin Financial Global Square
17 Kai Cheung Road, Kowloon Bay

Hysan Place
500 Hennessy Road, Causeway Bay

Lee Garden One
33 Hysan Avenue, Causeway Bay

Figure 5 : Examples of Setbacks where there is a Plaza and Drop-Off area in Hong Kong.

Stepping Profile Podium

Lee Garden Three
10 Hysan Avenue, Causeway Bay

Hysan Place

500 Hennessy Road, Causeway Bay, HK

K11 Atelier

18 Salisbury Road, Tsim Sha Tsui

Midtown (Soundwill Plaza 1)
11-31 Tang Lung Street, Causeway Bay

Figure 6 : Hong Kong examples showing examples of stepped profile podium:s.
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Ginza Type Commercial Buiiding

Hysan Place Cubus V Point
500 Hennessy Road, Causeway Bay 1 Hoi Ping Road, Causeway Bay 2 TanglLung Street, Causeway Bay

Figure 7 : Ginza- Type Commercial Building Examples in Hong Kong.
10. Reasons for the Representation
The lack of “societal benefit"”

10.1 Based on the above, there is no identified “societal benefit” that justifies the
proposed 135mPD BHR. There is no basis which establishes why 135mPD is an
appropriate BHR for this site, and there appears to be no societal benefit to this
artificially low height when compared to the proposed BHR of 165mPD. As there
is no justifiable or identifiable reason given for the height, the 30m difference
between the proposed BHR and the Draft OZP BHR, the lack of “societal benefit”
places a harsh burden on the owner. In this context there is no adequate
justification for the 135mPD BHR.

11. Amendments Proposed to meet the Representation
11.1  The amendments proposed to meet the Representation are:
(a) Amend the building height restriction by stipulating a building height

restriction of 165 mPD over the portion of the C zone which covers Lee
Theatre Plaza;

(b) or such alternative amendments as the Board sees fit, which meet the
Representors requirements as set out above.
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12.

12.1

12.2

12.3

Conclusion

The proposed 135mPD BHR proposed on Lee Theatre Plaza is considered
unnecessarily low, for no quantifiable or justifiable reason.

The CFA required the TPB to balance the impact of any development control
between the societal benefits arising from the proposed restriction and the likely
impact on the affected land owners’ property right. No actual societal benefit
that is to be obtained from the proposed BHR 135mPD BHR on this site has been
identified by the TPB. Also, there is no demonstrable additional societal benefit to
be obtained from either of the 135mPD BHR when compared with the 165mPD
SBDG compliant scheme that has been submitted to the TPB for consideration.
The imposition of the 135mPD BHR has an adverse impact on the rights of the
owner, and an adverse impact on the quality of the building that will be built on
the site. The BHR should be set at a reasonable limit which would encourage
sustainable and innovative building designs.

The TPB is therefore requested to consider this proposal favourably and amend
the OZP accordingly.

Masterplan Limited
July 2018
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APPENDIX 2

Plans 9A-9E from the TPB Paper No. 10415
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MASTERPLAN LIMITED

Planning and Development Advisors

HEMRIEMNARLE TPB/R/S/H5/28-3

4 July 2018
Our Ref: MP/HysanWCRep/LC/2018

By Fax and Hand

The Secretary,
Town Planning Board,
. 15 Floor,
North Point Government Offices,
333 Java Road,
North Point.

Dear Sirs,

Leighton Property Company Limited
Representation on the Draft Wan Chai Outline Zoning Plan No. S/H5/28
Relating to Leighton Centre, 77 Leighton Road, Causeway Bay

This Representation is submitted on behalf of Leighton Property Company Limited in
regards to the amendments relating to Leighton Centre, 77 Leighton Road, Causeway
Bay as shown on the Draft Wan Chai Outline Zoning Plan (*OZP”) No. S/H5/28, for the
consideration of the Town Planning Board. '

The applicant has prepared a Representation Statement, and 90 copies of this
Representation Statement are attached and submitted to the Town Planning Board for
their consideration.

This representation is made without prejudice to, and entirely separate from, the rights of
Leighton Property Company Limited in relation to judicial review proceedings HCAL 57
of 2011 and related appeals.

Yours faithfully,

e

Kira Brownlee,
For and on behalf of
Masterplan Limited
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Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
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EXECUTIVE SUMMARY

S.1 This representation to the Draft Wan Chai Outline Zoning Plan Number S/H5/28
(new Draft OZP) is submitted on behalf of Leighton Property Company Limited which is
the owner of Leighton Centre at 77 Leighton Road, Causeway Bay. The representation
is partially in support of amendment Item A - in support of increasing the building height
restriction on the site, however, this Representation proposes an alternative building
height restriction opfion.

S.2 This Representation relates to amendment ltem A on the Outline Zoning Plan
(HOZPH)

a) ltem A - “Revision of the building height restriction for the “Commercial”
(“C"”) zones bounded by Johnston Road to the north and Tonnochy Road
fo the west, and the “C” zone bounded by Hennessy Road to the south
and Percival Street to the west from 130mPD to 135mPD.”

S.3 The key points made in this Representation are:

a. The 135mPD BHR does not seem to be set as a result of any strong
justification and societal benefit. If we look at the photomontages
prepared by Planning Department which were included in the TPB Paper
as Plans 9A-9E it becomes apparent that the Leighton Centre at 200mPD is
either not visible or so insignificant it is visually very difficult to distinguish
where it is. It seems difficult to describe the approved GBPs as excessively
tall or affecting the view to the point where the “societal benefits”
outweigh the burden placed on the landowner.

b. There are no green features or amenities within the building design such as
sky gardens in the Approved 200mPD Scheme, which is not SBDG
compliant. No major amendments can be made to the Approved GBPs
with a 1356mPD BHR, to incorporate green features.

c. There is no identified “"societal benefit" that justifies the proposed 135mPD
BHR when compared to the BHR of 200mPD. The reduction of 65mPD for no
real identifiable or quantifiable “societal benefit” does place a harsh
burden on the owner. In this important context there is no adequate
jusfification for the 135mPD BHR.

S.4  The amendments proposed fo meet the Representation are:

a) Amend the building height restriction by stipulating a building height
restriction of 200 mPD over the portion of the C zone which covers
Leighton Centre;

(b) or such alternative amendments as the Board sees fit, which meet the
Representors requirements as set out above.
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2.1

3.1

4.1

4.2

Introduction

This representation to the Draft Wan Chai Outline Zoning Plan Number S/H5/28
(new Draft OZP) is submitted on behalf of Leighton Property Company Limited
which is the owner of Leighton Centre at 77 Leighton Road, Causeway Bay. The
representation is partially in support of amendment Item A - in support of
increasing the building height restriction on the site, however, this Representation
proposes an alternative building height restriction option.

Amendments to Which this Representation Relates

This Representation relates to amendment Item A on the Outline Zoning Plan
(“OZPH)

a) ltem A - “Revision of the building height restriction for the “Commercial”
("C") zones bounded by Johnston Road to the north and Tonnochy Road
to the west, and the “C" zone bounded by Hennessy Road to the south
and Percival Street to the west from 130mPD to 135mPD."

Property to Which the Representation Relates

The Leighton Centre is a well-established building and was built in 1977. 1t is one
of several buildings in the area which are owned by the Hysan Group. The lot on
which the Leighton Centre is built is unrestricted in terms of development
controls. The development controls are therefore those which area applicable
under the Building (Planning) Regulations.

The Site and the Existing Building

The existing Leighton Cenfre building is 28 storeys with 18 floors of office use, 4 are
floors of retail use, 5 floors of carpark and 1 mechanical floor. The present
building has a height of 79.059mPD. The building fagcade and streetscape can
be seen in Photo’s 1-3).

Leighton Cenftre is constrained by a low floor-to-floor height for the office floors of
only 2.95 metres. This ceiling height is no longer appropriate for modern office
requirements. It is also no longer a compatible office building given the quality of
the new buildings in the area such as Times Square, Lee Garden One, Lee
Garden Three and Hysan Place. These have larger floor-to-floor heights.
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5.2

The Neighbourhood

The site is located within an area gradually undergoing transformation from old
residentfial building to a commercial area with redevelopments for
commercial/office and hotel uses. The area is an important part of the
Causeway Bay retail and shopping area and is an important employment node.
Leighton Centre, Lee Theatre Plaza and Times Square are the largest buildings
within a neighbourhood area defined by Canal Road East, Percival Street,
Hennessey Road, and Leighton Road. In the centre is the MTR entrance and exit
at Times Square which makes the whole area an important one for the future
growth of office and retail functions.

The area has been described in relafion to the Causeway Bay Outline Zoning
Plan as part of a ‘triangle node’' — which includes three landmark buildings of
around 200mPD defining the location — Times Square, Lee Garden One, and
Hysan Place. The Leighton Centre already forms part of this ‘triangle node’,
being located between Times Square and Lee Garden One. However, there is
no indication that the same conceptual approach has been adopted for the
triangle area when preparing the BHR's under the Wan Chai Outline Zoning Plan
BHR’s.
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Figure 1: Location Plan An extract from the Draft Wan Chai Outline Zoning Plan

Number S/H5/28, showing the location of Leighton Centre within the “C”
zone with a building height restriction of 135mPD.
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Photo 1 : Shows the building frontage onto Leighton Road, with the lower podium at the
front and the tower set back.
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Photo 2 : View looking to the North West down Sharp Street East showing Leighton
Centre on the left, Lee Theater Plaza on the right, and Times Square at the end

of the road.
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Photo 3 : View looking North East down Matheson Street.
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6.1

6.2

6.3

6.4

6.5

The Planning Context

Figure 1 indicates the location of Leighton Centre within the “Commercial” (C)
zone on an extract from the Draft Wan Chai Outline Zoning Plan. It also shows
the building height restriction of 135 mPD. The adjacent C(2) zone applies to
Times Square has a building height restriction of 200mPD, while other buildings in
the immediate vicinity are restricted to 135mPD generally.

The Outline Zoning Plan boundary runs along Leighton Road and along Percival
Street. On the opposite side of Leighton Road the area is covered by the Wong
Nai Chung Outline Zoning Plan, while on the eastern side of Percival Streetf the
area is covered by the Causeway Bay Outline Zoning Plan. The boundaries of the
three Outline Zoning Plan’s therefore meet at the junction of Percival Street and
Leighton Road and form a rather unnatural series of boundaries in the centre of
a quite clearly defined physical neighbourhood. The natural neighbourhood
would tend to be from Canal Road East along Leighton Road to Yee Wo Street
and then to the west along Hennessy Road.

The boundaries of the Outline Zoning Plan are therefore somewhat artificial and
the zoning and development restrictions should be viewed in this wider context
and in sympathy with the Planning Objectives for the Causeway Bay area in
general.

The previous Draft Wan Chai Outline Zoning Plan No. S/H5/26 was subject to
certain Judicial Reviews, including one relating to the BHR placed on Leighton
Centre. The reconsideration of the various controls included on the new Draft
OLZP largely arose from the judgment of the Court of Final Appeal (CFA) in Hysan
Development Co Ltd v Town Planning Board (CFA Judgment) (Final Appeal No.
21 of 2015 (Civil)) which made orders directing the Town Planning Board (TPB) o
reconsider its decisions in relation to the Hysan Group’s representations in
accordance with principles of proportionality when constitutionally protected
property rights are affected. The Court of Appeal had previously ruled that
Sustainable Building Design Guidelines (SBDG) must be taken into account and
that finding was not disturbed by the CFA. The directions from the Courts (see
Paragraph 7 for more detail) included the reconsideration of the previous draft
OLZP restrictions on Leighton Centre. This new Draft OZP has proposed a different
BHR on the site, partially addressing the issues in response to the directions of the
Courts.

This representation makes reference to the TPB Paper No. 10415 (the TPB Paper)
considered by the Board on 13 April 2018. The Paper was titled "Proposed
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6.6

6.7

6.8

Amendments to the Draft Wan Chai Outline Zoning Plan No. S/H5/27". The TPB
Paper reviewed the development restrictions shown on OZP No.27 and proposed
amendments which are now shown on OZP No.28. The general approach taken
in the preparation of the proposed amendments appears technically sound and
has addressed most of the issues raised in the relevant judgments. In particular,
the benefits that can be obtained through the implementation of the SBDG and
provision of more design flexibility have been much better understood.

In the TPB Paper specific attention was given to the Leighton Centre site in
paragraph 9.5 in particular which states:

"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."

The response of the Planning Department (PlanD) fo the previous representation
R97 in Annex H2 of the TPB Paper (Shown in Appendix 1), and the associated
photomontages showing the effect of the approved GBPs is in Plans 9A-9E of the
TPB Paper (Shown in Appendix 2). It is difficult to argue that the approved GBP
building is "excessively tall and out of context" when viewing the photomontages
as it fits in with the surrounding tall buildings of Times Square, One Hysan Avenue
and Lee Gardens One. The approved GBPs are 200mPD.

Approved General Building Plans

There are Approved General Building Plans for a 200mPD building on the site as
referenced by the TPB Paper. The GBPs were approved before the SBDG came
intfo effect. As a result the GBPs do not conform to the SBDG. The difference in
height between the Approved GBPs and the proposed BHR is 65 metres. There
does not seem to be any justification other than the prevention of the
proliferation of excessively tall buildings and that the building adversely affects
the view to the harbour from the Stubbs Road Lookout Point. In paragraphs 9
and 10 below this is discussed in more detail.



7.1

7.2

73

7.4

Court of Final Appeal Judgment

An important factor arising from the CFA's judgment is to balance the
proportional impact on individuals' rights with the societal benefits of the
measures to be included as controls on the OZP. Having regard to the
Approved GBPs on the Leighton Centre site, the Representor considers that the
imposition of a BHR of less than 200mPD amounts to the imposition of an unfair
and unreasonable burden on if, as the owner, which is out of proportion to the
societal benefits to be obtained by such restriction. The relevance of the 200mPD
BHR imposed on the adjacent Times Square buildings, and also on the nearby
Lee Garden One site, is also a factor to be taken into consideration in terms of
establishing the Approved GBPs 200mPD height as a reasonable level of height
control on the Leighton Cenftre site. The process outlined by the CFA for the TPB is
explained below.

The CFA held that the proportionality analysis should follow a progressive, four
step assessment, as follows:

(1) whether the intrusive measure pursues a legitimate aim;

(2) if (1) above is satisfied, whether it is rationally connected with
advancing that aim;

(3) if (1) and (2) above are safisfied, whether the measure is no more
than necessary for that purpose; and

(4) if (1), (2) and (3) above are safisfied, whether “a reasonable
balance has been struck between the societal benefits of the
measure and the inroads made into the constitutionally protected
rights of the individual, asking in particular whether pursuit of the
societal interest results in an unacceptably harsh burden on the
individual”.

There was no dispute that the first two steps of the proportionality assessment are
satisfied in this case, as the zoning restrictions in question are, in general tferms,
rationally connected to legitimate planning purposes. However, regarding the
third step, it is considered that the BHR of 135mPD is considerably more than is
required to meet the purpose of restricting out of context tall buildings.

The CFA held that the standard to be applied at this third stage depends on
many factors relating principally to the significance and degree of interference
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with the constitutionally protected property right. In general terms, where the TPB
makes a decision which is not flawed on *“traditional judicial review" grounds (it
was flawed in the previous Hysan Judicial Review case that was considered by
the CFA on the proportionality issue), such a decision could only be struck down
at the third stage of the proportionality assessment on constitutional grounds if
the decision is “manifestly without reasonable foundation™. This could be applied
to the BHR of 135mPD.

The Relevance to the current Representation

The significance of the CFA’s decision to the current Representation is also at the
fourth and final stage of the proportionality assessment. At this stage, even if the
TPB has made a lawful decision that is not susceptible to challenge on
“traditional judicial review” grounds and safisfies the third stage of the
proportionality assessment, the TPB will be required to consider whether a
reasonable balance has been struck between:

a) the societal benefits of the measure; and

b) the inroads made into the constitutionally protected rights of the
individual,

and must ask, in particular, whether pursuit of the societal interest results in an
unacceptably harsh burden on the individual.

Due to the requirement in the final sentence to consider the “burden on the
individual”, it should not be sufficient for the TPB to make a generadlised
assessment to suggest that the overall societal benefits of the zoning restrictions
throughout the new Draft OZP are generally proportionate to the overall burdens
on all affected land owners throughout the new Draft OZP. It will be necessary for
the TPB to undertake a more “micro” level and specific assessment of whether
the societal benefits of the particular restriction affecting the land owner in
question are proportionate to the burden on that particular land owner.

Translating this into practical terms, the TPB will need to consider and endeavour
to define, with reference to the professional opinions of both the PlanD's officers
and consultants and those of Hysan's consultants, on the particular “societal
benefits" flowing from the BHR proposed to be placed on Leighton Centfre and
other properties (i.e. the particular benefit of restricting the building height of the
Leighton Centre site to 135mpD, instead of allowing development up to 200mPD
which, the Representor has consistently been suggesting since 2010, and which
would reflect the Approved GBPs). TPB will then need to strike a “reasonable
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balance” between the benefits to society and the burden on the owner of
Leighton Cenftre, in particular the impact on design flexibility and the ability to
utilize the full permitted development potential of the site upon redevelopment,
and the impact on property value. The main effect of the BHR would be to
prevent the implementation of the SBDG in the Leighton Centre redevelopment.

Review of the Building Height Restriction on Leighton Centre

The BHR does not seem fo be set as a result of any strong justification and
societal benefit. As mentioned in paragraph 6.4 above the main justification
against the 200mPD in the TPB Paper is:

“it would result in the proliferation of excessively tall buildings and affect the view
fo harbour from Stubbs Road Lookout Point.”

However, there is no real justification given for the 135mPD BHR. If we look at the
photomontages prepared by Planning Department which were included in the
TPB Paper as Plans 9A-9E it becomes apparent that the Leighton Centre at
200mPD is either not visible or so insignificant it is visually very difficult to distinguish
where it is. Plan 9E, is the specifically mentioned photomontage in relation to this
site of the view to the harbor from Stubbs Road Lookout Point (Figures 2 and 3). It
seems difficult when looking at this photomontage to describe the approved
GBPs as excessively tall or affecting the view to the point where the "societal
benefits” outweigh the burden placed on the landowner. In fact, the building
appears to be visudlly in context with those surround it and rather visually
insignificant from this viewpoint.

10
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Figure 2: Photomontage showing the view from the Stubbs Road Lookout Point.
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Figure 3: Photomontage showing the view from the Stubbs Road Lookout Point.
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9.1

2.2

9.3

9.4

2.5

The BHR Ensures the SBDG Will NOT be Implemented

Due to the age of the Leighton Cenfre, the low floor-to-floor height, and the
shape of the building make it inefficient and sub-standard in the context of
modern Grade A Office Buildings, therefore the building will be redeveloped. The
redevelopment intention has been demonstrated by the approval of GBPs prior
to the SBDG and the implementation of BHRs on the Wan Chai OZP.

In this context the Approved GBPs are not academic, the building will be
redeveloped and the decision before the developer is to build the Approved
GBPs at 200mPD with a building that does not comply with the SBDG or to build a
135mPD building which may be SBDG compliant but is inferior from both the
public perspective and the commercial perspective. It is very difficult to make a
business case for the 135mPD building.

The Applicants ideal scenario is fo have a 200mPD BHR on the site so that they
can update the approved GBPs to incorporate better design features and
comply with the SBDG and build a state of the art building which really benefits
the area as well as the applicant. Something like the Hysan Place building. By
incorporating a BHR of 135mPD the TPB is guaranteeing that a high quality
building with public benefits is not going to be built. The usual design process
where the GBP's are refined and improved as the detailed design progresses
was not able to take place in this case due to the imposition of the last 130mPD
BHR, which is why the approved GBPs are unrefined, have no significant green
features or design benefits. No significant beneficial changes can be made to
the Approved GBPs.

In Tsim Sha Tsui the Harbour City site had it's Approved GBPs reflected in the BHR.
A similar approach was taken with the New World Centre BHR. There are two
Harbourfront sites with far more visual impact that this representation site. The
different approaches to the approved GBP's without any explanation or
justification is difficult to understand.

Problems with the 135mPD BHR
There are a number of problems with the 135mPD scheme which make it a non-
viable scheme when compared to the 200mPD GBP Scheme and especially

when compared to the 200mPD SBDG Scheme. These are outline in Table 1
below, and the schemes are shown in Figures 4, 5 and 6.

13



Table 1 : Comparison of the 3 Schemes

135mPD
SBDG
Compliant
Scheme

200mPD
GBP
Approval

200mPD
SBDG
Compliant
Scheme

Remarks

Retail in
Basement
Levels

2 storeys

2 storeys

None

It is not considered good practice to have retail in
Basements from both the environmental and commercial
point of view. This is a positive of the 200mPD SBDG
compliant scheme. -

Floor-to-
Floor
Height of
typical
floor

4.5mPD

4.5mPD

5mPD

The BD accepted standard of 5SmPD would be achieved in
the 200mPD SBDG scheme building a modern standard
Grade A office building.

Floor-Plate
Layout

Inefficient

Acceptable

Efficient

The Floor-plate of the 135mPD scheme has to have mulfiple
sharp angles which are very inefficient. The GFA cannot be
moved anywhere but into the basement levels to remove
these sharp angles due to the SBDG building length
requirement and the lack of ability to increase the building
height. So the building on this strangely shaped lot will have
an overly pronounced inefficient shape. The Approved GBP
scheme is the best in terms of shape however the slightly
smaller floorplate as a result is not idea. The SBGD scheme
has the unusual building shape minimized while also
providing the larger floor-plate.

Podium
level site
coverage

G/F: 83.5%

G/F. 87.9%

G/F:70.4%

The 135mPD scheme leaves no room to move GFA to other
locations and therefore no possibility to provide any larger
Podium setbacks to create Plazas. The GBP Approved
Scheme had not gone through detailed design and does
not provide adequate drop-off area, and has the highest
G/F site coverage. The 200mPD SBDG Scheme would allow
flexibility to create Plazas, a drop off area and help address
some of the pedestrian/vehicular issues in the immediate
vicinity and create a breathing space in the public realm.
This is reflected in the relatively low G/F site coverage.

Sea Views

No sea
views

Sea Views
from top
floors

Sea Views
from top
floors

A purely commercial reason, but this is a reason why the
135mPD scheme cannoft be justified on a business case.

Green
Features

None

None

Can be
incorporated

As shown in the last two new buildings redeveloped in the
Hysan portfolio, incorporating green areas, voluntary
setbacks, alfresco dining and even air ventilation are items
that are highly valued and priorities in the detailed design
schemes. Hysan Place was developed before the SBDG but
incorporates holes in the building strategically designed
using CFD modelling fo ensure good airflow through the
area as one example of the level of detail and quality
Hysan builds as par for course through their developments.
Both Lee Garden Three and Hysan Place have voluntary
setbacks to create space at the ground floor level. These
green features are only possible in the 200mPD SBDG
Scheme.

SBDG
Compliant

Yes

No

Yes

An SBDG Scheme will only be realized if the TPB reflects the
Approved GBPs in the BHR.

14
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9.6

9.7

9.8

10.

10.1

10.2

The usual TPB argument for lower BHR is not applicable in this case, creating a
situation where everyone loses

The TPB usually argues against relaxing the BHR as there is no guarantee that a
better design will result and the SBDG will be complied with. This is usually
understandable.

However, in this case, by not relaxing the BHR (fo reflect the height of a building
which is approved and is likely to be built regardless of the BHR on the site), the
TPB is actually ensuring that the SBDG will not be complied with and the building
design will be sub-optimal for the public, the environment and also the owner.

The extreme difference between the BHR and the 200mPD Approved GBP
building ensures the building will be built, but the unreasonable BHR will also
extend the building life of the building

The result of BHRs which are significantly lower than the building which exists (or
will exist) on the site is that once the building is there it will be retrofitted and used
for longer periods of time. By making an arfificially exceptionally low BHR relative
to the approved building the TPB is not encouraging a lower building in the
future, but simply encouraging a building will last for a very long time. This makes
the BHR a purely academic exercise in all senses, the only effect of this BHR is
that a significantly inferior building will be constructed than what Should be built.

Alternative Schemes

The Representor’s AP has been requested to prepare three schemes to illustrate
the different options for the site. The first scheme (Figure 4) is the 135mPD scheme
showing the impact of the normal application of the SBDG on the development
of the Leighton Centre site under the 135mPD BHR. The Second Scheme is the
Approved GBP scheme (Figure 5) and the third is an indicative scheme of some
of the features that could be incorporated if the BHR was raised to 200mPD
(Figure 6).

Building Height Restriction and SBDG Complying Scheme -135mPD
This scheme is designed to comply with the proposed 135mPD BHR (see Figure 4).
To comply with the SBDG it is necessary to have small podium setback at the

ground floor level on both Matheson Street and Sharp Street East. The length of
the tower is also limited under SBDG. Due to the unusual shape of the site the
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Figure 4 : 135mPD OZP and SBDG Compliant Scheme.
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Figure 5 : The 200mPD GBP Approved Scheme
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18

A~



e e e T T e T e e T

—~

~

£~

- - cCcC CcCcCc "™~ ™~><"T / "~ ~" "

10.3

10.4

10.5

building length makes it difficult to have an efficient floorplate when also
complying with the SBDG. The 4.5m floor-to-floor height is assumed as it is the
minimum acceptable floor-to-floor height for a Grade A Office Building.
Buildings Department now routinely approves a 5m floor-to-floor height for
commercial buildings and so a 4.5m assumption is reasonable.

The relatively low BHR of 135mPD necessitates the provision of two basement
floors below ground level to accommodate the balance of the GFA. This is
contrary to the assumption made by PlanD not to have any such floor for these
uses in the basement. With the parking and loading/unloading requirements, this
would effectively mean provision of 5 basement levels, which is a very large and
prohibitively expensive excavation. As a business case, this scheme is inferior to
the Approved GBP Scheme and not a redlistic viable commercial option for the
Representor.

Approved GBP Scheme — 200mPD

The approved GBP Scheme is 200mPD (see Figure 5), and has a more efficient
tower footprint. The 3 floors of podium are large floorplates, with some voluntary
setbacks located in a few places. There are no green features and are 2 storeys
of retail in the basement levels. The floor-to-floor height is 4.5 for the tower. The
scheme was never intended to be built without substantial modifications as the
detailed design process progressed, but it is a scheme that can be built and
operated as a very standard commercial development. It would not be a
typical Hysan development as it has no green features, no place-making
contribution and it also has no green features. It has very little public benefit. It is
however a scheme that from a business case perspective is possible to justify,
while not congruent with the best-practice redevelopment ethos of Hysan Place.

Proposed SBGD Compliant Scheme with increased BHR — 200mPD

This scheme is the win-win option for the Representor, the TPB and the general
public. The 200mPD scheme (see Figure 6 is simply indicative, however, as detail
design proceeded a scheme which is SBDG compliant, added to the
functionality of the public realm in the area and contributes to place making in
Causeway Bay would be developed. The 200mPD BHR would permit a building
to be built which has better placed voluntary setbacks, such as Lee Garden One
(see other examples in Figure 7) reducing the pressure on Matheson Street and
Sharp Street East for both pedestrians and vehicles. There would be a redesigned
run-in and run-out which would help with fraffic issues and an on-site drop-off
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10.6

10.7

10.8

area (see examples in Figure 8) which should help reduce congestion on
Matheson Street.

The ability fo incorporate sky gardens and podium gardens as well as reduce the
bulk of the podium would aid air ventilation in the area. The visual impacts of the
200mPD tower are negligible, and the increased visual impact from the
approved 200mPD tower to this schemes tower would be non-existent to the
naked eye.

The scheme would allow the tower floor-to-floor height to be the modern
standard of 5m, and the permitted GFA would be able to be accommodated
above ground, removing the excessive basement excavation for the additional
2 retail floors.

The Representor is not saying this is the scheme that would be built if the BHR is
200mPD, but they are saying that a high-quality building with substantially more
green-features, public benefits and design merits would be able to be created
during the detailed design process. The new building would comply with SBDG
and it is possible to create a business case to support this option over the
Approved GBP Scheme.

Completed Commercial Building Reference in Hong Kon,

ks Pl at G/F
One Island East Landmark East Goldin Financial Global Square Hysan Place Lee Garden One
18 Westlands Rd, Quarry Bay 100 How Ming Street, Kwun Tong 17 Kai Cheung Road, Kowloon Bay | 500 Hennessy Road, Causeway Bay | 33 Hysan Avenue, Causeway Bay

Figure 7 : Examples of Setbacks where there is a Plaza and Drop-Off area in Hong Kong.
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Stepping Profile Podium

Lee Garden Three Hysan Place : K11 Atelier Midtown (Soundwill Plaza 1)
10 Hysan Avenue, Causeway Bay 500 Hennessy Road, Causeway Bay, HK 18 Salisbury Road, Tsim Sha Tsui 11-31 Tang Lung Street, Causeway Bay

Figure 8 : Hong Kong examples showing examples of stepped profile podiums.

11.

11.2

11.3

Reasons for the Representation
Searching for a Better Outcome

The Representor is of the view that the BHR on the Leighton Centre site has been
set too low, and not enough consideration has been made for the reality of the
Approved GBPs. The Representors desire is to llustrate through this
Representation that the reality is a decision for the TPB between the Approved
GPB's or with a SBDG compliant scheme which is 200mPD.

The Court has ordered the TPB to consider the SBDG when amending the OZP. It
could be argued that by not reflecting the Approved GBPs on the OZP the TPB
has not taken the implementation of the SBDG into proper consideration for the
site.

The lack of “societal benefit”

Based on the above, there is no idenfified “societal benefit” that justifies the
proposed 135mPD BHR when compared to the BHR of 200mPD. The reduction of
65mPD for no real identifiable or quantifiable “societal benefit” does place a
harsh burden on the owner. In this important context there is no adequate
justification for the 135mPD BHR.
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12.

12.1

13.

13.1

13.2

13.3

13.4

Amendments Proposed to meet the Representation
The amendments proposed to meet the Representation are:

a) Amend the building height restriction by stipulating a building height
restriction of 200 mPD over the portion of the C zone which covers
Leighton Centre;

(b) or such alternative amendments as the Board sees fit, which meet the
Representors requirements as set out above.

Conclusion

The proposed 135mPD BHR proposed on Leighton Centfre is considered
unnecessarily low, is based on inadequate information, will not encourage
compliance with the SBDG and would make it very difficult to justify developing
any scheme other than the Approved GBPs. If the Approved GBPs are built it will
result in a very unremarkable building which does very little in ferms of creating a
better built environment in Hong Kong. An opportunity would be lost for both
Hysan and the general public to have a redevelopment on the site that is
sustainable and creates opportunities to improve the private and public realm.

The CFA required the TPB to balance the impact of any development control
between the societal benefits arising from the proposed restriction and the likely
impact on the affected land owner(s)' property right. No actual societal benefit
that is to be obtained from the proposed BHR 135mPD BHR on this site has been
identified by PlanD to date. Also, there is no demonstrable additional societal
benefit to be obtained from either of the 135mPD BHR when compared with the
Approved 200mPD GBP scheme, or the 200mPD SBDG compliant scheme that
has been submifted to the TPB for consideration. The imposition of the 135mPD
BHR has an adverse impact on the rights of the owner, and an adverse impact
on the quality of the 200mPD building that will be built on the site.

A 200mPD building will be built on this site, the decision for the TPB is whether to
allow the flexibility for a high-quality SBDG compliant 200mPD building to be built,
or to have a theoretical 135mPD BHR on the OZP and in reality have a non-SBDG
compliant 200mPD scheme built.

The TPB is therefore requested to consider this proposal favourably and amend
the OZP accordingly.
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APPENDIX 2

Plans 9A-9E from the TPB Paper No. 10415
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HirE: May Lam < .

HFEE: 04H07H20185F 2= 10:56

Wt tpbpd

Bl Ian Brownlee;

E3=H Representation in relation to the Amendments to the Draft Wan Chai OZP: Cherish Shine Ltd.

fif e Representation Cherish Shine Ltd..pdf

Dear Sir/Madam,

On behalf of Cherish Shine Ltd, we would like to submit the Representation in relation to the Amendments
to the Draft Wan Chai OZP.

The original of the same would be delivered by hand to the Town Planning Board by today.

Regards,
May


skytang2
打字機
TPB/R/S/H5/28-4


MASTERPLAN LIMITED

Planning and Development Advisors

FEEEEBBERFR T

The Secretary 4 July 2018
Town Planning Board

15 Floor, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sirs

Representations in Relation to the
Amendments to the Draft Wan Chai Outline Zoning Plan
(Amendments shown on Plan No. S/H5/28)

Cherish Shine Limited

We refer to the Draft Wan Chai Outline Zoning Plan, Plan No. 8/H5/28 (OZP No. 28)
gazetted by the Town Planning Board (TPB, the Board) on 4 May 2018. The
amendments shown on the OZP are related to revision and deletion of the planning
controls, such as Building Height Restrictions, Non-Building Areas and Building
Gaps introduced to the Wan Chai planning area under OZP No.26 gazetted by the
Board on 24 September 2010.

We are authorized by Cherish Shine Limited to submit a representation under
section 6 of the Town Planning Ordinance in relation to the Building Height
Restrictions imposed on the western part of Wan Chai. A letter of authorization is
attached. :

The reasons for the representation, along with the proposed amendments to the plan
to meet the representation, are included in the paper attached to this letter. We
retain the right to provide additional information in support of this Representation and
to raise additional points, if necessary.

Yours faithfully,

T -z - -

=]
T

Brownlee,
Masterplan Limited

Room 35168, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
Tel: (852) 2418 2880  Fax: (852) 2587 7068  Email: info@masterplan.com.hk




1.1

1.2

1.3

1.4

2.1

3.1

Representation in Relation to Amendments shown on
the Draft Wan Chai Outline Zoning Plan Number S/H5/28

Representor: Cherish Shine Limited

Infroduction

This representation is submitted in relation to the amendments proposed
to the draft Wan Chai Qutline Zoning Plan No. $/H5/27 under Section 6 of
the Town Planning Ordinance. The new draft Wan Chai Outline Zoning
Plan, numbered S$/H5/28, was gazetted by the Town Planning Board on 4
May 2018 (the OZP).

The amendments shown on the OIP related to revision and deletion of
some planning controls, such as Building Height Resirictions (BHRs), Non-
Building Areas (NBAs) and Building Gaps (BGs) introduced to the Wan
Chai H5 planning area under OZP No.26 gazetted by the Board on 24
September 2010.

This Representation is made in opposition to some amendment items that
relate to the relaxation of building height restriction in the western part of
the H5 Planning Area proposed under the OZP. While the relaxation of
BHR is supported in principle, the proposed amendments do not provide
reasonable new BHRs in some areas and should be further relaxed. Also
the stepped building height concept has not been applied and an
illogical lower band relates to the area between Johnston Road and
Queen's Road East. This area should also be subject fo amendment to
provide a logical building height profile in urban design terms.

Reference is made to the TPB Paper No. 10415 (The Paper) considered by
the Board on the 13 April 2018. The Paper was entitled “Proposed
Amendments to the Wan Chai Outline Zoning Plan No. $/H5/27," which
explained in detail the approach taken and the proposed changes to the
BHRs.

The Representor

The Representor, Cherish Shine Limited, the owner of land in Wan Chai,
has reviewed the proposed amendments fo the OIP and noted some
relaxations of the BHR are inconsistent with a reasonable building height
profile.

Subject of Representation
The proposed relaxation of BHRs is supported in principal, as it could allow

greater flexibility in building design and possible consequential reduction
in site coverage for better environment af pedestrian levels.

Wan Chai Representation 2018
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4.1

4.2

4.3

This representation specifically relates to Amendment ltems A, C and EI
proposed to the western part of the Wan Chai OZP:

Amendment item A is 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 and this is supported;

Amendment ltem C is the increase in BHR from 120mPD o 135mPD of the
sub-area (b) of the “C(6)' zone at Wing Fung Street which is supported;
and .

Amendment ltem E1 is a revision of the BHR for the “R(A)" zone to the
south of Queen's Road East from 100mPD fo 110mPD which is objected to
as it should be 135mPD and should extend to the area to the north of
Queens Road East, also at 135mPD.

TPB Paper 10415 : Recent Review of Development Restrictions for
Planning Area H5

Purpose of Paper

The purpose of the TPB Paper was stated and recorded in the minutes of
meeting held on 13 April 2018. It was to follow up on the Court of First
Instance’s ruling, and to undertake a review of the development
restrictions that were infroduced earlier under OZP No. $/H5/26.

The recommendations of the review were presented as proposed
amendments to Wan Chai OZP No. $/H5/27 included in the TPB Paper
which was considered by the Board on 13 April 2018.

Stepped Height Concept not Achievable : Need for a new Concept

The TPB Paper described, in its para. 5.1, the Building Height concept on
O1IP No. 27 that “the main purpose of BHRs is fo provide beffer planning
control on the BH of development/redevelopments and to avoid
excessive tall and out-of-context developments which will severely affect
the visual qudlity of the area." The Paper dlso, in para 5.3, stated that -

"“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 rising toward the landward
side would not be achievable.”

Wan Chai Representation 2018




4.4

4.5

4.6

4.7

5.1

5.2

It would seem that no dlternative relevant building height profile concept
has been applied to Wan Chai. There are taller BHR of 135mPD
applicable to the northem and southern portions while the central portion
is unreasonably and unnecessarily restricted to 110mPD. There is no
suitable planning justification for the reduction in BHR in the central
portion. At least a consistent BHR of 135mPD should apply across the
whole of this flat area before it starts fo rise with the landforms to the
further south up to 140mPD and 150mPD now incorporated on the OZP.

Practice Notes and Implications

Included in Annex C2 and Annex D of The Paper were Practice Note
“APP-152 SBDG" and “Implications of SBDG on Building Profile”
respectively. The review of the BHRs of various groups of sites/zones to
take account of SBDG requirements were included in Para é of the Paper.

‘Floor-to-floor Height and Assessment for BHR

Annexes E1 to E5 were tables of assessments of building heights of various
sites/zones in Wan Chai taking account of SBDG. In these assessments,
floor-to-floor height (FTFH) assumptions were made for different paris of a
building and for different types of buildings. A general FTFH of 5m has
been adopted for the podium floors of "C" and “R(A)" sites; while only 4m
FTFH for typical office floors of “C" sites and 3m FTFH for typical residential
floors of “R(A)" sites.

These Annexes had taken into account both the Building (Planning)
Regulation [B{P)R] and the SBDG. The maximum site coverage (SC)
allowed under the B(P)R was assumed. The FTFHs adopted for these
assessments were based on minimum standard fo meet the floor slab and
floor-to-celling height requirements. These Annexes were used fo
substantiate the proposed relaxation of BHRs. However, they are based
on maximum SC and low FTFHs that are. insufficient for higher quality
development. In looking ahead the TPB should be establishing reasonable
BHR which encourage the construction of good quality residential
development.

Nature of and Reasons for Representation

This Representation focuses on the amendments in the western part of the
Wan Chai OZP [see Figure 1.)

Support Amendment lfem A

The proposed relaxation of BHR for the "C" zone to the north of Johnston
Road (between Arsenal Street and Tonnochy Road) from 130mPD fo
135mPD is partly supported as it could allow greater flexibility for good and
innovative design of future commercial developments. However, it is
noted that some of the existing and committed developments in this zone

Wan Chai Representation 2018
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5.3

5.4

5.5

5.6

are over 135mPD and the general profile that will be achieved will consist
of an interesting mix of higher and lower buildings within this new limit. For
example, the development at 1 Hennessy Road, currently under
construction, will be 152mPD in height based on a GBP approved before
the stipulation of BHRs to the Wan Chai OZP in 2010 {under $/H5/26.)

Support Amendment ltem C

The increase in BHR from 120mPD to 135mPD of the sub-area (b) of the
“C(6)" zone at Wing Fung Street is supported as it is a reasonable BHR
given the location and the 180mPD restriction on the adjacent Three
Pacific Place. 1t is dlso generdlly indicatfive that a BHR of 135mPD is
applicable for this area to the south of Queens Road East.

Object to Amendment ltem E1

The relaxation of BHR for the "R(A)" to the south of Queen’s Road East
from 110mPD is supported in principle, yet there is no apparent planning
reason why this should not be 135mPD so that it is consistent with the BHR
in Amendment ltem C. Also it is consistent with the general rise of the
building heights along the south of Queen's Road East. In addition it is
proposed that for a consistent building height profile control, the
residential area fo the north of Queen's Road East should also be subject
to o BHR of 135mPD.

Stepped Height Concept Modified

With the large "C" zone fo the north of Johnston Road BHR being
increased to 135mPD and the "R[A)" zone to the south of Queen's Road
East proposed to be increased to 135mPD, the "R(A)" zone between
these two zones [areas between Queen's Road East and Johnston Road)
would act as part of the same band in the BH profile. The ascending
building height would then continue as a stepped height profile from
135mPD ascending building heights to the 140mPD, 150mPD and 210mPD
on the OIP to the north of Kennedy Road. This would allow for some
flexibility in design and variation in BH as not all of the sites would be built
up to the maximum permitted. It would avoid a monotonous /
uninteresting height profile for buildings on both sides of Queen's Road
East if 110mPD was to apply.

Floor-to-Floor Height Assumptions not in keeping with the latest practice

Para. 6.4 of the TPB Paper states that no relaxation of the current BHR
{(110mPD) for this “R(A)" zone is required as it is sufficient for the estimated
BH requirement of 90m to 96m (estimations from Annex D3) on existing site
levels ranging from 4mPD to 7mPD. However, the estimated BH
requirement is doubtful as it was based on an assumption of a low FTFH of
3 metres. The common FIFH of private residential buildings nowadays,
acceptable to Buildings Department, could be up to 3.5m.

Wan Chai Representation 2018
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5.8

6.1

6.2

6.3

The remarks of Annexes E2 to E4 stated that “design approach and/or less
desirable building design such as lower FTFH would need fo be applied for
future redevelopment.” It is clear that some of the BHRs proposed on the
Plan are too restrictive to take account of the SBDG and development
potential for some sites. There is no apparent reason why BHRs could not
be increased so that reasonable modern building design and quality
development can be readily achieved. There should also be no reliance
on the need to achieve a reasonable building development through a

‘section 16 application under the minor relaxation clause. A reasonable

BHR should be established on a factual basis, assuming that the SBDG and
other 'green features' such as sky gardens, are being encouraged so as
to facilitate a better quality of urban development.

The proposed relaxed BHRs will still impose reasonable confrols on building
height to ensure that out of context and unreasonably high buildings will
not be built in future. It can be seen from the photomontages included in
the TPB Paper that a BHR of 135mPD as proposed would have no
significant adverse impact on the 5 Government identified viewing points

and that buildings of this height would become the norm for the Wan

Chai area.
Proposals to meet the Representation
Balanced Considerations

The general height profile for Wan Chai should take account of and
balance a number of considerations. These include adequate BHRs to
accommodate the GFA with the usual concessions allowed under the
Buildings Ordinance and land use zonings, provide an interesting skyline
through recognizing the BH of the taller existing and committed landmark
developments, and preserving the views from major recoghized
viewpoints etc.” It must also carefully balance any restrictions with the
impact they may have on private property rights.

Achieving a modified Stepped Height Profile

There is no apparent reason why a stepped BH profile should not be
applied in the western part of Wan Chai. With the proposed relaxation of
BHR fo the C zone o 135mPD {Amendment Item A) and 135mPD to part of
C(6) (Amendment ltem C), it would be deemed reasonable to increase
the BHR of the R{A) zone beiween these two amendment items to
135mPD.

The more relaxed BHRs provide flexibility in design and would result in a
more inferesting skyline. Not all buildings would develop up fo the
maximum permitted BH under these restrictions, whereas they would more
likely be restricted under the lower BHR. Also this level of restriction would
prevent out of context tall buildings while providing scope for the inclusion
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of sky gardens, building perforation and a much more varied from of
building development. The more varied building heights would likely
facilitate downwash for better air ventilation. If portions of the BH profile
are to be modified, it is important that other portions should also be
modified. It is not necessary to have a lower portion of BHR in the centre
of the planning area. It is also possible fo achieve the objectives of BHR
by including a larger portion of the area covered by 135mPD before the
stepping up with the landforms commences in the vicinity of Kennedy

Road.
7 Conclusion
7.1  The proposals put forward are for better planning and urban design of

Wan Chai. The Town Planning Board is requested to consider the
proposed proposals favourably.

Masterplan Limited
July 2018

7 Wan Chai Representation 2018
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To: Secretary, Town Planning Board
From: The Real Estate Developers Association of Hong Kong

Subject: Representation on Draft Wan Chai Outline Zoning Plan, Plan No. S/HS/28 and S/HS/26

Dear Sir

Please find attached our representation on Draft Wan Chai Outline Zoning Plan, Plan No. S/H5/28 and
S/H5/26. Hard copy of it is being sent to you by post.

Yours sincerely,

Maggie Lau

Secretariat -

The Real Estate Developers Association of Hong Kong
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THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG

FEPREERETRI0 RBRAM 1403 =
1403 World-Wide House, 19 Des Voeux Road Central, Hong Kong
Tel 28260111 Fax 28452521 www.reda.hk

4 July 2018

The Secretary

Town Planning Board

15 Floor, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sir

Representations in Relation to the
Amendments to the Draft Wan Chai Outline Zoning Plan
(Amendments shown on Plan No. S/HS5/28 and S/H5/26)

We refer to the Draft Wan Chai Outline Zoning Plan, Plan No. S/H5/28 (OZP No. 28)
gazetted by the Town Planning Board (the Board) on 4 May 2018. The amendments
shown on the OZP are related to revision and deletion of some, but not all, of the
planning controls, such as Building Height Restrictions (BHRs), Non-Building Areas
(NBAs) and Building Gaps (BGs) which were introduced to the Wan Chai planning
area under OZP No. 26 gazetted by the Board on 24 September 2010.

We had made a representation (R34) opposing many amendment items shown on
OZP No. 26. R34 was considered but not upheld by the Board on 26 April 2011. On
25 July 2011, we filed a judicial review (JR) against the Board’s decision. On 3
February 2015, the Court of First Instance (CFI) allowed the JR and ordered that the
decision of the Board not to uphold R34 be quashed and remitted back to the Board
for reconsideration. The appeals which were pending in relation to that judgment of
the CFI have recently been withdrawn.

The Board has been ordered to reconsider R34 related to OZP No. 26 as stated above.
The Board has recently considered TPB Paper No. 10415 which reviewed the
development controls imposed on OZP No. 26 and proposed amendments which are
shown on OZP No. 28. However, it is evident from the content of this paper that not
all of the issues raised in R34 had been considered, and we had not been invited to



£ t 2 E T

THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG

BB ENE P19 HRRAE 1403 B
1403 World-Wide House, 19 Des Voeux Road Central, Hong Kong
Tel 28260111 Fax 28452521 www.reda.hk

2L R

participate in the Board's consideration of the paper. There has accordingly not been
any formal rehearing of the original R34 as required by the Court’s Orders.

If the Board takes the view in this instance that it will only formally consider
representations in relation to amendments that have been included in OZP No. 28 (and
not in relation to planning controls imposed in OZP No. 26 and objected to in R34
that are not the subject of specific amendments in OZP No. 28), then the position
remains that the Orders of the CFI have not been complied with.

In this regard, we have obtained legal advice confirming that gazettal and exhibition
by the Board of a new draft OZP under Section 7 of the Town Planning Ordinance
(TPO) and the Board inviting representations on that new draft OZP from the general
public including the original representers, is not a satisfactory or compliant way of
discharging the Court’s specific Order for rehearing of an original representation (in,
this case R34). This is particularly relevant where the new Section 7 amendments do
not cover all of the matters to which objection was made in the original
Representation that must be reheard under the Court’s orders.

To satisfy the Court’s orders by reference to the current representation process, it
would be necessary for the Board to obtain our consent to substituting the Court-
ordered rehearing with the current Section 7 process. Regrettably, the Board chose not
to consult with us in relation to TPB Paper No. 10415, and did not make contact with
us in these regards (via the Department of Justice) until after the Board had decided to
gazette OZP No. 28, by which time it was too late for us to raise our concerns
regarding the matters objected to in the original representation R34 which are not
covered in the OZP No. 28 amendments.

Having regard to the above, we are prepared to take a pragmatic approach to the
extent permissible and agreed by the Board. We have therefore included in this
Representation those amendment items which we objected to in R34 on OZP No. 26
which have not been fully addressed in the amendments included in OZP No. 28
(OZP No. 26 Rehearing Items).  Therefore, this Representation is intended to relate
to both OZP No. 26 and OZP No. 28.

We would request that the Board write to us as soon as possible to confirm whether it
is prepared to adopt the pragmatic approach we have suggested above. Should our
pragmatic approach be accepted, we would also request the Board to confirm that it
will fully consider the OZP No. 26 Rehearing Items and, if it considers that any

2
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amendments to OZP No. 28 are necessary in relation to such items, it will either
gazette those amendments under TPO Section 6B(8) as “further amendments™ to OZP
No. 28, or gazette them under a further Section 7 draft OZP.

Should the OZP No. 26 Rehearing Items in the attached not be accepted by the Board
for direct consideration as part of this Section 7 Representation process, we retain the
right to seek a separate rehearing of the R34 representation as to OZP No. 26, to
comply with the Orders of the CFI.

We have included the reasons for the Representation in the attached paper, and we

reserve our right to provide additional information in support of this Representation
and to raise additional points, if necessary.

Yours sincerely

Louis Loong
Secretary General
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1.2

1.3

1.4

Representation in Relation to the Amendments shown on the
Draft Wan Chai Outline Zoning Plan, Plan No. S/H5/28 & S/H5/26

T'he Real Estate Developers Associations of Hong Kong (REDA)

INTRODUCTION

Introduction

The Town Planning Board (TPB, the Board) gazetted Draft Wan Chai Outline Zoning
Plan, Plan No. S/H5/28 (OZP No. 28) on 4 May 2018. The amendments shown on the
OZP are related to revision and deletion of the planning controls, such as Building
Height Restrictions (BHRs), Non-Building Areas (NBAs) and Building Gaps (BGs)
introduced to the Wan Chai planning area under OZP No.26 gazetted by the Board
on 24 September 2010.

REDA had made a representation (R34, attached to this representation as
Attachment 1) opposing many amendments items shown on OZP No.26. R34 was
considered but not upheld by the Board on 26 April 2011. On 25 July 2011, REDA
filed a judicial review (JR) against the Board’s decision. The Court of First Instance
(CFI) allowed the JR and ruled the decision of the TPB be quashed and remitted back
to the Board for reconsideration. Details of the background are available in
Paragraphs 4.1 and 4.2.

This submission has made reference to the TPB Paper No. 10415 (The TPB Paper,
The Paper) considered by the Board on the 13 April 2018. The Pap'er was entitled
“Proposed Amendments to the Wan Cha Outline Zoning Plan No. S/H5/27". The
Paper, in fact, was to review the development restrictions shown on OZP No. 27, but
most of these amendments were introduced earlier to OZP No. 26, the OZP which
was subject to the CFl judgment and which should have been remitted for
re-consideration. The Paper also proposed amendments which are now shown on
OZP No. 28. The minutes of the TPB relevant meeting has also been reviewed.

This Representation is made to support/partly support the amendment items which
are related to the relaxation/deletion of planning controls shown on OZP No. 28.
However, it considers that some of the revised BHRs should be further relaxed and is
therefore in opposition. It is also in opposition to the fact that many of the points in



1.5

1.6

1.7

the original representation R34 have not been properly reconsidered

Reconsideration of R34 related to OZP No. 26

The Board needs to reconsider R34 to OZP No. 26 as stated in para 1.2 and 1.3
above. However, it is evident from the content of the Paper that the TPB did not
consider all of the issues raised in R34 and REDA has not been invited to a rehearing
of the original R34, Some of the issues raised in R34 have been considered in the
Paper and amendments proposed in some circumstances but not in others. If the
TPB takes the view that only those issues which have actually been accepted for
amendment are relevant to this representation process, then REDA is strongly of the
view that the direction of the CFl has therefore not been complied with.

REDA considers a pragmatic approach is to include in this Representation those
amendment items on OZP No. 26 which have not been fully responded on OZP
No.28. Some of these amendments are relevant to some of the amendments
gazetted under OZP No. 28, such as the relaxation of BHR in some locations but not
in others, and the removal of NBA, etc. in some locations but not in others. Other
proposals such as the wider application of the OU(MU) zone and the rezoning of a
site from GIC to Open space have not been considered at all. Therefore, this
representation also objects to amendment items shown on OZP No. 26 but not

" included, or not adequately included, in the amendments shown in OZP No. 28.

The representation items in respect to both OZP No. 26 and OZP No. 28 are listed in
Paragraph 6. Appendix A includes a more detailed description of those items
related to OZP No. 26..
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2.1

2.2

2.3

3.1

BACKGROUND
Gazettal of Wan Chai - OZP No. 26

The TPB gazetted the Draft Wan Chai OZP No. 26 on 24 September 2010 (HK Island
Planning Area H5). The amendments shown on the OZP included extensive
imposition of BHRs, NBAs, BGs and Setbacks (SBs) on sites of the draft OZP. It also
rezoned the “Commercial/Residential” (C/R)} sites to “Commercial” (“C"),

“Residential Group (A)” [R(A)] or “Other Specified Uses” annotated “Mixed uses”
[OU(MU)].

The Board considered the representations and comments made in relation to the
OZP No.26 on 26 April 2011. The Board decided not to uphold R34, but proposed
amendments to the draft OZP to partially meet 3 representations (Nos. R98 to R100)
in respect to the sites at 8-10 and 12-18 Wing Fung Street (the 2 Sites) and not to
uphold the remaining representations. Procedures related to gazettal of the
proposed amendments and further hearings were held in the period of May to July
2011. Three Pacific Place together with the 2 Sites were rezoned to C(6), the former
being subzone (a) and the latter subzone (b). These were shown on R/S/H5/26. The
relevant Notes were also amended. These amendments shall thereafter form part of
the draft OZP, in accordance with Section 6H of the Town Planning Ordinance (TPO).

In August 2012, the Board later gazetted another version, OZP No. 27, for the
Planning Area. The amendments included in this OZP are related to individual sites
and are not directly related to this representation.

REDA’s Representations in relation to H5 and other OZPs

REDA’s representation (R34) in related to H5 OZP No.26

REDA submitted a representation (No. R34) in respect of H50ZP No.26. The
representation considered that the BHRs were set too low. The restrictions were
excessive to achieve the objectives stated in the Explanatory Statement (ES). The
representation considered the rezoning of C/R to “C”, residential zone, OU(MU)
inappropriate. It also questioned the legal basis of imposing controls of NBAs, BGs
and SBs on sites within the OZP. The planning area was imposed with extensive
development controls. Yet, the deficit of open space in the area was not addressed.
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3.3

4.1

R34 put forward proposals of relaxing the BHRs and removing all the NBAs, BGs ad
SBs to meet the representation. It proposed a Relaxation Scheme similar to that one
for the Tsim Sha Tsui Planning Area be applied to “C” and OU(MU) zone to
encourage amalgamation of small lots for development of better design to improve
the general urban environment”. It also proposed to rezone the ex-Wan Chai Police
Quarters site to “Open Space” (“0”) and expansion of the OU(MU) zone. The
representation was not upheld by the Board

REDA's representations in related to other OZPs

In the early 2010s, the Board gazetted amendments to many OZPs by imposing
extensive development controls of BHRs, NBAs and BGs. REDA lodged
representations to express its views that the controls were in general too restrictive
to achieve the stated objectives in the ES of the relevant OZPs.

Judicial Review submitted by REDA

On 25 July 2011, REDA applied to the Court for JR (HCAL 58 of 2011) against the
Board’s decision in respect of R34 on the Subject Draft OZP, together with its
decision on REDA’s representations in respect to three other 0zPs’. On 3 February
2015, following the Court of Appeal (CA)’s decisions in the Hysan® and Oriental
Generation® cases handed down on 13 November 2014, the Court of First instance
(CF1) handed down its judgment on the JR regarding the four draft OZPs. Following
the principles in those CA judgments (discussed further below), the CFl ordered that
JR is allowed on grounds of specific procedural unfairness (Paras. 98-105 of the
judgement) and the TPB’s failure to make sufficient inquiries in relation to
development intensity and Sustainable Building Design Guidelines (SBDG) (Paras.
106-115 of the judgment), failure to make sufficient inquiries in relation to AVA

(Paras. 122-126 of the judgment), failure to make sufficient inquiries in relation to
Building Height Profile (Paras. 127-128 of the judgment), inappropriate reliance on
minor relaxation as a substantive ground (Paras. 118-121 of the judgment). The
TPB’s four decisions (including the decision made in respect of HSOZP No.26 on 26
April 2011) were quashed and remitted back to the Board for reconsideration.

! The Tsim Sha Tsui OZP provides incentive for amalgamation of smaller sites by allowing relaxation of the
BHR through application under S.16 of TPO. The Board would consider the application against a number of
criteria as listed out in Para 8.19 of the Explanatory Statement of the OZP.

2 They are Ngau Tau Kok and Kowloon Bay OZP, Mong Kok OZP and Yau Ma Tei OZP.

* Hysan Development Co. & Others v. Town Planning Board (Court of Appeal, CACV 232 and 233 /2012, 13

November 2014).

* Qriental Generation v. Town Planning Board (Court of Appeal, CACV 127/2012, 13 November 2014).
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5.1

5.2

It can therefore be stated that the amendments shown on H50ZP No.26 had not
gone through the “proper” planning procedure required under Section 6 of the TPO.

Recent Review of Development Restrictions of H5 OZP: TPB Paper No. 10415

Purpose of the Paper

The purpose of the TPB Paper was stated and recorded in the minutes of meeting
held on 13 April 2018. It was to follow up on the Court’s ruling, and to undertake a
review of the development restrictions of the H5 OZP. Para 72 of the minutes reads:

“The Secretary reported that the proposed amendments were formulated
upon review of the draft Wan Chai Outline Zoning Plan_in order to give effect
to the Court’s orders in respect of two judicial reviews lodged by the Real
Estate Developers Association of Hong Kong and Leighton Company Limited

_and Lee Theatre Realty Limited, both were subsidiaries of Hysan Development
Co. Ltd.” (Emphasis underlined)

The recommendations of the review were presented as proposed amendments to
OZP No.27 included in the TPB Paper which was considered by the Board on 13 April
2018. REDA was not consulted on the review process or the outcome, and the only

_process so far provided for REDA's involvement is through this representation
process.

Stepped Height Concept not Achievable

The TPB Paper described, in its para. 5.1, the Building Height concept on OZP No. 27
that “the main purpose of BHRs is to provide better planning control on the BH of
development/redevelopments and to avoid excessive tall and out-of-context
developments which will severely affect the visual quality of the area.” The Paper
also, in para 5.3, stated that the existing tall building in Wan Chai North (Planning
Area H15) and the northern part of H5 as well as the residential development of
relatively lower development intensity in the inland area had made_a stepped height
concept ascending from the harbor and gradually ascending toward the landward
side not achievable.
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Practice Notes and Implications

Included in Annex C2 and Annex D of The Paper were Practice Note “APP-152 SBDG”

- and “Implications of SBDG on Building Profile” respectively. The review of the BHRs

of various groups of sites/zones to take account of SBDG requirements were
included in Para 6 of the Paper.

Floor-to-floor Height and Assessment for BHR

Annexes E1 to E5 were tables of assessments of building heights of various
sites/zones in Wan Chai taking account of SBDG. in these assessments, floor-to-floor
height (FTFH) assumptions were made for different parts of a building and for
different types of buildings. Table 1 below is a summary of FTFH assumptions for
podium and typical floors for different types of building in the Annexes E1 to E5.

Table 1: A summary of FTFH assumptions for podium and typical floors for
different types of building used in Annexes E1 to E5

Annex | Sites Podium Floor | Typical Floor | Remarks
FTFH (m) FTFH (m)

El “C” sites with BHR 135mPD 5 4

E2 “C” sites with BHR 110mPD | 4.5 33 #

E3 OU(MU) for commercial 5 4 #

building
E4 R(A) sites with BHR 110mPD | 5 3 #
E5 R(B) sites with BHR 150mPD | NA 3

# These Annexes are with remarks stating that, for some sites, “design approach
and/or less desirable building design such as lower FTFH would need to be applied for
future redevelopment”

The Annexes had taken accdunt of both the Building (Planning) Regulation [B(P)R] as
well as SBDG. The maximum site coverage (SC) allowed under the B(P)R was
assumed. It can be seen that the FTFHs were not the latest adopted for top quality
development, and in some sites/zones, some the BHRs were not sufficient to
accommodate the entitled GFA (with concessions) and the statement “design
approach and/or less desirable building design such as lower FTFH would need to be
applied for future redevelopment” was.made.
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These Annexes were used to substantiate the relaxed BHRs. However, maximum SC
and low FTFHs had been adopted. There is no scope for good and innovative design.
It can be seen from the Annexes that the BH that could be built under the relaxed
BHRs range from 26 to 32 storeys, some with substandard FTFHs. This is not proper
urban planning and _realistic _assumptions _which are forward looking and

encouraging a high standard of development to meet future economic and

environment needs should be applied.




6.1

6.2

6.3

6.4

6.5

REPRESENTATION ITEMS

Representation [tems

Amendments shown on H5 OZP No.28

This representation supports the following amendment items shown on Plan: Items
F1, F2, G1, G2 and G3. These items are related to deletion of NBA and BG
requirements on a number of sites. This representation also supports (b) to (d) of
the amendments to the Notes of the Plan. These amendments (b) to (d) are made
so that the Notes are consistent with the amendments Items F1, F2, G1, G2 and G3
made to the Plan.

This representation also supports to Items A and E3. These items propose to relax
BHRs. The new BHRs are considered acceptable.

However, it does not support Items C, D, E1, E2 and E4 on Plan. The relaxation of
BHRs in principle is supported. Yet, the extent of relaxation is not sufficient to
accommodate the GFA with a reasonable building design and the proposed BHR is
objected to. '

This representation ob'|e;:ts to Item B on the Plan and (a) to the Notes of Plan. These
two are related to the C(4) site, the ex-Wan Chai Police Quarters site. It is proposed
that this whole site should be rezoned to “0”, to provide local open space for public
recreation, a significant wind gap through the intensively developed area and a
non-developed green area as a visual contrast with the intense development in this
part of Wan Chai.

Amendments shown on H5 OZP No.26

This representation objects to ALL Items, except for N, Q, R, S, U1, U2, U3 and V
shown on the Plan No. 26. This representation also objects to (a), (c), (d), (e), (f) and
(h) of Amendments to the Notes of the Plan No. 26. These objection items are very
similar to those included in R34 submitted by REDA in respect of OZP No. 26 on 18
November 2010°. A more detailed description is contained in Appendix A.

° R34 submitted in respect of OZP No. 26 also objects to Ul and U2, but these two items have been
catered for in the amendments on OZP No.28.
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7.1

7.1.1

7.2

7.2.1

7.2.2

REASONS FOR REPRESENTATION

Building Height Restrictions set too Low

Previous Objection Reasons stated in R34 are still Valid

Despite the relaxation made to some BHRs and the deletion of some NBAs/BGs in
the current OZP (No.28), the current BHRs are generally still too low. The reasons of

objection included in Para 3.1 of R34 (please see Attachment 1) are still valid for this
representation in relation to OZP No. 28.

Inadequacy of the Review of Development Restrictions included in TPB Paper No.
10415

Woan Chai is a Prime District for Grade A Commercial/Office Development

The review of the BHRs had not taken account of the prime location of Wan Chai
which is well served by public transport. Wan Chai together with the adjacent areas
such as Wan Chai North, Central and Causeway Bay are occupying the stretch of CBD
along the north shore of Hong Kong Island. Wan Chai is a prime district with
potential for more Grade A commercial/office developments.

Relaxation of Building Height Insufficient

Floor-to-floor Height (FTFH) assumptions not keeping with the latest practice

For quality development, the commonly used FTFHs nowadays are 5m (podium
floors), 4.5m (typical commercial floors) and 3.15m (typical residential floors). In fact,
the development industry is considering to adopt 6m FTFH for the ground floor of
top quality commercial development and there are General Building Plans (GBPs)
approved by Building Department (BD) with such 6m FTFH. By comparing the
above FTFH with those listed in Table 1, the FTFH assumptions which were used to
work out the BHRs are too low and are unable to allow for top quality development.
Also the nature and use of commercial buildings is changing with not just office uses
in the upper levels. A mix of office, retail and service activities now is a common
occurrence in many commercial buildings and this flexibility needs to be included in
the design of future commercial buildings.
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7.2.4

7.2.5

7.3

73.1

BHRs should not be set for substandard developments

As shown in Table 1, the remarks of Annexes E2 to E4 stated that “design approach
and/or less desirable building design such as lower FTFH would need to be applied
for future redevelopment”. It is clear that the BHRs are too restrictive to take
account of the SBDG for some sites. There is no apparent reason why BHRs could
not be increased so that reasonable modern building design can be readily
achieved.

“C” at BHR 110mPD is Far Below Standard

The most unreasonable BHR is 110mPD which has been imposed on the “C” zones
bounded by Tonnochy Road / Hennessy Road / Percival Streét /Gloucester Road. The
FTFHs adopted for the “C” sites with BHR 110mPD had assumed 4.5m for podium
floors and 3.3m for typical commercial floors (Annex E2 of the TPB Paper refers).
These FTFHs are absolutely substandard for commercial developments in a prime

district such as Wan Chai. Even with these low FTFHs assumptions, the Annex is
supplemented with the remark ““design approach and/or less desirable building
design such as lower FTFH would need to be applied for future redevelopment”. 1t is
clear that the 110mPD is far too low for the “C” sites. A major reason stated in the

TPB Paper for keeping the low 110mPD BHR is visual impact consideration, but this
has not been well substantiated.

Overall, the BHRs shown on OZP No. 28 are generally still too low for the Planning
Area,

Impact on Views to the Harbour from Wan Chai from Stubbs Road Lookout Point
not a Justified Concern '

According to the TPB Paper, for the large area of “C” sites referred in para 7.2.4
above, keeping the 110mPD BHR and not proposed any relaxation is to minimize the
visual impact on the view of the Harbour from the Stubbs Road Lookout Point.
Paragraph 6.2 (b) of the Paper states that:-

“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

10



7.3.2

733

7.3.4

these sites is proposed to be maintained at 110mPD so_as to_minimize the
impact on the views to the Harbor 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 balance between
development rights and public interest.” (Emphasis underlined)

Plan 6 of the TPB Paper (attached to this representation as Attachment 2) shows a
comparison of views from Stubbs Road Lookout Point (SRLP) for the two scenarios
for the large area of “C” sites with BHRs at 135mPD and 110mPD, respectively. The
view to the Harbour from the Lookout Point consists of the main parts: a very
dominant part of trees closest to viewer, developments of the Wan Chai planning
area, developments of the Wan Chai North planning area, small parts of the water
body of the Harbor, and further away developments on Kowloon peninsula. There is
very little difference between the views under the two scenarios for 135mPD and
110mPD for the “C” sites. Therefore, it makes little difference to the views by

~ relaxing the BHR to 135mPD. There is no significant additional public interést to be

served by the 110mPD over the 135mPD and it should therefore be amended
accordingly.

Flat Monotonous Height Profile versus Varied Interesting Skyline

On Plan 6, the taller buildings in Wan Chai North form a backdrop for the
development in Wan Chai when viewed from SRLP. The photomontages shown on
Plan 6 showed flat monotonous profile. These photomontages had been prepared
without the consideration of building efficiency and ignored the fact that, in
situation of more relaxed BHRs, many redevelopments would not be built to the
maximum height.

It should be stressed that more relaxed BHRs would also allow incorporation of
innovative elements into development and enable creative building design. In
addition, with the more relaxed BHRs, buildings of more diverse heights would be
built resulting in a more interesting skyline thereby enriching the view to the
Harbour from the Lookout Point.

11
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7.4.1

7.4.2

8

8.1

Minor Relaxation should not be used to Justify Low BHRs

A Member asked at the TPB meeting which discussed the TPB Paper “whether the
proposed relaxation of BHRs had allowed flexibility for building design measures
such as elevated podium and sky garden for improving air penetration and urban
porosity,” (para 83(b) of minutes of TPB meeting on 13 April 2018). No affirmative
answer was provided. Instead, “minor relaxation” was mentioned as seen from the
response:

“Should there be any development/redevelopment proposal adopting good
building design measures resulted in an exceedance of BHR, minor relaxation
of BHR might be considered by the Board upon application under section 16 of
the TPO.” (para. 84(d) of minutes of TPB meeting on 13 April 2018)

REDA consider that reasonable BHRs should be set to encourage good design and
minor relaxation should not be used to justify the low BHRs imposed for the
planning area. It is relevant to provide a quotation from the CFA judgment in
relation to Hysan which was also quoted in the CFl judgment in relation to REDA's JR
of the Wan Chai OZP (and other OZP’s). if the TPB is to rely on the minor relaxation
clause as a basis for setting unreasonably low BHR then it could be considered to be
acting unlawfully. The quotation reads:

“164. Whilst it is not objectionable for the TPB to refer to the mechanism for
minor relaxation after they had rejected the representations on other
substantive grounds by way of reminder to an applicant of such mechanism, it
is not open to the TPB to rely on that mechanism as one of the substantive
reasons for rejecting representations. In the latter scenario, the TPB would
have taken an irrelevant consideration into account. Even though it may only
be one reason out of several reasons given in dealing with the representations,
Hysan is entitled to say that it could not know whether the TPB would reach
the same conclusion in the balancing exercise if such reason had not been
relied upon. In our judgment, the decision of the TPB is tainted by its reliance
on the possibility of applying for minor relaxation.”

Setback Requirements

The review of development controls in The TPB paper had ignored the reasons of
objection for imposition of setbacks (SBs) on sites included in R34. The SBs

12



9.1

9.2

requirements were imposed as “air paths” under the AVA considerations. They were
not imposed because of road widening which are covered by other ordinances such
as Buildings Ordinance and the Roads (Works Use and Compensation) Ordinance.
There is also no statement in the Notes or Explanatory Statement of the OZP
indicating that the private land taken for SBs may be considered for bonus GFA in
accordance with normal practice. The SB requirements result in taking away private
land without compensation. (For more details, please refer to para. 3.6 of
Attachment 1.)

More Open Space to Facilitate Air Ventilation and a Quality Urban Area

Wan Chai is a dense urban area with severe open space deficit. The AVA EE states
that Wan Chai is an area with high building height to street width ratio (H/W).
Building height ceases to be the key consideration factor for air ventilation. Wind
penetration largely depends on the existing road network and open spaces as major
air paths (para 4.2.1.2 of AVA EE 2018 and para 6.1.4 of AVAEE 2010). As such, the
Government should iook for more iand for open space. Rezoning the Ex-Wan Chai
Police Quarters site to “O” is an effective way to improve air ventilation

Open space has many different functions to perform in a dense urban environment
like Wan Chai. Not only does it provide space between buildings for better
ventilation, but it provides a soft green environment which facilitates mitigation of
the urban heat island effect, provides space for informal recreation and exercise,
and space for people to get outside from relatively small flats. There are increasing
examples of studies in Hong Kong which show that availability of open space
facilitates social interaction, good physical and mental health.

13
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10.1

10.2

10.3

PROPOSALS TO MEET THIS REPRESENTATION
Proposed Height Profile for Wan Chai Planning Area

Balanced Considerations

The genera! height profile for Wan Chai should take account of and balance a
number of considerations. These include adequate BHRs to accommodate the GFA
with concessions allowed under the land use zonings, provide visual relief by “0”
and G/IC zonings, provide an interesting skyline through recognizing the BH of the
taller existing and committed landmark developments and preserving the views
from major recoghized viewpoints etc. It must also carefully balance any
restrictions with the impact they may have on private property rights.

BHRs for Landmark Developments

'As such, the BHRs for Landmark Developments are suppoited. These include the

Three Pacific Place, the Hopewell Centre and its adjacent site, and Times Square. It
is also considered appropriate that in principle, any sites with valid approved
General Building Plans exceeding the general BHR should have the approved
building Height included on the OZP. This is particularly so in the vicinity of these
Landmark Developments which would develop into recognized nodes of taller
buildings, bringing structure and variety to the urban form.

General Profile

To achieve a more reasonable height profile for H5 Planning Area, it is proposed that

a. Area to the north of Hennessy Road be with BHR at 135mPD. This has taken
account of the views from the SRLP

b. “C” and OU(MU) zones to the south of Hennessy Road be with BHR at
150mPD

c. Residential zones south of Johnston Road and Wan Chai Road be at BHR
130mPD

d. Residential sites on both sides of Queen’s Road East, except for R(C) sites, be
at BHR 130mPD, and '

e. Residential zones adjacent to western part of Kennedy Road at BHR 150mPD.
This has considered the relative high level of the sites in this area.

14



This profile together with the higher BHRs for the landmark development, “O” sites
and G/IC sites with lower BHRs will create a more interesting urban built form. The
more relaxed BHR’s provide flexibility in design and would result in a more
interesting skyline. Not all buildings would develop up to the maximum permitted
BH under these restrictions, whereas they would more likely be restricted under the
lower BHR. Also this level of restriction would prevent out of context tall buildings
while providing scope for the inclusion of sky gardens, building perforation and a
much more varied from of building development. The more varied building heights
would likely facilitate downwash for better air ventilation.

11 Rezonin'g C(4) site to “0”

11.1 This is to address the severe deficit of the open space provision in H5 and it is the
most effective way to improve air ventilation and improve the living/working
environment of Wan Chai (see para 9 above). '

12 A Summary of Proposals related to OZP No. 28

12.1 A summary of the Proposals/Proposed BHRs for the Amendment Items on OZP No.
28 is shown in Table 2

Table 2: A summary of the Proposals for the Amendment Items on OZP No. 28

Amendment Item on Plan, OZP No. 28 | Proposals/ Proposed BHRs (Note 1)
B Rezone C(4) to “0”

C 150mPD -

D 150mPD

El 130mPD

E2 150mPD

E4 130mPD

Note 1. Any sites with valid approved GBPs exceeding the general BHR should have
the approved building height included on the OZP.

13 Proposals related to Amendments made to OZP No. 26

BHR of 110mPD “C” sites and other sites should be relaxed

13.1 It follows from Para 10.3 (a), the “C” sites bounded by Tonnochy Road / Hennessy

15



Road / Percival Street /Gloucester Road are currently subject to BHR of 110mPD are
proposed to be rezoned as OU(MU) or remained as “C” of BHR 135mPD. This is
related to Item B1 which covered a very large area. '

13.2 The BHRs of many sites should also be relaxed in accordance with Para.10.3 and as
shown in Table 3 below.

Deletion of Setbacks

13.3 To respect private property rights, all SB requirements should be deleted.
13.4 Table 3 is a summary of the proposals for the Amendment Items on OZP No. 26

Table 3: A sdmmary of the Proposals for the Amendments on OZP No. 26
Amendments OZP No. 26 Proposed BHRs/Proposal (Note 1)

B1 Part of this item, i.e. sites bounded by
o o Tonnochy Road / Hennessy Road / Percival

Street /Gloucester Road to be rezoned to
OU(MU) or remain as “C” but with BHR

\ 135mPD

B2 130mPD

B3 150mPD

D,E FGH 130mPD

12 Rezone the site to “0”
M 150mPD

P 150mPD

(e) Delete all SBs

Note 1 Any sites with valid approved GBPs exceeding the general BHR should have
the approved building height included on the OZP.

14 Proposals included in R34

14.1 The proposals included in R34 related to “Relaxation Scheme”, “Provision for
Dedication of Land” and “The Wording of the Minor Relaxation Clause” also form
part of this representation. Please refer to paras. 4.2, 4.3 and 4.8 of Attachment 1.
These should also be considered as reasonable proposals to encourage
development of a better and more sustainable urban environment.

16



Vi CONCLUSIONS

15 Conclusions

15.1 The H5 OZP No. 26 had imposed extensive development restrictions on sites in the
planning area. The restrictions had gone much further than is necessary to achieve
the planning objective stated in Explanatory Statement. While some relaxation of
BHRs and deletion of NBAs and GBs have been proposed and shown on OZP No. 28,
there are still apparent inadequacies in the review of the development restrictions
as included in The TPB Paper, and some restrictions should be further relaxed.

15.2 R34 was submitted to the TPB in respect to OZP No. 26. The CFl has referred the
whole OZP back for rehearing for the reasons summarised in this representation.
The process undertaken by the TPB of not fully rehearing all the points raised in R34
is considered by REDA as being incompliant with the direction of the court. The
reasons of that objection are still valid. REDA considers that it is a pragmatic way for

'“the Board to consider the points raised in R34 fogether with this representation as
they are closely interrelated. However, should that be not accepted then REDA
requests that a separate rehearing of R34 be held as soon as possible and before
any decision is made in relation to the amendments shown on OZP No. 28

15.3 The proposals put forward in Section V are for the better planning of Wan Chai. This
submission is made in the broad interest of Hong Kong as a whole and in the
interests of maintaining an efficient, fair and sustainable development system.

Appendix
Appendix A: Representation Items in relation to OZP No. 26

Attachments
Attachment 1:
Representation submitted by REDA to the TPB in respect to OZP No. 26, i.e. R34

Attachment 2:
Plan 6 attached to TPB Paper No. 10415
The Real Estate Developers Association of Hong Kong

4 July 2018
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Appendix A: Representation ltems in relation to OZP No. 26
This Appendix shows the amendments on OZP No.26. This representation objects to the items
which are NOT crossed out.

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

I. Amendments to Matters shown on the Plan

ftemA - Stipulation of building height restrictions for the “Commercial” “C™,
“Commercial(1)” (*“C(1)"), “Commercial(2)” (“C(2)"), “Commercial(3)”
*C@3)"), “Commercial(4)” (“C4)"), “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
AM” (“*R(AM™), “Residential (Group A)5™ (“R(A)3”), “Residential
(Group A)6™ (“R(A)6™), “Residential (Group B)” (“R(B)™), “Government,
Institution or Community” (“G/IC™) and “Other Specified Uses™ (“OU™)
zZones.

- Item Bl

Rezoning of the “CommerCJal/ResxdentJal” “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(A)™ and stipulating

building height restriction for the zone.

Ttem B3 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.

ftemD - 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
“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.

ItemG - 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.

ItemH -~ Rezoning of a site occupied by Connaught Commercial Building at 185
Wan Ch'u Road from “G/IC” to “R(A)G and stipulating building height
restriction for the zone.



ItemJl —

temlJ2 -

Item K -

Item L -

ItemM —

AT

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 andfor 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 by 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 stipulating building height restriction
for the zone.
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Item P -
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Rezoning of a site occupied by Hopewell Centre at 183 Queen’s Road
East/17 Kennedy Road from “R(A)” to “C(5)” and stipulating building
height restriction for the zone.
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and T2
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Rezoning of a site occupied by Three Pacific Place at | 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’.
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1I1. Amendments to the Notes of the Plan

(a)

(c)

(d)

()

®

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(6Y",
“R(AY", “R(A)1” to “R(A)6", “R(B)”, “G/IC” and “0OU" zones.

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.

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

~thé Remarks of the Notes for the “C(6)” and “R{A)3” to “R(A)6” zones. - -~~~ -~

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.

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 “Elevated Walkway” zones.
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4 July 2018

The Secretary

Town Planning Board

15 Floor, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sir

Representations in Relation to the

Amendments to the Draft Wan Chai Outline Zoning Plan
(Amendments shown on Plan No. S/H5/28 and S/H5/26)

We refer to the Draft Wan Chai Outline Zoning Plan, Plan No. S/H5/28 (OZP No. 28)
gazetted by the Town Planning Board (the Board) on 4 May 2018. The amendments
shown on the OZP are related to revision and deletion of some, but not all, of the
planning controls, such as Building Height Restrictions (BHRs), Non-Building Areas
(NBAs) and Building Gaps (BGs) which were introduced to the Wan Chai planning
area under OZP No. 26 gazetted by the Board on 24 September 2010.

We had made a representation (R34) opposing many amendment items shown on
OZP No. 26. R34 was considered but not upheld by the Board on 26 April 2011. On
25 July 2011, we filed a judicial review (JR) against the Board’s decision. On 3
February 2015, the Court of First Instance (CFI) allowed the JR and ordered that the
decision of the Board not to uphold R34 be quashed and remitted back to the Board
for reconsideration. The appeals which were pending in relation to that judgment of

the CFI have recently been withdrawn. '

The Board has been ordered to reconsider R34 related to OZP No. 26 as stated above.
The Board has recently considered TPB Paper No. 10415 which reviewed the
development controls imposed on OZP No. 26 and proposed amendments which are
shown on OZP No. 28. However, it is evident from the content of this paper that not
all of the issues raised in R34 had been considered, and we had not been invited to
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participate in the Board’s consideration of the paper. There has accordingly not been
any formal rehearing of the original R34 as required by the Court’s Orders.

If the Board takes the view in this instance that it will only formally consider
representations in relation to amendments that have been included in OZP No. 28 (and
not in relation to planning controls imposed in OZP No. 26 and objected to in R34
that are not the subject of specific amendments in OZP No. 28), then the position
remains that the Orders of the CFI have not been complied with.

In this regard, we have obtained legal advice confirming that gazettal and exhibition

by the Board of a new draft OZP under Section 7 of the Town Planning Ordinance

(TPO) and the Board inviting representations on that new draft OZP from the general

public including the original representers, is not a satisfactory or compliant way of-
discharging the Court’s specific Order for rehearing of an original representation (in

this case R34). This is particularly relevant where the new Section 7 amendments do

not cover all of the matters to which objection was made in the original

Representation that must be reheard under the Court’s orders.

To satisfy the Court’s orders by reference to the current representation process, it
would be necessary for the Board to obtain our consent to substituting the Court-
ordered rehearing with the current Section 7 process. Regrettably, the Board chose not
to consult with us in relation to TPB Paper No. 10415, and did not make contact with
us in these regards (via the Department of Justice) until after the Board had decided to
gazette OZP No. 28, by which time it was too late for us to raise our concerns
regarding the matters objected to in the original representation R34 which are not
covered in the OZP No. 28 amendments.

Having regard to the above, we are prepared to take a pragmatic approach to the
extent permissible and agreed by the Board. We have therefore included in this
Represenfation those amendment items which we objected to in R34 on OZP No. 26
which have not been fully addressed in the amendments included in OZP No. 28
(OZP No. 26 Rehearing Items).  Therefore, this Representation is intended to relate
to both OZP No. 26 and OZP No. 28.

We would request that the Board write to us as soon as possible to confirm whether it
is prepared to adopt the pragmatic approach we have suggested above. Should our
pragmatic approach be accepted, we would also request the Board to confirm that it
will fully consider the OZP No. 26 Rehearing Items and, if it considers that any
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amendments to OZP No. 28 are necessary in relation to such items, it will either
gazette those amendments under TPO Section 6B(8) as “further amendments” to OZP
No. 28, or gazette them under a further Section 7 draft OZP.

Should the OZP No. 26 Rehearing Items in the attached not be accepted by the Board
for direct consideration as part of this Section 7 Representation process, we retain the
right to seek a separate rehearing of the R34 representation as to OZP No. 26, to
comply with the Orders of the CFI.

We have included the reasons for the Representation in the attached paper, and we

reserve our right to provide additional information in support of this Representation
and to raise additional points, if necessary.

Yours sincerely

Louis Loong
Secretary General
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1.2

1.3

1.4

Representation in Relation to the Amendments shown on the
Draft Wan Chai Outline Zoning Plan, Plan No. S/H5/28 & S/H5/26

The Real Estate Developers Associations of Hong Kong (REDA)

INTRODUCTION
Introduction

The Town Planning Board (TPB, the Board) gazetted Draft Wan Chai Outline Zoning
Plan, Plan No. S/H5/28 (OZP No. 28) on 4 May 2018. The amendments shown on the
OZP are related to revision and deletion of the planning controls, such as Building
Height Restrictions (BHRs), Non-Building Areas (NBAs) and Building Gaps (BGs)
introduced to the Wan Chai planning area under OZP No.26 gazetted by the Board
on 24 September 2010.

REDA had made a representation (R34, attached to this representation as
Attachment 1) opposing many amendments items shown on OZP No.26. R34 was
considered but not upheld by the Board on 26 April 2011. On 25 July 2011, REDA
filed a judicial review (JR) against the Board’s decision. The Court of First Instance
(CFI) allowed the IR and ruled the decision of the TPB be quashed and remitted back
to the Board for reconsideration. Details of the background are available in
Paragraphs 4.1 and 4.2.

This submission has made reference to the TPB Paper No. 10415 (The TPB Paper,
The Paper) considered by the Board on the 13 April 2018. The Paper was entitled
“Proposed Amendments to the Wan Cha Outline Zoning Plan No. S/H5/27”. The
Paper, in fact, was to review the development restrictions shown on OZP No. 27, but
most of these amendments were introduced earlier to OZP No. 26, the OZP which
was subject to the CFl judgment and which should have been remitted for
re-consideration. The Paper also proposed amendments which are now shown on
OZP No. 28. The minutes of the TPB relevant meeting has also been reviewed.

This Representation is made to support/partly support the amendment items which

are related to the relaxation/deletion of planning controls shown on OZP No. 28.
However, it considers that some of the revised BHRs should be further relaxed and is
therefore in opposition. It is also in opposition to the fact that many of the points in
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1.6

1.7

the original representation R34 have not been properly reconsidered

Reconsideration of R34 related to OZP No. 26

The Board needs to reconsider R34 to OZP No. 26 as stated in para 1.2 and 1.3
above. However, it is evident from the content of the Paper that the TPB did not
consider all of the issues raised in R34 and REDA has not been invited to a rehearing
of the original R34. Some of the issues raised in R34 have been considered in the
Paper and amendments proposed in some circumstances but not in others. If the
TPB takes the view that only those issues which have actually been accepted for
amendment are relevant to this representation process, then REDA is strongly of the
view that the direction of the CFl has therefore not been complied with.

REDA considers a pragmatic approach is to include in this Representation those
amendment items on OZP No. 26 which have not been fully responded on OZP

No.28. Some of these amendments are relevant to some of the amendments

"gazetted under OZP No. 28, such as the relaxation of BHR in some locations but not

in others, and the removal of NBA, etc. in some locations but not in others. Other
proposals such as the wider application of the OU(MU) zone and the rezoning of a
site from GIC to Open space have not been considered at all. Therefore, this
representation also objects to amendment items shown on OZP No. 26 but not

included, or not adequately included, in the amendments shown in OZP No. 28.

The representation items in respect to both OZP No. 26 and OZP No. 28 are listed in
Paragraph 6. Appendix A includes a more detailed description of those items
related to OZP No. 26. -

SN
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2.1

2.2

2.3

3.1

BACKGROUND
Gazettal of Wan Chai - OZP No. 26

The TPB gazetted the Draft Wan Chai OZP No. 26 on 24 September 2010 (HK Island
Planning Area H5). The amendments shown on the OZP included extensive
imposition of BHRs, NBAs, BGs and Setbacks (SBs) on sites of the draft OZP. it also
rezoned the “Commercial/Residential” (C/R) sites to “Commercial” (“C”),
“Residential Group (A)” [R(A)] or “Other Specified Uses” annotated “Mixed uses”
[ou(MU)].

The Board considered the representations and comments made in relation to the
OZP No.26 on 26 April 2011. The Board decided not to uphold R34, but proposed
amendments to the draft OZP to partially meet 3 representations (Nos. R98 to R100)
in respect to the sites at 8-10 and 12-18 Wing Fung Street (the 2 Sites) and not to
uphold the remaining represehtations. Procedures related to gazettal of the

“proposed amendments and further hearings were held in the period of May to July

2011. Three Pacific Place together with the 2 Sites were rezoned to C(6), the former
being subzone (a) and the latter subzone (b). These were shown on R/S/H5/26. The
relevant Notes were also amended. These amendments shall thereafter form part of
the draft OZP, in accordance with Section 6H of the Town Planning Ordinance (TPO).

In August 2012, the Board later gazetted another version, OZP No. 27, for the
Planning Area. The amendments included in this OZP are related to individual sites
and are not directly related to this representation.

REDA’s Representations in relation to H5 and other OZPs

REDA’s representation (R34) in related to H5 OZP No.26

REDA submitted a representation (No. R34) in respect of H50ZP No.26. The
representation considered that the BHRs were set too low. The restrictions were
excessive to achieve the objectives stated in the Explanatory Statement (ES). The
representation considered the rezoning of C/R to “C”, residential zone, OU(MU)
inappropriate. It also questioned the legal basis of imposing controls of NBAs, BGs
and SBs on sites within the OZP. The planning area was imposed with extensive
development controls. Yet, the deficit of open space in the area was not addressed.
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3.3

4.1

R34 put forward proposals of relaxing the BHRs and removing all the NBAs, BGs ad
SBs to meet the representation. It proposed a Relaxation Scheme similar to that one
for the Tsim Sha Tsui Planning Area be applied to “C” and OU(MU) zone to
encourage amalgamation of small lots for development of better design to improve
the general urban environment. It also proposed to rezone the ex-Wan Chai Police
Quarters site to “Open Space” (“O”) and expansion of the OU(MU) zone. The
representation was not upheld by the Board

REDA’s representations in related to other OZPs

In the early 2010s, the Board gazetted amendments to many OZPs by imposing
extensive development controls of BHRs, NBAs and BGs. REDA lodged
representations to express its views that the controls were in general too restrictive
to achieve the stated objectives in the ES of the relevant OZPs.

Judicial Review submitted by REDA

On 25 July 2011, REDA applied to the Court for JR (HCAL 58 of 2011) against the
Board’s decision in respect of R34 on the Subject Draft OZP, together with its
decision on REDA’s representations in respect to three other OZPs% On 3 February
2015, following the Court of Appeal (CA)’s decisions in the Hysan® and Oriental
Generation® cases handed down on 13 November 2014, the Court of First Instance
(CF1) handed down its judgment on the IR regarding the four draft OZPs. Following
the principles in those CA judgments (discussed further below), the CFl ordered that
JR is allowed on grounds of specific procedural unfairness (Paras. 98-105 of the

judgement) and the TPB’s failure to make sufficient inquiries in relation to
development intensity and Sustainable Building Design Guidelines (SBDG) (Paras.
106-115 of the judgment), failure to make sufficient inquiries in relation to AVA

(Paras. 122-126 of the judgment), failure to make sufficient inquiries in relation to

Building Height Profile (Paras. 127-128 of the_judgment), inappropriate reliance on

minor relaxation as a substantive ground (Paras. 118-121 of the judgment). The
TPB'’s four decisions (including the decision made in respect of H50ZP No.26 on 26

April 2011) were quashed and remitted back to the Board for reconsideration.

' The Tsim Sha Tsui OZP provides incentive for amalgamation of smaller sites by allowing relaxation of the
BHR through application under S.16 of TPO. The Board would consider the application against a number of
criteria as listed out in Para 8.19 of the Explanatory Statement of the OZP.

% They are Ngau Tau Kok and Kowloon Bay OZP, Mong Kok OZP and Yau Ma Tei OZP.

: Hysan Development Co. & Others v. Town Planning Board (Court of Appeal, CACV 232 and 233 /2012, 13
November 2014).

* Oriental Generation v. Town Planning Board {Court of Appeal, CACV 127/2012, 13 November 2014)}.

4
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5.1

5.2

It can therefore be stated that the amendments shown on H50ZP No.26 had not
gone through the “proper” planning procedure required under Section 6 of the TPO.

Recent Review of Development Restrictions of H5 OZP: TPB Paper No. 10415

Purpose of the Paper

The purpose of the TPB Paper was stated and recorded in the minutes of meeting
held on 13 April 2018. It was to follow up on the Court’s ruling, and to undertake a
review of the development restrictions of the H5 OZP. Para 72 of the minutes reads:

“The Secretary reported that the proposed amendments were formulated
upon review of the draft Wan Chai Outline Zoning Plan_in order to give effect

to_the Court’s orders in respect of two judicial reviews lodged by the Real

Estate Developers Association of Hong Kong and Leighton Company Limited
and Lee Theatre Realty Limited, both were subsidiaries of Hysan Development
Co. Ltd.” (Emphasis underlined) '

The recommendations of the review were presented as proposed amendments to
OZP No.27 included in the TPB Paper which was considered by the Board on 13 April
2018. REDA was not consulted on the review process or the outcome, and the only
process so far provided for REDA’s involvement is through this representation
process.

Stepped Height Concept not Achievable

The TPB Paper described, in its para. 5.1, the Building Height concept on OZP No. 27
that “the main purpose of BHRs is to provide better planning control on the BH of
development/redevelopments and to avoid excessive tall and out-of-context
developments which will severely affect the visual quality of the area.” The Paper
also, in para 5.3, stated that the existing tall building in Wan Chai North (Planning
Area H15) and the northern part of H5 as well as the residential development of
relatively lower development intensity in the inland area had made_a stepped height

concept ascending from the harbor and gradually ascending toward the landward

side not achievable.
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Practice Notes and Implications

Included in Annex C2 and Annex D of The Paper were Practice Note “APP-152 SBDG”
and “Implications of SBDG on Building Profile” respectively. The review of the BHRs
of various groups of sites/zones to take account of SBDG requirements were
included in Para 6 of the Paper.

Floor-to-floor Height and Assessment for BHR

Annexes E1 to E5 were tables of assessments of building heights of various
sites/zones in Wan Chai taking account of SBDG. In these assessments, floor-to-floor
height (FTFH) assumptions were made for different parts of a building and for
different types of buildings. Table 1 below is a summary of FTFH assumptions for
podium and typical floors for different types of building in the Annexes E1 to E5.

Table 1: A summary of FTFH assumptions for podium and typical floors for
different types of building used in Annexes E1 to E5

Annex | Sites Podium Floor | Typical Floor | Remarks
FTFH (m) FTFH (m)

El “C” sites with BHR 135mPD 5 4

E2 “C” sites with BHR 110mPD | 4.5 3.3 #

E3 OU(MU) for commercial 5 4 #

building
E4 R(A) sites with BHR 110mPD | 5 3 #
E5 R(B) sites with BHR 150mPD | NA 3

# These Annexes are with remarks stating that, for some sites, “design approach
and/or less desirable building design such as lower FTFH would need to be applied for
future redevelopment”

The Annexes had taken account of both the Building (Planning) Regulation [B(P)R] as
well as SBDG. The maximum site coverage (SC) allowed under the B(P)R was

assumed. It can be seen that the FTFHs were not the latest adopted for top quality
development, and in some sites/zones, some the BHRs were not sufficient to
accommodate the entitled GFA_ (with concessions) and the statement “design
approach and/or less desirable building design such as lower FTFH would need to be
applied for future redevelopment” was made.




5.6

These Annexes were used to substantiate the relaxed BHRs. However, maximum SC
and low FTFHs had been adopted. There is no scope for good and innovative design.
It can be seen from the Annexes that the BH that could be built under the relaxed

BHRs range from 26 to 32 storeys, some with substandard FTFHs. This is not proper

urban planning and realistic assumptions which are forward looking and

encouraging a high standard of development to meet future economic and

environment needs should be applied.
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REPRESENTATION ITEMS

Representation ttems

Amendments shown on H5 OZP No.28

This representation supports the following amendment items shown on Plan: Iltems
F1, F2, G1, G2 and G3. These items are related to deletion of NBA and BG
requirements on a number of sites. This representation also supports (b) to (d) of
the amendments to the Notes of the Plan. These amendments (b) to (d) are made
so that the Notes are consistent with the amendments Items F1, F2, G1, G2 and G3
made to the Plan.

This representation also supports to Items A and E3. These items propose to relax
BHRs. The new BHRs are considered acceptable.

However, it does not support ltems C, D, E1, E2 and E4 on Plan. The relaxation of

BHRs in principle is supported. Yet, the extent of relaxation is not sufficient to
accommodate the GFA with a reasonable building design and the proposed BHR is
objected to.

This representation objects to Item B on the Plan and (a) to the Notes of Plan. These
two are related to the C(4) site, the ex-Wan Chai Police Quarters site. It is proposed
that this whole site should be rezoned to “0”, to provide local open space for public
recreation, a significant wind gap through the intensively developed area and a
non-developed green area as a visual contrast with the intense development in this
part of Wan Chai. '

Amendments shown on H5 OZP No.26

This representation objects to ALL Items, except for N, Q, R, S, U1, U2, U3 and V
shown on the Plan No. 26. This representation also objects to (a), (c), (d), (e), (f) and
(h) of Amendments to the Notes of the Plan No. 26. These objection items are very
similar to those included in R34 submitted by REDA in respe.ct of OZP No. 26 on 18
November 2010°. A more detailed description is contained in Appendix A.

® R34 submitted in respect of OZP No. 26 also objects to U1 and U2, but these two items have been
catered for in the amendments on OZP No.28.
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7.1

7.1.1

7.2

7.2.1

7.2.2

REASONS FOR REPRESENTATION

Building Height Restrictions set too Low

Previous Objection Reasons stated in R34 are still Valid

Despite the relaxation made to some BHRs and the deletion of some NBAs/BGs in
the current OZP (No.28), the current BHRs are generally still too low. The reasons of

objection included in Para 3.1 of R34 (please see Attachment 1) are still valid for this

representation in relation to OZP No. 28.

Inadequacy of the Review of Development Restrictions included in TPB Paper No.
10415

Wan Chai is a Prime District for Grade A Commercial/Office Development

The review of the BHRs had not taken account of the prime location of Wan Chai
which is well served by public transport. Wan Chai together with the adjacent areas
such as Wan Chai North, Central and Causeway Bay are occupying the stretch of CBD
along the north shore of Hong Kong Island. Wan Chai is a prime district with
potential for more Grade A commercial/office developments.

Relaxation of Building Height Insufficient

Floor-to-floor Height (FTFH) assumptions not keeping with the latest practice

For quality development, the commonly used FTFHs nowadays are 5m (podium
floors), 4.5m (typical commercial floors) and 3.15m (typical residential floors). In fact,
the development industry is considering to adopt 6m FTFH for the ground floor of
top quality commercial development and there are General Building Plans (GBPs)
approved by Building Department (BD) with such 6m FTFH. By comparing the
above FTFH with those listed in Table 1, the FTFH assumptions which were used to
work out the BHRs are too low and are unable to allow for top quality development.
Also the nature and use of commercial buildings is changing with not just office uses
in the upper levels. A mix of office, retail and service activities now is a common
occurrence in many commercial buildings and this flexibility needs to be included in
the design of future commercial buildings.
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7.2.4

7.2.5

7.3

7.3.1

BHRs should not be set for substandard developments

As shown in Table 1, the remarks of Annexes E2 to E4 stated that “design approach
and/or less desirable building design such as lower FTFH would need to be applied
for future redevelopment”. It is clear that the BHRs are too restrictive to take
account of the SBDG for some sites. There is no apparent reason why BHRs could
not be increased so that reasonable modern building design can be readily
achieved.

“C” at BHR 110mPD is Far Below Standard

The most unreasonable BHR is 110mPD which has been imposed on the “C” zones
bounded by Tonnochy Road / Hennessy Road / Percival Street /Gloucester Road. The
FTFHs adopted for the “C” sites with BHR 110mPD had assumed 4.5m for podium
floors and 3.3m for typical commercial floors (Annex E2 of the TPB Paper refers).
These FTFHs are absolutely substandard for commercial developments in a prime

- district such_as Wan Chai. Even with these low FTFHs assumptions, the Annex is

supplemented with the remark ““design approach and/or less desirable building
design such as lower FTFH would need to be applied for future redevelopment”. It is
clear that the 110mPD is far too low for the “C” sites. A major reason stated in the
TPB Paper for keeping the low 110mPD BHR is visual impact consideration, but this
has not been well substantiated.

Overall, the BHRs shown on OZP No. 28 are generally still too low for the Planning
Area. '

Impact on Views to the Harbour from Wan Chai from Stubbs Road Lookout Point
not a Justified Concern

According to the TPB Paper, for the large area of “C” sites referred in para 7.2.4
above, keeping the 110mPD BHR and not proposed any relaxation is to minimize the
visual impact on the view of the Harbour from the Stubbs Road Lookout Point.
Paragraph 6.2 (b) of the Paper states that:-

“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

10
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7.33

7.34

these sites is proposed to be maintained at 110mPD so as to minimize the

impact on the views to the Harbor 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 balance between
development rights and public interest.” (Emphasis underlined)

Plan 6 of the TPB Paper (attached to this representation as Attachment 2) shows a
comparison of views from Stubbs Road Lookout Point (SRLP) for the two scenarios
for the large area of “C” sites with BHRs at 135mPD and 110mPD, respectively. The
view to the Harbour from the Lookout Point consists of the main parts: a very
dominant part of trees closest to viewer, developments of the Wan Chai planning
area, developments of the Wan Chai North planning area, small parts of the water
body of the Harbor, and further away developments on Kowloon peninsula. There is
very little difference between the views under the two scenarios for 135mPD and
110mPD for the “C” sites. Therefore, it makes little difference to the views by
relaxing the BHR to 135mPD. There is no significant additional public interest to be"
served by the 110mPD over the 135mPD and it should therefore be amended
accordingly.

Flat Monotonous Height Profile versus Varied Interesting Skyline

On Plan 6, the taller buildings in Wan Chai North form a backdrop for the
development in Wan Chai when viewed from SRLP. The photomontages shown on
Plan 6 showed flat monotonous profile. These photomontages had been prepared
without the consideration of building efficiency and ignored the fact that, in
situation of more relaxed BHRs, many redevelopments would not be built to the
maximum height.

It should be stressed that more relaxed BHRs would also allow incorporation of
innovative elements into development and enable creative building design. In
addition, with the more relaxed BHRs, buildings of more diverse heights would be
built resulting in a more interesting skyline thereby enriching the view to the
Harbour from the Lookout Point.

11
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8.1

Minor Relaxation should not be used to Justify Low BHRs

A Member asked at the TPB meeting which discussed the TPB Paper “whether the
proposed relaxation of BHRs had allowed flexibility for building design measures
such as elevated podium and sky garden for improving air penetration and urban
porosity,” (para 83(b) of minutes of TPB meeting on 13 April 2018). No affirmative
answer was provided. Instead, “minor relaxation” was mentioned as seen from the

response:

“Should there be any development/redevelopment proposal adopting good
building design measures resulted in an exceedance of BHR, minor relaxation
of BHR might be considered by the Board upon application under section 16 of
the TPO.” (para. 84(d) of minutes of TPB meeting on 13 April 2018)

REDA consider that reasonable BHRs should be set to encourage good design and
minor relaxation should not be used to justify the low BHRs imposed for the
planning area. It is relevant to provide a quotation from the CFA judgment in
relation to Hysan which was also quoted in the CFi judgment in relation to REDA’s JR
of the Wan Chai OZP (and other OZP’s). If the TPB is to rely on the minor relaxation
clause as a basis for setting unreasonably low BHR then it could be considered to be
acting unlawfully. The quotation reads:

“164. Whilst it is not objectionable for the TPB to refer to the mechanism for
minor relaxation after they had rejected the representations on other
substantive grounds by way of reminder to.an applicant of such mechanism, it
is not open to the TPB to rely on that mechanism as one of the substantive-
reasons for rejecting representations. In the latter scenario, the TPB would
have taken an irrelevant consideration into account. Even though it may only
be one reason out of several reasons given in dealing with the representations,
Hysan is entitled to say that it could not know whether the TPB would reach
the same conclusion in the balancing exercise if such reason had not been
relied upon. In our judgment, the decision of the TPB is tainted by its reliance
on the possibility of applying for minor relaxation.”

Setback Requirements

The review of development controls in The TPB paper had ignored the reasons of
objection for imposition of setbacks (SBs) on sites included in R34. The SBs

12



9.1

9.2

requirements were imposed as “air paths” under the AVA considerations. They were
not imposed because of road widening which are covered by other ordinances such
as Buildings Ordinance and the Roads (Works Use and Compensation) Ordinance.
There is also no statement in the Notes or Explanatory Statement of the OZP
indicating that the private land taken for SBs may be considered for bonus GFA in
accordance with normal practice. The SB requirements result in taking away private
land wi;chout compensation. (For more details, please refer to para. 3.6 of
Attachment 1.)

More Open Space to Facilitate Air Ventilation and a Quality Urban Area

Wan Chai is a dense urban area with severe open space deficit. The AVA EE states
that Wan Chai is an area with high building height to street width ratio (H/W).
Building height ceases to be the key consideration factor for air ventilation. Wind
penetration largely depends on the existing road network and open spaces as major
air paths (para 4.2.1.2 of AVA EE 2018 and para 6.1.4 of AVAEE 2010). As such, the
Government should look for more land for opén space. Rezoning the Ex-Wan Chai
Police Quarters site to “O” is an effective way to improve air ventilation

Open space has many different functions to perform in a dense urban environment
like Wan Chai. Not only does it provide space between buildings for better
ventilation, but it provides a soft green environment which facilitates mitigation of
the urban heat island effect, provides space for informal recreation and exercise,
and space for people to get outside from relatively small flats. There are increasing
examples of studies in Hong Kong which show that availability of open space
facilitates social interaction, good physical and mental health.

13



\Y

10

10.1

10.2

10.3

PROPOSALS TO MEET THIS REPRESENTATION
Proposed Height Profile for Wan Chai Planning Area

Balanced Considerations

The general height profile for Wan Chai should take account of and balance a
number of considerations. These include adequate BHRs to accommodate the GFA
with concessions allowed under the land use zonings, provide visual relief by “O”
and G/IC zonings, provide an interesting skyline through recognizing the BH of the
taller existing and committed landmark developments and preserving the views
from major recognized viewpoints etc. It must also carefully balance any
restrictions with the impact they may have on private property rights.

BHRs for Landmark Developments

As such, the BHRs for Landmark Developments are supported. These include the -
Three Pacific Place, the Hopewell Centre and its adjacent site, and Times Square. It
is also considered appropriate that in principle, any sites with valid approved
General Building Plans exceeding the general BHR should have the approved
building height included on the OZP. This is particularly so in the vicinity of these
Landmark Developments which would develop into recognized nodes of taller
buildings, bringing structure and variety to the urban form.

General Profile

To achieve a more reasonable height profile for H5 Planning Area, it is proposed that

a. Area to the north of Hennessy Road be with BHR at 135mPD. This has taken
account of the views from the SRLP
b. “C” and OU(MU) zones to the south of Hennessy Road be with BHR at

150mPD

c. Residential zones south of Johnston Road and Wan Chai Road be at BHR
130mPD

d. Residential sites on both sides of Queen’s Road East, except for R(C) sites, be
at BHR 130mPD, and

e. Residential zones adjacent to western part of Kennedy Road at BHR 150mPD.
This has considered the relative high level of the sites in this area.

14
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This profile together with the higher BHRs for the landmark development, “O” sites
and G/IC sites with lower BHRs will create a more interesting urban built form. The
more relaxed BHR’s provide flexibility in design and would result in a more
interesting skyline. Not all buildings would develop up to the maximum permitted
BH under these restrictions, whereas they would more likely be restricted under the
lower BHR. Also this level of restriction would prevent out of context tall buildings
while providing scope for the inclusion of sky gardens, building perforation and a
much more varied from of building development. The more varied building heights
would likely facilitate downwash for better air ventilation.

Rezoning C(4) site to “O”

This is to address the severe deficit of the open space provision in H5 and it is the
most effective way to improve air ventilation and improve the living/working
environment of Wan Chai (see para 9 above).

A Summary of Proposals related to OZP No. 28

A summary of the Proposals/Proposed BHRs for the Amendment items on OZP No.
28 is shown in Table 2

Table 2: A summary of the Proposals for the Amendment items on OZP No. 28

Amendment Item on Plan, OZP No. 28 | Proposals/ Proposed BHRs (Note 1)
B _ | Rezone C(4) to “O”

C 150mPD

D 150mPD

El 130mPD

E2 150mPD

E4 130mPD

Note 1 Any sites with valid approved GBPs exceeding the general BHR should have
the approved building height included on the OZP.

Proposals related to Amendments made to OZP No. 26

BHR of 110mPD “C” sites and other sites should be relaxed

It follows from Para 10.3 (a), the “C” sites bounded by Tonnochy Road / Hennessy

15



Road / Percival Street /Gloucester Road are currently subject to BHR of 110mPD are
proposed to be rezoned as OU(MU) or remained as “C” of BHR 135mPD. This is
related to ltem B1 which covered a very large area.

13.2 The BHRs of many sites should also be relaxed in accordance with Para.10.3 and as
shown in Table 3 below.

Deletion of Setbacks

13.3 To respect private property rights, all SB requirements should be deleted.
13.4 Table 3 is a summary of the proposals for the Amendment ltems on OZP No. 26

Table 3: A summary of the Proposals for the Amendments on OZP No. 26
Amendments OZP No. 26 Proposed BHRs/Proposal (Note 1)

Bl : Part of this item, i.e. sites bounded by
Tonnochy Road / Hennessy Road / Percival

Street /Gloucester Road to be rezoned to
OU(MU) or remain as “C”, but with BHR

135mPD
B2 130mPD
B3 150mPD
D,EFG,H 130mPD
J2 Rezone the site to “0”
M 150mPD
P 150mPD
(e) Delete all SBs

Note 1 Any sites with valid approved GBPs exceeding the general BHR should have
the approved building height included on the OZP.

14 Proposals included in R34

14.1 The proposals included in R34 related to “Relaxation Scheme”, “Provision for
Dedication of Land” and “The Wording of the Minor Relaxation Clause” also form
part of this representation. Please refer to paras. 4.2, 4.3 and 4.8 of Attachment 1.
These should also be considered as reasonable proposals to encourage
development of a better and more sustainable urban environment.

16
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CONCLUSIONS
Conclusions

The H5 OZP No. 26 had imposed extensive development restrictions on sites in the
planning area. The restrictions had gone much further than is necessary to achieve
the planning objective stated in Explanatory Statement. While some relaxation of
BHRs and deletion of NBAs and GBs have been proposed and shown on OZP No. 28,
there are still apparent inadequacies in the review of the development restrictions
as included in The TPB Paper, and some restrictions should be further relaxed.

R34 was submitted to the TPB in respect to OZP No. 26. The CFl has referred the
whole OZP back for rehearing for the reasons summarised in this representation.
The process undertaken by the TPB of not fully rehearing all the points raised in R34
is considered by REDA as being incompliant with the direction of the court. The
reasons of that objection are still valid. REDA considers that it is a pragmatic way for
the Board to consider the points raised in R34 together with this representation as- -
they are closely interrelated. However, should that be not accepted then REDA
requests that a separate rehearing of R34 be held as soon as possible and before
any decision is made in relation to the amendments shown on OZP No. 28

The proposals put forward in Section V are for the better planning of Wan Chai. This
submission is made in the broad interest of Hong Kong as a whole and in the
interests of maintaining an efficient, fair and sustainable development system.

Appendix
Appendix A: Representation Items in relation to OZP No. 26

Attachments
Attachment 1:
Representation submitted by REDA to the TPB in respect to OZP No. 26, i.e. R34

Attachment 2:
Plan 6 attached to TPB Paper No. 10415

The Real Estate Developers Association of Hong Kong
4 July 2018
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Appendix A: Representation ltems in relation to OZP No. 26
This Appendix shows the amendments on OZP No.26. This representation objects to the items
which are NOT crossed out.

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

1. Amendments to Matters shown on the Plan

ItemA - 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(3)” (“C(5)").
“Commercial(6)” (“C(6)7), “Residential (Group A)" (“R(A)7),
“Residential (Group A)I” (“R(A)I”), “Residential (Group A)2"
(“R(A)2™), “Residential (Group A)3” (“R(A)37), “Residential (Group
A (“R(A)M”), “Residential (Group A)5” (“R(A)5"”), “Residential
(Group A)6” (“R(A)6"), “Residential (Group B)” (“R(B)"), "Government,
Institution or Community” (“G/IC”) and “Other Specified Uses™ (*OU™)
Zones.

' 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.

ftem Bl

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(A)"” and stipulating
building height restriction for the zone.

Item B3

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.

ltem C

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™ 10 “R(A)3” and stipulating building height restriction for the zone.

Item E Rezoning of a site occupied by No. | Star Street at | Star Street from
“G/IC 10 “R(A)4™ and stipulating building height restriction for the zone.

emF - Rezoning of a site occupied by Hong Fook Building at 11-17 Kennedy
Street from “G/IC™ o “R(A)Y" and stipulating building height restriction
for the zone.

ltemG - Rezoning of a site occupied by Oi Kwan Court at 28 Oi Kwan Road from
“G/C to “"REA)S™ and stipulating building height restriction for the zone.

ItemH - 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.



hemlJl - 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.

fem]2 = 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.

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

ItemL - 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.

hemM - Rezoning of a site occupied by QRE Plaza at 202 Queen’s Road East from
“Open Space” (*0O”) to “C(3)” and stipulating building height restriction
for the zone.
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ItemP - Rezoning of a site occupied by Hopewell Centre at 183 Queen’s Road
East/17 Kennedy Road from “R(A)" to “C(5)" and stipulating building
height restriction for the zone.
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ftems T1 - Rezoning of a site occupied by Three Pacific Place at. 1 Queen’s Road

and T2 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’.
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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)",
“RIAY". “R(A)I™" to “R(AY6", “R(B)”, “G/IC" and “OU" zones.

Datet il ek

(c)

(d)

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.

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. - -

/o

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. :
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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 “Elevated Walkway™ zones.
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18 November 2010 By fax and mail

The Secretary

Town Planning Board

15 Floor, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sirs

Representations in Relation to the
Amendments to the Approved Wan Chai Outline Zoning Plan e
(Amendments shown on Plan No. S/H5/26)

We refer to the proposed amendments to the Approved Wan Chai Outline Zoning
Plan which have been shown on the Draft Outline Zoning Plan No. S/H5/26 gazetted
on the 24 September 2010.

We hereby submit Representations to the Amendments under Section 6(1) of the
Town Planning Ordinance. The reasons for the Representations are included in the
paper attached to this letter. We retain the right to provide additional information in
support of this Representation and to raise additional points, if necessary.

Yours sincerely

Louis Loong
Secretary General
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Representations in Relation to the Amendments shown on the
Approved Wan Chai Outline Zoning Plan, Plan No. S/H5/26
-- The Real Estate Developers Association of Hong Kong (“REDA”)

1.

1.1

2.1

2.2

3.1

Representation in Opposition

Representor

This Representation is lodged on behalf of The Real Estate Developers
Association of Hong Kong (REDA). It addresses the principles which have
been applied in relation to the building height restrictions, gross floor area
(GFA) restrictions setback requirements and Non-building Areas (NBAs) and
other associated matters included as amendments in the Draft Wan Chai
Outline Zoning Plan, No. S/H5/26 (the OZP).

This Representation relates to general matters applicable to a wide range of
issues which arise because of the inclusion of the height limits, NBAs and
other restrictions in the amendments shown on the OZP. In other words, this
representation objects to ALL items, except for Items N, Q, R, S and V, shown
on the Plan. The representation also objects to (a), (c), (d), (¢), () and (h) of
Amendments to the Notes of the Plan,

This submission is made in the broad interests of Hong Kong as a whole and
in the interests of maintaining an efficient, fair and sustainable urban
development system.

Basis for this Representation

The reasons for this Representation are provided in the following paragraphs.
Building Height Restrictions Set Too Low

Lack of Flexibility for Innovative and Quality Design

REDA as a general principle opposes to the setting of building height
restrictions at levels which are so low as to unnecessarily constrain the
provision of good quality development for the people of Hong Kong. This
objective can only be achieved by providing flexibility for the design of
developments which provide good internal space for people to live in and
work in, with sufficient internal headroom. There also needs to be flexibility
for changing requirements over time and scope to meet market expectations.

CIATION OF HONG KONG
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Development History and Pattern

3.1.2 However, there is no clearly expressed concept of the objectives targeted to be
achieved through the establishment of the height limits and no discussion of
alternative measures which may achieve the same objectives. This is
particularly relevant given the development history and pattern of Wan Chai
(including Wan Chai North Planning Area). It would appear that the objective
has been to limit new buildings to about 30-32 storeys which is considered too
low given the present character of Wan Chai.

3.1.3 The original coastal line of Wan Chai was in the vicinity of Queen’s Road
East and Wan Chai Road. Over the century, Wan Chai has undergone several
stages of reclamation. To the south of Queen’s Road East, the topography is
generally steep, while to the north of the road, the land is generally flat. The
general development pattern -is the newer and taller buildings being located .- - . = . .
near the Victoria Harbour and smaller older buildings in the inland area,
though in the last two decades some of these older buildings have been
redeveloped, thereby kick-starting a gradual transformation of the inland area.

3.1.4 In the Wan Chai North Planning Area, many buildings are in the range of
170mPD to 200mPD, the tallest one being over 290mPD. The development
pattern and the topography have generally made the Wan Chai Planning Area
a canyon. The current building height restrictions proposed in Plan No.
S/H5/26 considered so low that they will further impact on the urban
environment, particularly the area on both sides of Queen’s Road East. A
general increase in the height bands by, say 10m to 20m to permit buildings of
around 40 storeys, would provide for better urban design and achieve the
height restriction objectives.

Dense Urban Area with Severe Open Space Deficit

3.1.5 Wan Chai Planning Area is a densely developed urban area, with a planned
population of about 83,540. Yet, the land zoned “Open Space” is only 3.95
ha', among which many are very small land parcels. The amount is
substantially less than 16.7 ha, the requirement based on Hong Kong Planning
Standards and Guidelines (HKPSG) which is 2sqm open space per person.

Good Design of Tall Developments helps Address the Severe Open Space
Deficit

Even including the public space of about 0.63ha provided within the commercial and
residential zones, the total open space provision is only 4.58ha.
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3.1.6 Three Pacific Place (177.8mPD), Times Square (173.6/1 98.2mPD) and
Hopewell Centre (220mPD) are the relatively taller buildings within the
Planning Area. These developments provide substantial ground floor public
open space/ landscaped area®. ' These tall buildings accommodate the floor
area up in the air space thereby providing significant quality ground floor
space for pedestrians. They help ease the severe open space deficit in the area.

Different Building Heights make Little Difference to Air Ventilation

3.1.7 'The Expert Evaluation Report for Air Ventilation Assessment® (EE Report) for
“the Wan Chai Area states the air ventilation principles. The first principle
(Para. 6.1.4 of the EE Report) is quoted below:

“Firstly, given Hong Kong’s tall building urban morphology, beyond a
" certain absolute building height (as related to the building height to
street ratio (H/W), or in the order of say 80m+high even a street width of
say 25m), the heights of building cease to be the key consideration factor
Jor air ventilation at pedestrian level. There is small material difference
between building heights of 110mPD and 130mPD from air ventilation
point of view, taking into consideration the width of the same street,”

Except for the G/IC sites, most of the development zones have been imposed
with a height restriction which allows a building height taller than 80m. As
development rights need to be protected, it is not possible to lower the
building height below 80m to accommodate the permitted GFA, Therefore, the
building height restrictions fail to achieve air ventilation purpose to a
reasonable extent.

Gaps, Air Paths, Open spaces and Green Areas are More Important

3.1.8 The second principle of air ventilation reiterates that building height is not a
key consideration, but gaps are. In Para 6.15 the EE Report states:

“Secondly, given that buildings are iall, the street canyons are deep,
changing building heights a little bit one way or another would not
matter air ventilation that much. ... the most effective way to improve
air ventilation is to introduce building gaps. In addition, designing air
ventilation not from above the buildings, but from the sides is a useful

Three Pacific Place and Times Square contribute 1,650sqm and 3,017sqm public open space
respectively; while and Hopewell Centre provides 870sqm public landscaped area.

3 The EE Report is attached as Attachment VII of the MPC Paper No. 17/10 which discusses
the Proposed Amendments to the Approved Wan Chai Qutline Zoning Plan No. S/H5/25.
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strategy. The provision of connected air paths, open spaces, green areas,
non-building area, building setbacks and so on are far more effective to
improve air ventilation at the pedestrian levels.”

3.1.9 Howeuver, it is clear that without a reasonable building height to accommodate

the GF A, the sides cannot be freed up for gaps, nor the ground floor be used as
Open space or green area.

Violation of Principles laid down by the Air Ventilation Report

3.1.10 The imposition of the building height restrictions violates the advice of the EE

Report. Firstly, the different building heights do not matter much for Wan
Chai from the air ventilation perspective. The restrictions will in effect push
floor space down, thereby reducing the opportunities for providing gaps as
suggested by the second principle. Thirdly, the restrictions impose low and
uniform heights over large areas. This violates the third principle of the Report
which states that (Para 6.16 of the EE Report)

“Thirdly, as a principle, for air ventilation, a variation of building
heights in close proximity is preferred as it can create pressure
differences and they can also encourage some downwashes, diffusions
and mixing of air. ...”

3.1.11 The very likely effect of height restrictions which are set too low is that all

developments will be built to the maximum allowable height, resulting in a
flat profile, making downwashes impossible.

Strategic advice of the EE Report

3.1.12 The fourth principle of the EE Report provides strategic advice which is worth

noting (Para 6.1.7 of the EE Report):

“Fourthly, given that there are tall developments of a certain density
and building volume, for air ventilation, it is strategically advisable:

(a) to allow as much air space as possible for the development to
maneuyver flexibly.

(b) to designate non-building areas parallel to the incoming prevailing
winds, thus forming air paths. .

(c) to perforate the building towers and the podium, especially at the
lower level (say around to 30m), so that useful AV could be
oplimized at the pedestrian level; and

(d) to maximize greeneries.”

THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG
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Visual Considerations

3.1.13 Itis noted that visual consideration is one of the reasons for imposing building
height restrictions. When viewed from Kowloon, a number of buildings in
Wan Chai North Planning Area have already exceeded the 20% building-free
zone of the ridgeline or even breached the ridgeline. Also, given the inland
location of the Wan Chai Planning Area and the tall buildings near the
Harbour, both Three Pacific Place and Times Square are of reasonable heights
when viewed from the key vantage points of the Hong Kong Cultural Centre
and the West Kowloon Cultural District (Please see Plans 3A and 3B of the
MPC Paper No. 17/10).

3.1.14 When viewed from the higher vantage points on the Hong Kong Island, these
two buildings are both of reasonable scale viewed from the Lion Pavilion, the = ™
Peak and the Stubbs Road Lookout. (Please see Plans 3C and 3D of the MPC
Paper No. 17/10).

3.1.15 Taking into account the significant benefits of providing pedestrian comfort in
the dense urban area and the acceptable visual effects viewed from the
identified key vantage points, it is considered that both buildings are
exemplary developments which show that taller buildings with proper design
can open up the dense urban area and help improve the microclimate.

Need for Reasonable Building Height

3.1.16 In short, there is a need to ensure that buildings are not restricted to
unreasonably low heights, as these will result in bulky buildings forming walls
of development which block air flows, light and views. Buildings which are
taller and more slender provide these features by allowing the creation of
space around the buildings at ground level and in the air. The approach taken
to set the height restrictions at such low levels is unnecessary if a more
reasonable approach to urban design had been adopted.

3.2  Little attempt to address the Severe Open Space Deficit

3.2.1 The proposed amendments have not attempted to address the severe open
space shortfall in the Planning Area. As the Planning Area is fully developed,
opportunities for adding open space to the area rely heavily on unused
government sites. The demolition of the Wan Chai Police Married Quarters is
a good chance to convert the site into a public open space to address the
shortfall and add greeneries to the densely packed area. Yet, a commercial
zone is proposed for the site.
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3.2.2 As a principle, REDA considers that the Board should retain any public land
in intensely developed areas for open space and G/IC use so as to avoid the
need to provide such uses in private land or through resumption of private land.
A long term view of sustainable development should be applied and provision
of open space on public land should be given a high priority.

33 No Public Consultation

3.3.1 The building height and GFA restrictions, NBAs as well as setback
requirements, have been imposed on the OZP without any prior public
consultation. There has been no opportunity for the public, including the
development industry, to be informed as to the justification for the need of the
restrictions. There has also been no explanation given to the public as to the
- -—-reasons why-the particular height limits, NBAs, setback requirements and/or-- - - -~ -
GFA restrictions imposed have been adopted. There has been no visual
impact analysis made available to the public which indicates what the vision is
for the long term development of the Planning Area.

3.3.2 It is strongly suggested that the PlanD should carry out planning study for the
Planning Area as in the case of Wong Chuk Hang and Kowloon Bay Business
Districts. PlanD should present the public with the visual impact assessment
and diagrams for consultation, in order that owners, stakeholders and the
public can be informed of the implication of the height restrictions and other
amendments and submit their comments as appropriate.

34  Nonp-Building Area

34.1 A number of NBAs are introduced to “Residential (Group A)” (“R(A)”),
“Commercial”, “Government, Institution or Community” (“G/IC”) and
“Other Specified Uses” (“OU”) zones for air ventilation purposes, under the
proposed amendments. Sections 3 and 4 of the Town Planning Ordinance
provide that:

(a) the Town Planning Board (TPB), in the exercise of its duty to prepare draft
plans for the "future lay-out" of such existing and potential urban areas as
the Chief Executive may direct, may make provision only by way of those
matters specifically mentioned in section 4(1); and

(b) the TPB may also prepare plans "for the types of building suitable for
erection therein" pursuant to section 3(1).
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3.4.2 NBAs do not appear to fall into either category. They are not included as the
"lay-out" of an area in section 4(1). Nor can they fall into the "types of
building" category in section 3(1) since by definition what is being provided
for in NBAs is no building at all. It is therefore difficult to see what statutory

- basis there is for them.

34.3 The objective of ensuring "gaps" between buildings in appropriate places can
be achieved within the existing framework of section 4(1) pursuant to which
the TPB may make provision for (inter alia) open spaces, parks, and streets. It
therefore appears to be no justification for an additional category of NBA.

3.4.4 Further, it is arguabie that the term "NBA™ is liable to cause uncertainty and
confusion:

provisions; and

(b) the implication of "NBA" under the Buildings Ordinance, in particular on
site coverage and plot ratio calculations, is unclear.

3.5 Spot Zoning Approach Inconsistent with the Town Planning Ordinance

3.5.1 REDA objects to the way in which the BHRs have been introduced to Wan
Chai OZP:

(a)  while broad height bands are a permissible form of planning control in
- appropriate situation, it is much more desirable to have a variety of
building heights in places such as Wan Chai, to achieve a more
interesting urban-scape and to accommodate different types of uses

and take into account the characteristics of the area;

(b)  the "Spot" BHRs imposed on some sites are overly restrictive
preventing creativity or innovative building design and limits the
ability of the industry to respond to a changing market. - They
unreasonably confine the form of any future building to the form of the
existing building forever.

()  excessively low building height restrictions will discourage private
 sector initiative to undertake urban renewal projects in the area.

3.5.2 REDA is of the view that "Spot" BHRs are not permitted under the TPO, for
the following reasons -
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(a)  Specific BHRSs on individual sites constitutes a form of "spot zoning",
which is not permitted by sections 3 and 4 of the Town Planning
Ordinance which requires a "broad brush" approach, as is emphasized
by the title "Outline Zoning Plan".

(b)  Sections 3 and 4 of the TPO as mentioned in paragraph 3.4.1 above
limit the planning actions of the TPB to types of buildings and exclude
detailed matters such as “Spot” building height restrictions.

A “broad-brush” approach may have been applied through the imposition of
broad height bands in some parts of the Plan, but there are sites where this
approach has not been applied. Such "spot" building height restrictions are
therefore inappropriate and unlawful, and should be withdrawn.

_There-is noindication that in formulation the building height restrictions -any -

consideration has been given to the economic impact of these restrictions and
on the objective of maintaining Hong Kong as a major international financial
centre.

The Explanatory Statement in paragraph 3 indicates that “The Plan is to
illustrate the broad principles of development within the Area”. The principle
of establishing broad statutory controls with similar characteristics has not
been consistently followed in relation to the OZP. The approach has been to
be unnecessarily restrictive, and to impose height limits to some of the
existing developments in a very restrictive manner.

.This can be seen in Amendment Item A where different building height

restrictions have been imposed on some sites to constrain development to the
existing form of the building. This applies in the C and C(2) zones and in the
G/IC zones.

The Explanatory Statement in paragraph 3 indicates that “The Plan is to
illustrate the broad principles of development within the Area”. The principle
of establishing broad statutory zones with similar characteristics has been
largely abandoned in relation to the OZP. The approach has been to be
unnecessarily restrictive, and to impose height and GFA limits to the existing
development in a very restrictive manner.

This can be seen in Amendment Items D, E, G, H, J2, M, P T1 and U2 etc,,
where an enormous number of sub-areas with their own individual restrictions
have been proposed. The designation of NBAs and setback requirements in a
number of sites as listed in Items Ul, U3 and (e) also violates the broad
principles of planning and could be considered to be a form of “Spot Zoning”.

THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG
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3.5.9 The approach is inconsistent with good town planning practice and could be
considered inconsistent with the Town Planning Ordinance in relation to the
content and application of statutory plans.

3.6  Building Gaps and Set-backs

3.6.1 REDA is opposed to the provision of requirements for set-backs on the
Outline Zoning Plans as this runs contrary to the scale and generality of what
are intended to be broad brush plans determining types of buildings and
permitted uses. REDA considers that the use of the Outline Zoning Plan for
this purpose is going way beyond the intention of town planning as provisions
for road widening are covered by other ordinances such as the Buildings
Ordinance and the Roads (Works Use and Compensation) Ordiniance. . These

7~ ~~other ordifrances provide means for compensating private land ‘owners for the

loss of their land for a public purpose. The use of the Outline Zoning Plan for
these purposes is considered wrong and may be subject to legal challenge.

3.6.2 Furthermore, the Outline Zoning Plan does not justify the set backs and
building gaps in terms of providing public passage, but in terms of providing
“air paths™ through these roads” (Explanatory Statement para. 7.12). There is
no legal recognition of the provision of set-backs for “air paths” as being a
public purpose for which private land could be taken. It is therefore
considered inappropriate and may be subject to legal challenge.

3.6.3 Furthermore, there is no provision in the Wan Chai Outline Zoning Plan for
any plot ratio restriction to be exceeded as defined in Building (Planning)
Regulation 22(1) or (2) despite this being a standard provision in many
Outline Zoning Plans. There is also no statement in the Notes or Explanatory
Statement indicating that the private land taken for set-backs is for public
passage and that it may be considered by the Building Authority for bonus
gross floor area in accordance with normal practice.

3,64 The combined effect of these set-back requirements is the taking away of
private land without compensation or resumption and without adequate
grounds for justifying them as a recognized public purpose. In these
circumstances REDA requests that all set-back requirements be removed from
the Outline Zoning Plan.

3.7 The “Commercial/Residential” (“C/R”) Zone

3.7.1 REDA objects in principle to the removal of the “C/R” zone which provides
flexibility and vibrant form of development, and has facilitated the
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redevelopment of Wan Chai into an important extension of the Central
Business District. Many other cities are encouraging mixed use development
and there is no real need for the C/R zone to be.deleted. (Amendment Items
B1, B2, and B3).

With the proposed amendments, large areas of Wan Chai have been zoned for
either “C” or “R(A)” and the planning intention for these zones is dominated
by the main permitted uses rather than for a mixture of uses. It is considered
that these planning intentions are inappropriate for many of the areas over
which they are now zoned. The retention of the C/R zoning would have been
more appropriate and the Board is requested to reinstate it.

The argument that the C/R zone is problematic in terms of the unknowm
potential loading associated with this zoning on infrastructure is not proven or

subject to any study in relatien to the Plan. Government should undertake the ... ... ...

necessary planning for infrastructure based on the worst case scenario. The
C/R zone has served Hong Kong well and there is no documented information
to support the removal of this zoning. There is a need for flexibility so that
within certain known parameters the market can decide the use, and the C/R
zoning will provide the necessary flexibility. Too rigid zoning will only
reduce the desirable flexibility. The retention of C/R zoning will also respect
existing property rights.

REDA also objects to the introduction of the “Other Specified Use” zone
annotated “Mixed Use” ((OUMU)). This zone has been introduced without
any consultation with landowners or with the development industry. The
OU(MU) zone appears to not adequately provide flexibility of development.
There appears to be little room for change and the application of the three
Schedules in the Notes and the uses is confusing and unclear. The zoning as
drafted creates a lot of uncertainty and the extent of flexibility given by the
new zoning is unclear. The sole purpose of OU(MU) appears to be the
freezing of the existing use and preventing good future development.

However, should the Board decide not to reinstate the C/R zoning, and should
it be demonstrated that this new zone has the desired flexibility and that the
controls facilitate this flexibility, it is suggested that more extensive use be
made of the new “Other Specified Uses” annotated “Mixed Use” (OUMU))
zone. For example, this zoning could be applied to such areas as the R(A)
zone along the western site of Morrison Hill Road and the southem side of
Wan Chai Road. It may also be appropriate for the area between Stewart Road
and Percival Street. These mixed use areas form part of the character of Wan
Chai.

10
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4. Proposals to Meet the Representation

Building Height Restrictions

4.1 The Building Height Restrictions must be reviewed to take into account the
strategic advice of the EE Report listed in Para. 3.1.12 above to make use of
the air space as much as possible. Yet, to balance the visual concerns,
generally 130mPD and 150mPD restrictions could be applied to area north and
south of Hennessy Road respectively, except for the taller existing and
committed developments and G/IC sites. These relaxed height restrictions will
result in developments of varying heights to allow for downwashes and a more
interesting skyline. ~More relaxed height limits should be considered, for
example, for sites at or near transport nodes to free up more ground level
space. for pedestnans

Relaxation Scheme

4.2 A relaxation or incentive scheme should be considered to encourage
amalgamation of small sites for development/redevelopment of quality and
well-designed commercial/office buildings at suitable locations to improve
visual and air permeability, streetscape and pedestrian environment to have
more relaxed heights. Such scheme can be applicable to large sites, say not
less than 1,500sqm, in Commercial zones. A relaxation clause in respect of
the building height restrictions should be incorporated into the Notes for the
Commercial zones so that relaxation of building height restrictions may be
considered by the Town Planning Board on application under Section 16 of
the Town Planning Ordinance for sites with an area not less than 1,500sqm on
individual merits. The Relaxation Scheme adopted by the Board in relation to
the Tsim Sha Tsui Outline Zoning Plan should also be applicable to the “C”
zone and the “OUMU)” in the Wan Chai Outline Zoning Plan so as to
provide an incentive for innovative design and improvement to the general
urban environment.

Provision for Dedication of Land

43 A standard clause allowing for permitted plot ratio to be exceeded as defined
in Building (Planning) Regulation (“B(P)R™) 22(1) or (2) which allows for
additional GFA for the area dedicated for public passage, etc., should also be
included for all relevant development zones, as in most other Outline Zoning
Plans.

11
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Rezoning Public Land for Open Space

4.4  The Wan Chai Police Married Quarters should be zoned “Open Space” to help
’ address the severe open space deficit in the Planning Area.

Removal of Spot Zoning

4.5  The Board should adopt a more rational and generalized approach to the
zoning by reviewing the numerous ‘sub-areas’ included in the “R(A)”and
“Commercial” zones and consolidating them into a small number of broader
zones with similar controls on building height and development potential.

Deletion of Non Building Areas

4.6 - The legal basis for the imposition of the-NBA:-is questionable. It is proposed "~ - — -~
that the requirement for NBAs be deleted and more suitable zoning such as
“Open Space” be used to provide the desired gaps. The words “exceptional
circumstances” should be removed from the relevant Notes to the “C”, “G/IC”
and OU(Historical Building Preserved for Hotel, Commercial, Community
and/or Cultural Uses)” zones should it be decided to retain NBA.

Deletion of Set Backs
47  All set-backs should be deleted from the Outline Zoning Plan.
The Wording of the Minor Relaxation Clause should be Amended

48  Minor relaxation of all restrictions or requirements should be considered based
on “individual merits” instead of “under exceptional circumstances”. The
wording should be amended accordingly.

5. Conclusion

5.1  The building height restrictions imposed on the OZP go way further than is
necessary to achieve the stated objectives in the Explanatory Statement.
Incentive should be provided to encourage good development design that
benefits the public. The approach to the zoning by the introduction of
numerous “sub-areas” is considered to be fundamentally against the broad
zoning approach which is consistent with treating private property rights in a
generalised, fair and consistent manner. Unused government sites should be
converted into public open space to address the severe deficit in the Planning
Area. The imposition of set-backs and non-building areas on private land

12
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without compensation is considered an improper use of the Town Planning
Ordinance.

5.2 The proposed amendments on the Wan Chai Outline Zoning Plan are an
unreasonable restriction on the use and development of private land and
should be seriously reconsidered. The proposed controls will not result in a
long term, better form of urban development for Wan Chai.

13
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EA=F AMENDMENTS TO THE DRAFT WAN CHAI OZP. S/H5/27

Dear TPB Members,

SCHEDULE OF AMENDMENTS TO THE DRAFT WAN CHAI OUTLINE ZONING PLAN NO.
S/H5/27 MADE BY THE TOWN PLANNING BOARD UNDER THE TOWN PLANNING
ORDINANCE (Chapter 131)

I. Amendments to Matters shown on the Plan

Item A — Revision of the building height restriction for the “Commercial” (“C”) zones bounded by
Johnston Road to the north and Tonnochy Road to the west, and the “C” zone bounded by
Hennessy Road to the south and Percival Street to the west from 130mPD to 135mPD. OBJECT

ltem B — Revision of the building height restriction for the “C(4)” zone at Jaffe Road/Lockhart Road
from 80mPD to 110mPD. OBJECT +37.5% increase

ltem C — Revision of the building height restriction for the sub-area (b) of the “C(6)" zone at Wing
Fung Street from 120mPD to 135mPD. OBJECT +12% increase

ltem D — Revision of the building height restriction for the “Other Specified Uses” annotated
“Mixed Use” zones bounded by Wan Chai Road, Morrison Hill Road, Canal Road West and
Hennessey Road from 110mPD to 135mPD. OBJECT +22%

ltem E1 — Revision of the building height restriction for the “Residential (Group A)” (‘R(A)") zone to
the south of Queen’s Road East from 100mPD to 110mPD. OBJECT +10%

ltem E2 — Revision of the building height restriction for the “R(A)” zone at 21-23A Kennedy Road
from 120mPD to 140mPD. OBJECT +16%

ltem E3 — Revision of the building height restriction for the “Residential (Group B)” zone at
Monmouth Terrace from 140mPD to 150mPD. OBJECT + 8%

ltem E4 — Revision of the building height restriction for the “R(A)” zone and “R(A)5” zone at Oi
Kwan Road from 90mPD to 110mPD. OBJECT +21%

ltem F1 — Deletion of the non-building area requirement on the two sides of the “Other Specified
Uses” annotated “Historical Building Preserved for Hotel, Commercial, Community and/or Cultural
Uses” zone at Gloucester Road/Jaffe Road and stipulation of building height restriction of 4
storeys for the areas concerned. OBJECT

ltem F2 — Deletion of the non-building area requirement on the two sides of the “C(4)" zone at
Jaffe Road/Lockhart Road and stipulation of building height restriction of 110mPD for the areas
concerned. OBJECT

ltem G1 — Deletion of the building gap requirement on the two sides of the “Government,
Institution or Community” (“G/IC”) zone of Lockhart Road Municipal Services Building at 225
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Hennessy Road and revision of the building height restriction from 18mPD to 12 storeys for the
areas concemed. OBJECT .

ftem G2 — Deletion of the building gap requirement on the side of the “G/IC” zone of Hennessy
Road Government Primary School at 169 Thomson Road and revision of the building height
restriction from 19mPD to 8 storeys for the area concerned. OBJECT

[tem G3 — Deletion of the building gap requirement to the “R(A)” zone at parts of sites at 93-89
and 101 Wan Chai Road and revision of the building height restriction from 19mPD to 110mPD
for the area concermed. OBJECT INCREASE X 6 TIMES

According to the papers the current amendments represent a proper balance between public
interest and private development right. Really?

It is quite obvious that they are pandering exclusively to the interest of developers to the
determent of the well being and good health of the general public.

While the courts have ruled in favour of the developers, their rights are not ABSOLUTE and the
rights of the community must be respected. In fact the court ruling concerned procedural
issues. TPB was asked to review the zonings but the court did not mandate that all sites in the
district should have their heights increased by anything from 5 to 40%.

Moreover PD has taken advantage of the-court ruling to increase the height of a numberof. ___ ..

buildings that were not subject to any proceedings. What is conveniently overlooked is the fact
that the 2010 OZP greatly increased the heights of many existing buildings. Many statements are
in fact contradictory to the proposed amendments:

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

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 corridors and creating air paths (Plans 3 to
3H). Provision for minor relaxation of these development restrictions has been incorporated in the Notes.

So a few developers launched JRs and some religious groups whinged. The latter were
shamelessly accommodated via subsequent OZP amendments.

The proposed amendments are presented as being ancillary to SBDG and imply that they pre-
empt the requirements. However the OZP would not preclude developers from applying for
additional ‘minor relaxations’ despite the significant increases in height laid out. Nor is there any
guarantee that developers will join the scheme.

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
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green/amenity features and non-mandatory/non-essential plant rooms and services by the Building
Authority

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

3.5 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.

NOTE THAT THESE HEIGHTS ARE MUCH LOWER THAN THOSE PROPOSED IN THE OZP

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.

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.

It is therefore obvious that the measures to reduce setbacks will impact pedestrians. Many of the
statements in the paper are contradictory or plainly taking the public as idiots.

It is quite obvious that the major impediment to good ventilation is the prevalence of high podiums
that cover all of the sites. These should never have been allowed once the amalgamation of sites
in urban areas resulted in the elimination of service lanes that were conducive to good ventilation.

While the HK Planning Standards and Guidelines allows for the site coverage of commercial
buildings to exceed the stipulated standard of 60% for buildings over 61mts it does not say
that the 15mt podium should occupy the entire footprint. ’

Building (Planning) Regulations (Cap. 123, section 38)

20. Permitted site coverage

3) Subject to the provisions of paragraph (4), the site coverage for a non-domestic building, or for
the non-domestic part of a composite building, on a class A, B or C site may, whatever the height
of the building, exceed the permitted percentage site coverage to a height not exceeding 15
m above ground level. (L.N. 294 of 1976)

Moreover looking at the date of these regulations it is obvious that a review is long overdue as
they are now 50 years old and were introduced at a time that 60mts was an exception whereas
now we are looking at 120m++ In fact if the site coverage was to be implemented in accordance



with Cap 123 there would be no need for the introduction of SBDG with all its complicated formula
and tradeoffs.

The containment of the site coverage of large developments would allow the development of

much needed open spaces and sitting out areas in congested districts. It is very noticeable that
this OZP does not incorporate a single provision for additional local space in a district that
is highly deficient. The proposed increases in both commercial and residential sites would attract
more residents and workers to the district but there is zero provision for additional OS to cope with
the influx. NOTE THAT INFORMATION ON OS IS CONSPICIOUSLY ABSENT FROM THE 300
PAGES OF DOCUMENTS

The long delayed district open space around the HKCEC is too distant and difficult to get to o
qualify as anything more than a tourist attraction.

VISUAL CONSIDERATION

Views of the sky and mountain backdrops will be severely impacted and the long promised
stepped BH concept that allows maximum views of the harbour and pleasure to both residents
and staff working in commercial towers is being sacrificed for the benefit of large

developers. Those remaining pocket harbour and mountain views would be exterminated as
buildings are redeveloped.

" The Courf held that the Board should enjoy a broad margin of discretion, as 'planning is a-holistic
process, involving balancing numerous factors' (citing the CFI). This allows TPB to impose those
controls that its members judge to be in the best interest of the public. The rights of the property
owners are not absolute.

it is quite evident from the images that the cumulative effect of the proposed increase in heights
would cause considerable negative impact on public health. It is also evident that the additional
GFA generated would attract more people to the district than the roads and pavements can
accommodate. The wall effect would deprive many buildings behind from the enjoyment of a
harbour view and the entire.community of the pleasure provided by an unobstructed view of the
green background

Mary Mulvihill
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\ PEMS Representation H1/1

BEEEL -
Representation Relating to Draft Plan TPBIRISIHS/28-49
SEESR
Reference Number: 180511-155631-15982
TRXIREA
Deadline for submission: 04/07/72018
R H HA R i s
Date and time of submission: 11/05/2018 15:56:31
PRSI A+ :
Mr. SUN Shun K
Person Making This Representaﬁon:%‘&“ r. SUN Shun Kei
BB
Details of the Representation :
L ER AR R Y S I S/HS/28
Draft plan to which the representation relates:
ERat MR R
Nature of and reasons for the representation:
-\ — =m== | B& — CEA - | -—
Subject Matters Nature Reason
Item A , 2 #f Oppose |Generally speaking, no material change o
f height restriction from 130mPD to 135

PD in general aspect, which is one floo
level say commercial shopping floor. C
rrently each and piece of development
ay apply for slight relaxation to achiev
e the same effect. However when markin
g the overall height restriction as 135m, i
means each and piece of development ¢
an ask for relaxation to 140m and even m|
ore.
Item B 2 ¥f Oppose  {This piece of land was transferred to a de
‘ veloper (from a police office) when heig
ht limitation was set as 80mPD. No publi
c interest to accept proposed relaxation fr
om 80mPD to 110mPD, unless the devel
oper agrees to pay an additional land pre
- |mium to the Government.
[tem C [z %f Oppose  [Currently the location is residential purp
ose. In the event of redevelopment is hap
pened, the new building would be allowe
d from 120mPD to 135mPD, which woul
d create lots of traffics during day-time i
In particular morning peak and evening p
e

ak in the single one-way driving lane. O
bjection to make changes.

| HEERVERES] QAT
Proposed Amendments to Draft Plan(if any):

L 1

2

file:/A\pld-egis2\Online_Comment\180511-155631-15982_ Represent S H5 28.html 14/05/2018



PEMS Representation

(

BH1/1

BEE(FH R
Representation Relating to Draft Plan

SEERIR

Reference Number:

SEX PRI

Deadline for submission:

HE3T H B h ]

Date and time of submission:

fRH EESR A HY A
Person Making This Representation:

HALEEE
Details of the Representation :

B ER Al A BRHY B

Draft plan to which the representation relates:

04/07/2018

180511-174243-56044

11/05/2018 17:42:43

S Mr. SUN Shun Kei

S/H5/28

HE

Reason

[t would be a very bad idea to delete the
setback area from the building(s) next to
any historical monument. A 4-metre widt
distance is necessary to distinguish any
new structure from historical monument
s. Moreover, currently the about 4-metre
passage is locked and this become a goo
d protection to the historical monument.
There is no public interest to create any s
tructure and in particular 4-storey-buildin|
g in this 4-metre passage.

There is no public interest to delete the p
assages allowing the general public to wa
Ik through Lockhart Road and Jaff Road.
Also no reason to have zero distance bet
ween each building in today's building de
sign.

ER eI R
Nature of and reasons for the representation:
HEHZ=H WE
Subject Matters Nature
[tem F1 K7 %t Oppose
[tem F2 < ¥} Oppose
Items G1, G2, G3 Kz ¥t Oppose

There is no public interest to delete the p
assages allowing the general public to wa
Ik through even though such passage ma
y not exist at of this moment. Also no rea
son to have zero distance between each b

uilding in today's building design.

HEBERESTHENEE
Proposed Amendments to Draft Plan(if any):

file:/A\pld-egis2\Online_Comment\180511-174243-56044 Represent S H5 28 htmi
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( PEMS Representation H1/2

AEEFH R
Representation Relating to Draft Plan

SE R

Reference Number:

FESZPRI

Deadline for submission:

$E3X H B R R ]

Date and time of submission:

=1 I—4 3 - )
R A AL . 424 Mr. SUN Shun Kei
Person Making This Representation:

FR A1

Details of the Representation :

L ER ML BRI I

Draft plan to which the representation relates:

o BRIy A R B . .
Nature of and reasons for the representation:

eSS (B HH

Subject Matters Nature Reason

[tem D [z %t Oppose {From the aspect of transport planning, th
e concerned area is not located above any
MTR railway station. Hennessy Road an
d Wanchai Road may not able to support
the vehicle traffic after redevelopment sp
ecially after relaxation from 110mPD to
135mPD.

[tem E2 57 ¥t Oppose  |Currently the concerned land is occupied
by a 8-storey residential building on a sin
gle-lane (each direction) Kennedy Road.
The proposed relaxation from 120mPD t
0 140mPD is in fact become materialized
from the current height of about 35m, wh
ich may create adverse effect to the road
traffic in particular when each and every
building along Kennedy Road (and roads
using Kennedy Road to go to other areas
of Hong Kong Island) would undergo red
evelopment when these buildings becom
e aged.

[tem E3 2 %} Oppose |[Currently the concerned land is located o
n a single-lane (each direction) Kennedy
Road. The proposed relaxation from 140
mPD to 150mPD is not a good move, wh
ich may create adverse effect to the road
traffic in particular when each and every
building along Kennedy Road (and roads

180511-171603-83066

04/07/2018

11/05/2018 17:16:03

S/HS5/28

file:/A\\pld-egis2\Online_Comment\180511-171603-83066_Represent S H5 28.html 14/05/2018



( PEMS Representation H2/2

sing Kennedy Road to go to other areas
of Hong Kong Island) would undergo red
evelopment when these buildings becom
e aged.

HEERERETT A
Proposed Amendments to Draft Plan(if any):

I _

file:/A\pld-egis2\Online_Comment\180511-171603-83066_Represent S H5 28.html 14/05/2018
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HEES: 04507820185 £ H= 2345 TPB/R/S/H5/28-50
g tpbpd

& WEDEREAMER (S/H5/28 ) St

WhSREEES

BFoE e EIE (S/HS/28) it

1) AEBREEBFAESOHENERYEERY (B5]HE AZE)

BEEFSERGIGNRYEFRHNER - CFREEREREE - HRESEREIRKEREEH
SRR SERE I HHEEEE - SEEREINRERUN RS RV MEERRE S -
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PEMS Representation H1/2

c

BLE B (E B A

Representation Relating to Draft Plan TPB/R/S/H5/28-51

S5
Reference Number: 180520-084141-24415
AT PREA
Deadline for submission: 04/07/2018
Fe 38 B HH B Rr ] e
Date and time of submission: 20/05/2018 08:41:41
feH SR H Ay A+ :
Mr. Ha Hung S
Person Making This Representation:g[":é f- Haiung S
R e IR
Details of the Representation :
SR LA SHS8
Draft plan to which the representation relates:
FRZIL R R B e
Nature of and reasons for the representation:
HEHEH e HH
Subject Matters Nature Reason
A 52 %f Oppose  |[Support to increase building height for so

me sites only to to keep some building he
ight for social benefit. Oppose to keep bu
ilding height 210mPD for Hopewell New
Development in Kennedy Road because t
[he Hopewell has promised us they will d
ecrease the height of the development in
Kennedy Road for social benefit.

E1l 5z % Oppose  |Similar to the above, this is the wish to H
opewell Company to improve the Wan C
hai area so they set building height of 95
mPD for 155-167 Queen's Road East. Ifi
not remember wrong, they can set it less
han 90mPD.

E1 [z %f Oppose  |[ don't know why Hopewell can submit t
heir application Y/HS5/5 at a good time ju
st right after the Town Planning Board ¢
onsidered the plan amendment. So that th|
ey can escape the Town Planning Board t
o set the building height for their resident|
ial project. Therefore the building height
for the address 1, 1A, 2 and 3 Hill Side T
errace, 55 Ship Street (Nam Koo Terrac
e), 1-5 Schooner Street, 53 Ship Street
(Miu Kang Terrace) mentioned in Y/H
5/5 should be set now and include in E1
so not just give a free hand to Hopewell t

3

file:/A\pld-egis2\Online_Comment\180520-084141-24415 Represent S H5 28.html  21/05/2018




(» PEMS Representation H2/2

I | o decide 90mPD is the proposal. I

HEEREZREET R

Proposed Amendments to Draft Plan(if any):

Set building height restriction to 207mPD for the Hopewell New Development in Kennedy Roa
d. Set building height restriction to 90mPD for the 155-167 Queen's Road East. Assess building

eight restriction for the addreess 1, 1A, 2 and 3 Hill Side Terrace, 55 Ship Street (Nam Koo Ter|
ace), 1-5 Schooner Street, 53 Ship Street (Miu Kang Terrace) and include this E.

You can email me at any time if you are not sure the above.

file:/A\\pld-egis2\Online_Comment\180520-084141-24415 Represent S H5 28html  21/05/2018



FROM :ST.JAME'S SETTLEMENT

.(" FAX NO. :+852 31685 @@S6 94 Jul. 2018 15:5@ P @19
BB R AR .
BIHI4RSR  S/H5/28 RIS/H5/28-52

S AL/ E - EE S

S 3R NN/ 2/ BLA

gk

“ TR

<R FERS - BRI ) DR/ IRECEEAL - (SRR EE M — T -
“ERSTEARTARER

BRI M R
HEEET: ESaTEREE T

o s e

FMH : . o "
Wi huil 4-WidY NA KA IATTE
AL TN

i CEXIE DN ANI) €

smen S g BT, E(EILYRE : 2877 0245 9t 2522 8426)uk ER(EH ML
tpbpd@pland.gov.hk)F 3K, R EEHITHBERTHE (Hugk - Ty LA EESE 333 BLLA
HRFEE 15 /2) ; |

TR 2 B SRIE O HOM FRU EI0TMELA S S R A RIS RO FL S R ERRT » AR Uk TTANGER Y AR
ZEGMMESITREFN & () BRRLEE Rt s LA RSy HHAE (N TR - [GHFATE T HIALA I B AL AT AL
B LU () TR TOMA, SRS RS RETETIZRALTING « (6) | HOEA L BLEL: Sl ERUREATOR - 5
JREFTILAA LS o LAFE ()RR B ME < (o) fibe B ASEHLIRINES) (25 486 52) AL + "HIERA FIEERRE
S A - AT EER AL « ISR TANE RERERNAMER | T RTEEAAE 333 BibARIR e

L 24
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(  PEMS Representation H1/1

AL BFH
Representation Relating to Draft Plan TPB/R/S/H5/28-53

SR

Reference Number:

FEX R

Deadline for submission:

FEX B 3 B ]

Date and time of submission:

TR SR FR ARy At
Person Making This Representation:

FR 1R .
Details of the Representation :

B H AU AR S E

Draft plan to which the representation relates:

AR R

Nature of and reasons for the representation:

P e THEE RS

Subject Matters Nature Reason
S/HS/28 [Z ¥t Oppose  [Iltem B — Revision of the building hei
TOWN PLANNING ORDINANCE (Chap ght restriction for the “C(4)” zone at
ter 131) Jaffe Road/Lockhart Road from 80m
AMENDMENTS TO DRAFT WAN CHA PD to 110mPD.
I OUTLINE ZONING PLAN NO. S/H5/2
7

180504-143247-73505

04/07/2018

04/05/2018 14:32:47

e Mr. Yu Wai Kwong

S/H5/28

HEBRNERES] (WA
Proposed Amendments to Draft Plan(if any):
[ think the height restriction should match the area item A,C & D to 135mPD instead of 110mP

D, I suggest the whole Wanchai district to standardized to 135mPD for height consistency espec
ially in the item B Zone.

file:/\pld-egis2\Online_Comment\180504-143247-73505_Represent S _H5 28.htm] 07/05/2018



F?PM IST. JAME 'S SETTLEMENT FAX NO. :+852 3185 9ds6 84 Jul. 2018 15:47 P 864

PRE R/ EH AT
Bl gR5E : S/H5/28 TPB/R/S/H5/28-54
e st/ eg Mzl
et/ AN

* R -

*BRIIE -

B THEA ) SRR RESER L  EREEREE AT TRR -
“ERATEAHPARERM

AR R
HREFIE: S5l L 18

W Ok Dkt

g :
xfhugam LarkL (é; x—%% A BB IMIRES

%2 s, RHAR)
HEIRIAYRRE(%ET ¢

i ﬁ*ﬁ%

SR BRI BN, RS (fERRAR 2877 0245 5K 2522 8426) S BE(FEE AL -
tpbpd@pland.gov.hK)HF R, INRERTRABRNERGRF (Ml « F LA TS 333 WAL
HRFAE 154) ;
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SCHEDULE OF AMENDMENTS TO
THE DRAFT WAN CHAI OUTLINE ZONING PLAN NO. S/H5/27
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

Amendments to Matters shown on the Plan

Item A

Revision of the building height restriction for the “Commercial”
(“C”) zones bounded by Johnston Road to the north and Tonnochy
Road to the west, and the “C” zone bounded by Hennessy Road to
the south and Percival Street to the west from 130mPD to 135mPD.

Item B

Revision of the building height restriction for the “C(4)” zone at
Jaffe Road/Lockhart Road from 80mPD to 110mPD.

Item C

Revision of the building height restriction for the sub-area (b) of the
“C(6)” zone at Wing Fung Street from 120mPD to 135mPD.

Item D

Revision of the building height restriction for the “Other Specified
Uses” annotated “Mixed Use” zones bounded by Wan Chai Road,
Morrison Hill Road, Canal Road West and Hennessey Road from
110mPD to 135mPD.

Item E1 - Revision of the building height restriction for the “Residential
(Group A)” (“R(A)”) zone to the south of Queen’s Road East from
100mPD to 110mPD.

Item E2 - Revision of the building height restriction for the “R(A)” zone at
21-23A Kennedy Road from 120mPD to 140mPD.

Item E3 - Revision of the building height restriction for the “Residential
(Group B)” zone at Monmouth Terrace from 140mPD to 150mPD.

Item E4 - Revision of the building height restriction for the “R(A)” zone and
“R(A)5” zone at Oi Kwan Road from 90mPD to 110mPD.

ItemF1 — Deletion of the non-building area requirement on the two sides of
the “Other Specified Uses” annotated “Historical Building
Preserved for Hotel, Commercial, Community and/or Cultural
Uses” zone at Gloucester Road/Jaffe Road and stipulation of
building height restriction of 4 storeys for the areas concerned.

ItemF2 — Deletion of the non-building area requirement on the two sides of
the “C(4)” zone at Jaffe Road/Lockhart Road and stipulation of
building height restriction of 110mPD for the areas concerned.

Item G1 — Deletion of the building gap requirement on the two sides of the
“Government, Institution or Community” (“G/IC”) zone of
Lockhart Road Municipal Services Building at 225 Hennessy Road
and revision of the building height restriction from 19mPD to 12
storeys for the areas concerned.
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Item G2 — Deletion of the building gap requirement on the side of the “G/IC”

zone of Hennessy Road Government Primary School at 169
Thomson Road and revision of the building height restriction from
19mPD to 8 storeys for the area concerned.

Item G3 - Deletion of the building gap requirement to the “R(A)” zone at parts

of sites at 93-99 and 101 Wan Chai Road and revision of the
building height restriction from 19mPD to 110mPD for the area
concerned.

I1I. Amendments to the Notes of the Plan

(a)

(b

(©)

(d)

(e)

4 May 2018

Revision to the minor relaxation clause in the Remarks of the Notes for the “C”
zone to reflect the deletion of the non-building area requirement on the two
sides of the “C(4)” zone.

Deletion of the Remarks of the Notes for “R(A)” zone requiring the provision
of building gap to the parts of sites at 93-99 and 101 Wan Chai Road.

Deletion of the Remarks of the Notes for “G/IC” zone requiring the provision
of building gaps of the Lockhart Road Municipal Services Building Site at 225
Hennessy Road and Hennessy Road Government Primary School Site at 169
Thomson Road.

Deletion of the Remarks of the Notes for “Other Specified Uses” annotated
“Historical Building Preserved for Hotel, Commercial, Community and/or
Cultural Uses” zone requiring the provision of non-building areas.

Revisions to the exemption clause on maximum gross floor area/maximum plot
ratio in the Remarks of the Notes for the “Residential (Group C)” zone and
“Residential (Group E)” 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. -

Town Planning Board
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Agenda ltem 8

[Open Meeting]

Consideration of Proposed Amendments to the Draft Wan Chai Outline Zoning Plan No.
S/H5/27
(TPB Paper No. 10415)

[The meeting was conducted in Cantonese.]

72. The Secretary reported that the proposed amendments were formulated upon
review of the draft Wan Chai Outline Zoning Plan (OZP) in order to give effect to the
Court’s orders in respect of two judicial reviews (JRs) lodged by the Real Estate Developers
Association of Hong Kong (REDA) and by Leighton Property Company Limited and Lee
Theatre Realty Limited (LTT), both were subsidiaries of Hysan Development Co. Ltd (Hysan).
The following Members had declared interests on the item for owning properties in the Wan

Chai area; and/or having affiliation/business dealings with Hysan:

Mr Thomas O.S. Ho having current business dealings with Hysan

Mr Stephen L.H. Liu - had past business dealings with Hysan
Mr David Y.T. Lui - co-owning with spouse a flat at Star Street
Miss Winnie W.M. Ng - her company owning an office at Queen’s

Road East, Wan Chai

Mr Stephen H.B. Yau - his office is located at Southorn Centre,
Wan Chai

Mr Ricky W.Y. Yu ] Lee Hysan Foundation had sponsored some

Mr L.T. Kwok ] of their projects before

Professor Jonathan W.C. Wong ]

Ms Lilian S.K. Law - being an ex-Executive Director and

committee member of The Boys’ & Girls’
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Clubs Association of Hong Kong and Lee
Hysan Foundation had sponsored some of
the activities of the association before; and
her spouse serving an honorary post at

Ruttonjee Hospital

73. Members noted that Mr Stephen H.B. Yau had tendered apologies for not being
able to attend the meeting. Members also noted that Mr David Y.T. Lui had already left
the meeting and Miss Winnie W.M. Ng had not yet arrived at the meeting. As Messrs
Thomas O.S. Ho and Stephen L.H. Liu had no involvement in Hysan’s sites and the interests
of Mr Ricky W.Y. Yu, Mr L.T. Kwok, Professor Jonathan W.C. Wong and Ms Lilian S.K.

Law were remote/indirect, Members agreed that they could stay in the meeting.

74, Members agreed that he could stay in the meeting.

Presentation and Question Sessions

75. The following representatives of the Planning Department (PlanD) were invited to the

meeting:

Mr Louis K.H. Kau - District Planning Officer/Hong Kong
(DPO/HK), PlanD

Mr Anthony K.O. Luk - Senior Town Planner/Hong Kong (STP/HK),
PlanD
76. The Chairperson invited the representatives of PlanD to brief Members on the Paper.

77. With the aid of a PowerPoint presentation, Mr Louis K.H. Kau, DPO/HK, PlanD
briefed Members on the proposed amendments, including their background, the general
implications of the Sustainable Building Design Guideline (SBDG) on building profile, the
building height (BH) concept on the current OZP, the proposed BH restrictions (BHRS),
review of air ventilation measures, visual and urban design considerations, government’s

responses to REDA and LTT’s original representations and the proposed amendments to the
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OZP as detailed in the TPB Paper No. 10415 (the Paper). The review of BHRs had been
conducted for all commercial, “Residential (Group A)”, Residential (Group B)”, “Residential
(Group E)” and “Other Specified Uses” annotated “Mixed Use” (“OU(Mixed Use)”) zones.
For “Government, Institution or Community” (“G/IC”), “Residential (Group C)” and other

*OU” zones, they were not included in this round of review.

[Mr Ivan C.S. Fu and Mr Alex T.H. Lai left the meeting during the presentation of DPO/HK,
PlanD]

78. The Chairperson said that the review of the draft Wan Chai OZP was to give effect to
the orders of the Court subsequent to two JRs and related appeals allowed by the Court, which
required the Board’s decisions on the representations submitted by REDA and LTT in respect
of the draft OZP No. S/H5/26 be remitted to the Board for reconsideration. According to the
judgments, while the Court held that the Board had power to impose development restrictions
including BHRs, non-building area (NBA), building gap (BG) and setback (SB)
requirements on statutory plans, the general implications of the SBDG on the development
intensity of the sites had not been duly taken into account by the Board in making the previous
decisions on the said representations. She continued to say that taking into account the
relevant Court judgments and upon review of the subject OZP based on the same approach
adopted for other OZPs also subject to the court decisions, PlanD had proposed amendments to
the development restrictions on the OZP. The Board was invited to consider whether those
proposed amendments were suitable for publication under the Town Planning Ordinance
(TPO). Subject to the agreement of the Board, the amended OZP incorporating the proposed
amendments would be published for public inspection and the stakeholders and the general
public could make representations and comments in accordance with the relevant provisions of

the TPO at a later stage. She then invited questions and comments from Members.

[Dr Lawrence W.C. Poon left the meeting at this point.]

Imposition of Development Restrictions

79. A Member enquired about the legal basis for imposing development restrictions on
the OZP. In response, Mr Raymond K.W. Lee, Director of Planning (D of Plan), said that

pursuant to section 3 and 4 of the TPO, the Board could undertake the systematic preparation of
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draft plans for the lay-out of such areas of Hong Kong and make provision for different land
uses as well as types of building suitable for erection therein.  In that regard, the Court had
held in a number of JRs and related appeals that it was within the power of the Board to impose

development restrictions including BHRs, NBA, BG and SB requirements on statutory plans.

BHRs

80. A Member asked whether there was any plan to review the BHRs of the government,
institution and community (GIC) sites. In response, Mr Louis K.H. Kau, DPO/HK, PlanD,
said that GIC developments had specific functional and design requirements to suit their
operational needs. For example, there was standard design for school developments which
was of eight storeys. Since the GIC clusters in Wan Chai, particularly in the Morrison Hill
area, had provided spatial and visual relief amidst the densely built environment, their current
BHRs were proposed to be maintained mainly to reflect their existing BHs as recommended by
the air ventilation assessments undertaken in 2010 and 2018. As there had been no substantial
change in the planning circumstances since the OZP review in 2010 and in accordance with the
same approach adopted for the review of other OZPs subject to court decisions, a general
review of the BHRs for the “G/IC” zone was considered not necessary at the current stage.
Should there be any known or committed development or redevelopment proposals with policy

support for individual GIC sites, the BHRs of the concerned sites could be revised accordingly.

Development Intensity

81. Some Members raised the following questions:

(@ for those sites where the maximum plot ratio (PR) or gross floor area (GFA)
was not stipulated on the OZP, what the basis of control on development

intensity was; and

(b)  whether the proposed relaxation of BHRs would have any implication on

development intensity and traffic impact.

82. In response to Members’ questions, Mr Louis K.H. Kau and Mr Raymond K.W. Lee

made the following main points:



@)

(b)

Air Ventilation
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for those sites with no maximum PR/GFA stipulated on the OZP, their
development intensity was subject to the control under the Buildings Ordinance;

and

under the OZP review in 2010, a number of development restrictions including
BHRs, NBA, BG and SB requirements had already been incorporated into the
Wan Chai OZP. The proposed amendments under consideration by the Board
were premised upon a review of those development restrictions in response to
the Court’s ruling that SBDG was a relevant consideration in formulating the
restrictions, and on the basis of revised assumptions. The proposed
amendments did not involve any changes to the permissible development

intensity, and hence the traffic implications should remain the same.

83. Some Members raised the following questions:

(@)

(b)

(©

(d)

whether the air ventilation impact of the development restrictions on a

3-dimensional bhasis had been assessed;

whether the proposed relaxation of BHRs had allowed flexibility for building
design measures such as elevated podium and sky garden for improving air

penetration and urban porosity;

noting that some NBA/BG requirements were proposed to be deleted, whether
the adoption of SBDG measures in individual sites were sufficient to serve the

air ventilation objectives in a wider context; and

why the NBAs and BGs between Fleming Road and Stewart Road were
proposed to be deleted.

84. In response to Members’ questions, Mr Louis K.H. Kau made the following main

points with the aid of some PowerPoint Slides and the visualiser:



(a)

(b)
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(d)

(€)
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the Wan Chai District was characterised by high development density with
tall buildings and narrow streets. In general, given the high BH to street
width (H/W) ratio of up to about 1 to 4, it was difficult for the wind from the
roof top level to reach the street level and BH would not be the key
consideration for the pedestrian wind environment of the area. While a
general increase in BH for the commercial, mixed uses and residential sites
on the OZP would further elevate the already high urban canopy, the
adoption of SBDG’s design measures 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;

based on the revised assumptions set out in Annex E of the Paper, the BHRs on
the OZP had been reviewed to ensure that they were generally sufficient to
accommodate the development intensity permitted under the OZP while
allowing certain flexibility for the incorporation of design elements including

SBDG to improve the overall built environment;

during the OZP review in 2010, a stepped BH concept with height bands of
20m increments had been introduced in the Wan Chai area to facilitate
downwash effect. Given the high development density of the area with high
concentration of tall buildings and narrow streets, further increase in the
variation of BHRs and/or widening of streets to facilitate air penetration might

be impractical,

should there be any development/redevelopment proposal adopting good
building design measures resulted in an exceedance of BHR, minor relaxation
of the BHR might be considered by the Board upon application under section 16

of the TPO. Each case would be considered based on its individual merits;

while the general wind environment of the city would be improved in the long

run when the number of redeveloped buildings following SBDG increased
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gradually, the beneficial effect of SBDG measures could be localised. As such,
the imposition of NBA/BG requirements at strategic locations was still
necessary to maintain major air paths or create inter-connected air paths of
district importance. For those NBAs and BGs which would not serve as

district air paths in the area, they were proposed to be deleted; and

(f)  in the extant draft OZP, NBAs were designated along the eastern and western
boundaries of the Ex-Wan Chai Police Station site, Ex-Wan Chai Police
Married Quarter site, and BGs were imposed on the eastern and western
boundaries of the Lockhart Road Municipal Services Building site and the
eastern boundary of the Hennessy Road Government Primary School site so as
to break up the line of building blocks along those streets upon redevelopment
to facilitate some penetration of sea breeze and localised air movement.
However, the wind entrance to these air paths had been partially blocked by the
existing high-rise developments to the north, and might not be able to serve as
district air paths in the area. Upon reviewing the OZP and the air ventilation
measures, it was recognised that there were alternative building design
measures including SBDG that could serve similar air ventilation purpose for
the locality. Given that all the concerned sites were under government control,
consideration could be given to incorporating building design measures under
SBDG in the future land sale documents and/or development/redevelopment

proposals to facilitate wind penetration in the north-south direction.

Review of Other OZPs

85. Some Members asked whether other OZPs with BHRs and NBA/BG/SB
requirements imposed would also be subject to review. In response, Mr Louis K.H. Kau said
that PlanD would progressively review other OZPs with BHRs and NBA/BG/SB requirements
imposed. While priority would be accorded to those OZPs which were subject to court
decisions, other OZPs with BHRs and NBA/BG/SB requirements imposed would also be
reviewed when opportunity arose subject to availability of resources. Mr Raymond K.W. Lee,
D of Plan, supplemented that in the interim, should there be any development or redevelopment
proposals which had exceeded the BHRs on the OZPs after incorporating SBDG’s design

measures, there were provisions for application for minor relaxation of the BHRs under section
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16 and amendments to the OZPs under section 12A of the TPO. Those applications would be

considered by the Board based on individual merits.

Visual Impact

86. A Member asked whether the ridgeline behind Wan Chai would be preserved and

whether the proposed relaxation of BHRs would protrude into the ridgeline.

87. In response to the Member’s questions, Mr Louis K.H. Kau made the following

main points with the aid of PowerPoint slides:

(@ according to the Urban Design Guidelines promulgated in 2003, the main goal
of BH profile was to protect and enhance the relationship of the city and its
natural landscape context, particularly to its ridgelines/peaks. In order to
preserve views to ridgelines/peaks and mountain backdrop with recognised
importance around Victoria Harbour, for any new development/redevelopment
proposals, a 20% building free zone below the ridgelines would need to be

maintained when viewing from a number of key and popular vantage points;

(b) as shown in the photomontages (Plans 9A and 9C) prepared based on the key
vantage points from Tsim Sha Tsui (Hong Kong Cultural Complex) and Kai
Tak Cruise Terminal Park, the proposed BHRs would not affect the views to the

ridgelines to be preserved nor protrude into the 20% building free zone; and

(c) as for the views from other vantage points such as the West Kowloon Cultural
District (photomontage in Plan 9B), the view of the ridgeline would also not
be affected as the revised BHRs would still be lower than most of the

existing buildings in the area.

88. The Chairperson summed up the discussion and said that subject to the agreement
of the Board, the OZP incorporating the proposed amendments would be published under
section 7 of the TPO. The stakeholders and the public could submit representations on the
OZP to the Board during the statutory plan exhibition period. Any representation received

would be considered according to the provision of the TPO.
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89. After deliberation, the Board agreed:

@) that the draft Wan Chai OZP No. S/H5/27A at Annex B1 of TPB Paper No.
10415 (to be renumbered as S/H5/28 upon exhibition) and its Notes at
Annex B2 of TPB Paper No. 10415, drawn up based on the proposed
amendments to the draft Wan Chai OZP, were suitable for exhibition under
section 7 of the TPO; and

(b) to adopt the revised Explanatory Statement (ES) at Annex B3 of TPB Paper
No. 10415 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 would be published together with
the draft OZP.

[The meeting was adjourned for lunch break at 1:00 p.m.]



were tunnel boring works, which had to be conducted at the tunnel portal. The
works were expected to be completed in the third quarter of 2018.

34. Members asked the Drainage Services Department (DSD) abefit the
progress of the drainage enhancement works in Wan Chai. They e6mmented
that the performance of the drainage system in rainy days was-finsatisfactory,

- and asked whether DSD would carry out sewerage and draifiage improvement
works in Wan Chai.

35. Mr Evan HO of CEDD stated that W€ had no information about the
sewerage and drainage improvement works'in Wan Chai, but he would relay the
opinions of Members to DSD after thefneeting.

36. The Chairperson asked the Secretary to invite DSD’s representatives to
future meetings to ansywer Members’ enquires about the works of DSD, and she
thanked the represenfatives of WSD and AECOM for attending the meeting.

(Representatives of WSD and AECOM left the meeting after discussion.)

ACo-onted Membe VS

>
-]
-

Item 6: Amendments Incorporated into the Draft Wan Chal Outline
Zoning Plan No. S/H5/28
(DPTC Paper No. 40/2018)

37. The Chairperson welcomed Mr Louis KAU, District Planning Officer/HK
of the Planning Department (PlanD), to the meeting.

38. Mr Louis KAU of PlanD drew Members’ attention to the following three
points prior to the detailed introduction of the amendments incorporated into the
Draft Wan Chai Outline Zoning Plan No. S/H5/28 (the OZP):

i. The amendments were the results of the review on the planning
restrictions of the Draft Wan Chai Outline Zoning Plan No. S/H5/28
conducted in the light of the recent Court’s rulings on two judicial
reviews on the OZP.

ii. The amendments did not involve any changes to the land use
- zonings or the plot ratio.

iii. The amendments mainly concerned building. height restrictions
(BHRs), and non-building area (NBA) and building gap (BG)
requirements.

5th term_dptc_min_16 e -8-
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39. Mr Anthony LUK of PlanD briefed Members with the aid of a PowerPoint
presentation on the amendments incorporated into the OZP.

40. Members asked whether there was any increase in the plot ratio and the
permissible floor area as a result of the amendments.

41. Mr Louis KAU of PlanD answered that the amendments did not result in
any changes to the plot ratio. Although BHRs were relaxed, the permissible
floor area remained unchanged.

42. A Member pointed out that the amendments to the OZP were first
proposed about a decade ago. In view of the fact that many buildings in the
district had already reached the age of 50 years, and compulsory sale could be

initiated, the Member was concerned that the amendments to the OZP might

accelerate acquisitions and redevelopments, and hence lead to drastic changes in
the district.

43. Mr Louis KAU of PlanD replied that the redevelopment of buildings was
decided by the market, and it was difficult to judge at this stage that whether the
relaxation of BHRs would speed up redevelopment in the district. He
emphasised that the relaxation of BHRs would not result in any changes in the
permissible floor area.

44. Miss Clarisse YEUNG raised the following comments and enquiries:

i. She was also concerned that the amendments to the OZP would
accelerate acquisitions and redevelopments in Wan Chai.

ii.  According to the Sustainable Building Design (SBD) Guidelines, if
the continuous projected fagade length of a building exceeded 60
metres, a building gap of 15 metres should be provided. She asked
that why the NBA next to the old Wan Chai Police Station was also
included in the amendments.

iii. She commented that it was a good practice for the department
concerned to provide photomontage, and she asked whether pictures
showing the sky viewed from the street could be provided as well.
She pointed out that there were very few open spaces in Wan Chai.
The more high-rise buildings were built, the smaller the sky could be
seen. As a result, the environment of the district would be
significantly affected.

45. A Member hoped that the Government could conduct more visionary
planning. If the amendments to the OZP were expected to bring significant
impact to the property market, measures should be formulated in advance to
address the possible impact.

5th term_dptc_min_16_e -9-
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46. Ms Jacqueline CHUNG raised the following comments and enquiries:

1.

1t

She pointed out that BHR for commercial zones was revised from
110 metres above Principal Datum (mPd) to 135 mPd, which would
allow developers to construct an additional of about 8.5 storeys.
She was concerned that the amendments would aggravate the wall
effect of buildings and affect the air ventilation in Wan Chai.

She pointed out that the traffic in the district was very congested,
and the commissioning of CWB would add to the burden of Wan
Chai’s transport network in the future. She was of the view that the
amendments would accelerate developments in the district. She
asked the department concerned whether a traffic impact assessment
had been conducted with respect to the amendments to the OZP, so
as to ensure the traffic condition would not be worsened; otherwise
she would not support the amendments.

47. Miss Clarisse YEUNG raised the following comments and enquiries:

i.

il.

1il.

iv.

She pointed out that the site where the old Wan Chai Police Station
was situated was designated for “other specified uses”. She asked
whether the department concerned had planned to put the site on
sale. She also enquired about the future uses of the vacant site
behind the old Wan Chai Police Station, and whether the department
concerned had considered using the site for residential
developments.

She asked that how many buildings were aged above 30 years and
with less than seven storeys in Wan Chai.

The Government had been promoting the concept of pleasant
walking experience. However, there were a large number of aged
buildings in Wan Chai, and walkways were very narrow. She was
worried that the amendments would further shrink the open spaces
in the district, making the provision of pleasant walking experience
even more difficult.

Take the planning application in respect of the site next to 28
Hennessy Road from Swire Properties to the Town Planning Board
(TPB) recently as an example. Although building gaps were to be
provided in the new building, the planning involved privatisation of
streets, which would destroy the characteristics of the community.
She was worried that similar situation would be resulted from future
developments.

48. Mr Louis KAU of PlanD responded as follows:
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ii.

iti.

iv.

Although additional storeys could be constructed after the relaxation
of BHRs, the permissible floor area would remain unchanged. If
the height of a building was increased, the area of each floor would
have to be reduced accordingly.

According to the SBD Guidelines, newly constructed buildings were
required to set back with a view to enhancing the environmental
quality at pedestrian level and achieving better air ventilation in the
district.  Although BHRs were relaxed, the environment at
pedestrian level would improve, thus TPB considered that such
arrangements were appropriate. ' '

In considering relaxing BHRs, PlanD had conducted an air
ventilation assessment, which showed that the relaxation of BHRs
would be unlikely to generate adverse impacts on ventilation in the
district.

Regarding the traffic problem, TD would require the provision of
additional parking spaces after the redevelopment. The
Government would also seize the opportunity during the
redevelopment process to address the traffic problem in the district.
He stressed that the relaxation of BHRs would not aggravate the
traffic problem in Wan Chai.

The vacant site next to the old Wan Chai Police Station was a
commercial site. According to the OZP, the site would be jointly
developed with the site where the old Wan Chai Police Station was
situated, and the old Wan Chai Police Station would be conserved
for hotel, commercial, community and cultural uses.

(Mr Ivan WONG and Co-opted Member Mr NG Hoi-shing joined the meeting
at 3:30 p.m.)

49. The Chairperson raised the following comments:

i.

ii.

The amendments to the OZP were to relax BHRs on buildings
located at the residential zones at Queen's Road East to the south,
and Kennedy Road and Monmouth Terrace. Since most of the
buildings there did not fully utilise the permissible building height
due to various factors such as building design and construction cost,
the actual growth in building height would be more than that as
stated in the amendments.

She commented that information about the actual height of the
existing buildings in the district should be obtained when
considering the amendments to the OZP, since such information
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iii.

v.

could reflect the actual implications of the relaxation of the BHRs.

She pointed out that the BHR on the residential zone at Wan Chai
Road was raised from 19 mPd to 110 mPd. Such a significant
increase would impose heavy burden on the traffic in the district.
She commented that traffic congestion was very severe in Wan Chai,
thus the department concerned should propose additional ancillary
transport measures to improve the traffic condition.

She hoped that the department concerned could prepare more
detailed information about the amendments to the OZP, so that
Members could conduct in-depth discussions.

50. Dr CHEUNG Charlton raised the following comments and enquiries:

1

ii.

iii.

He was concerned about the joint development of the site where the
old Wan Chai Police Station was situated and the adjacent vacant
site. He pointed out that the old Wan Chai Police Station was a
historical building, and asked that whether its ownership would be
changed due to the joint development.

Mr Louis KAU mentioned several times in his replies that the gross
floor area and the plot ratio would remain unchanged, but the
annexes of many OZPs stated that the plot ratio could be relaxed as
appropriate depending on the actual situation. He asked the
department concerned that whether the amendments to the OZP in
question could include a clause stipulating that the plot ratio could
not be altered in the future.

He pointed out that the relaxation of the BHRs as stated in Item F
and Item G would lead to the deletion of the requirement on the
provision of the existing ventilation corridor along the coastline
from Lockhart Road Municipal Services Building and Hennessy
Road Government Primary School to Johnston Road, affecting
ventilation at Johnston Road. Although under the SBD Guidelines,
building gaps should be provided for newly constructed buildings, it
was unknown that when the buildings in the district would be
redeveloped. He enquired of the department concerned whether
the amendments as stated in Items F and G could come into force at
a later stage.

51. A Member stated that lands development in Hong Kong was mainly
affected by two factors, i.e. plot ratio and BHR. If the plot ratio was
unchanged, a building could either be taller in height with smaller area on each
floor or shorter in height with bigger space on each floor. Regardless of the
design, the gross floor area would stay unchanged.
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52. Miss Clarisse YEUNG raised the following comments and enquiries:

i.

il.

She commented that although the plot ratio was unchanged, the
design of buildings could vary, and this would affect the sky viewed
from the ground. She hoped that the department concemed could
provide photomontage to enable Members to have a better
understanding of the visual impacts brought about by the
amendments to the OZP.

She asked that how the site where the old Wan Chai Police Station
was situated and the adjacent vacant site would be jointly developed,
and whether the Government had planned to put the old Wan Chai
Police Station on sale. She pointed out that the old Wan Chai
Police Station was a Grade 2 historic building, therefore she would
like to know its future development plan.

53. A Member said that if buildings near the old Wan Chai Police Station had
reached the age of 50 years, they might be acquired by developers and
redeveloped together with the old Wan Chai Police Station. The Member
considered that the department concerned should estimate the impacts caused by
the amendments on the surrounding area.

54. Ms Jacqueline CHUNG raised the following comments and enquiries:

1.

ii.

1ii.

iv.

She asked that if the building height above the principal datum
remained unchanged, whether it was feasible to build a car park at
the basement.

The department concerned did not explain what ancillary transport
facilities would be provided in Wan Chai in response to the
amendments to the OZP. She pointed out that many residential
buildings included in the OZP did not have a car park. If these
residential buildings were acquired by developers for redevelopment
and new car parks were built, there would be an increase in
vehicular flow. She also enquired of TD about the traffic impact
caused by the amendments.

She pointed out that buildings taller in height had higher market
values. She reckoned that the relaxation of the BHRs would
stimulate redevelopment of the area.

She mentioned that the traffic problems caused by Times Square had
been affecting the residents of the district. She asked that how the
department concerned would address the traffic issues brought about
by the amendments to the OZP.

(The Hon Paul TSE left the meeting at 3:45 p.m.)
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55. The Chairperson stated that the majority of buildings near Blue House

were old tenement buildings which were shorter in height. However, with the
amendments to OZP, the BHR for the surrounding environment was relaxed to
110 mPd, meaning that buildings with about 30 storeys could be built around
Blue House. She reckoned that the amendments would adversely affect the
conservation of historic buildings and traffic in Wan Chai.

56. Mr Louis KAU of PlanD responded as follows:

1.

il.

iii.

iv.

vi.

- When reviewing the BHRs, PlanD needed to calculate the required

building height to allow buildings to maintain the current permitted
plot ratio as well as complying with the requirements of the
Buildings Ordinance and the SBD Guidelines.

According to the calculation, the BHRs for commercial sites and
residential sites were prescribed at 135 mPd and 110 mPd
respectively. For certain buildings included in the amendments,
their BHRs would be set at higher levels taking into account the site
level. :

Although certain buildings in the district had not fully utilised the
permissible plot ratio, PlanD had to make reference to the current
permitted plot ratio and provide sufficient space for future
developments when reviewing the BHRs. Thus the calculation of
BHRs should not be based on the current building height.

Regarding the visual impact brought about by the planning, PlanD
had conducted a visual impact assessment in accordance with TPB
Guidelines No. 41. According to the photomontage of the
assessment, the relaxation of the BHRs would not affect the existing
ridgelines.

According to the planning direction of the OZP, the site where the
old Wan Chai Police Station was situated and the adjacent vacant
site would be developed jointly, and such planning direction was not
one of the amended items. He stated that the joint development
aimed to achieve synergy effect, and the old Wan Chai Police
Station would be conserved for hotel, commercial, community and
cultural uses.

Items F1 and F2 which aimed to delete the NBA requirements were
made based on the results of the air ventilation assessment, as well
as the SBD Guidelines. According to the air ventilation
assessment, an effective breezeway should be at least 15 metres in
width, yet the widths of the passageways on both sides of the site
were less than six metres. The adoption of the requirements of the
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SBD Guidelines could enhance the environmental quality at
pedestrian level and achieve better air ventilation in the district.
Therefore the deletion of the NBA requirements would only slightly
affect the ventilation. Besides, since the old Wan Chai Police
Station was a historical building which needed to be conserved, the
above amendments would not allow the construction of any new
buildings on its both sides.

vii. Regarding whether the amendments could include a clause
stipulating that the plot ratio should not be altered, he said that
except for certain sites, there was no restriction on plot ratio on the
OZP, thus there was no provision stipulating that the plot ratio could
be relaxed slightly. However, all developments should comply
with the Buildings Ordinance.

57. Mr_Ivan WONG asked PlanD that whether they had obtained an
understanding of the public needs in considering the joint development of the
site where the old Wan Chai Police Station was situated and the adjacent vacant
site. He reckoned that residents in the district might not need any more
commercial facilities, instead, given the severe traffic problem, he suggested
that the department concerned should consider using the site for the provision of
a multi-storey public car park and community facilities. He hoped that the
planning of the district could better satisfy the needs of the public.

58. Dr CHEUNG Charlton asked that whether the ownership of the old Wan
Chai Police Station would be put on sale during the joint development. He
was concerned that the plot ratio of the old Wan Chai Police Station would be
transferred to the adjacent vacant site during the joint development, and he
hoped that the ventilation corridor could be preserved.

59. Miss Clarisse YEUNG raised the following comments and enquiries:

i.  Although TPB Guidelines No. 41 did not mention the coefficient of
sky view, she was of the view that PlanD should consider the matter
from the perspective of the residents, and include the coefficient of
sky view in the visual impact assessment.

il.  She shared the same concerns with Dr CHEUNG Charlton about the
joint development of the site where the old Wan Chai Police Station
was situated and the adjacent vacant site.

iii. She asked that whether the old Wan Chai Police Station was not
included in the Revitalising Historic Buildings Through Partnership
Scheme implemented by the Development Bureau, and why it had to
be revitalised in the form of private ownership.

iv.  She commented that some non-government organisations might be
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more capable of revitalising the old Wan Chai Police Station, and
she hoped that a transparent mechanism could be established to
handle the revitalisation work. She did not want to see the old Wan
Chai Police Station become over-commercialised like 1881 Heritage
in Tsim Sha Tsui, and reminded the Government not to repeat its
mistake.

v. She pointed out that Wan Chai might not need more hotels or
commercial buildings, and she was of the view that the department
concerned should take public needs into account when conducting
the planning.

60. The Chairperson raised the following comments:

1. She pointed out that the streets in the vicinity of Sun Street, Moon
Street, Star Street and St. Francis Yard were very narrow, and the
illegal parking problem was severe. If the BHR was relaxed to 110
mPd, the illegal parking issue in the area would become even more
difficult to tackle.

il. At present, the mountain and a historical catch-water could still be
seen if looking up towards the south side from Queen's Road East
and Ship Street. However, if the entire Queen's Road East was
erected with high-rise buildings, there would no longer be any
mountain view.

ili. She hoped that the department concerned could understand the
needs of the public. She commented that the redevelopment of the
cluster of the tenement buildings in the district into high-rise
buildings would not only affect the landscape, but also seriously
obstruct the air flow.

61. Mr Mark TANG of TD replied that since the plot ratio of the sites in the
district would not be altered, the traffic impact would remain unchanged.

62. Ms Jacqueline CHUNG asked the Secretary to put the reply of TD on
record, which stated that the traffic impact would remain unchanged since there
was no change in the plot ratio. She considered such reply unacceptable. She
pointed out that residents living in the district had been plagued by severe traffic
congestion problem, and such problem was closely related to the transportation
planning by TD. She opined that the traffic issue could not be resolved solely
by strengthening law enforcement. She said that TD should tell the Council
honestly if they did not have the statistics of the traffic impact assessment, and
their reply was unprofessional.

63. Mr Ivan WONG hoped that the department concerned could answer
directly that whether they had considered providing public facilities such as a
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multi-storey car park, charging facilities for electric vehicles and a rest garden
in the district. The provision of a multi-storey car park in the district could
significantly reduce the number of vehicles parked at roadside, and thus resolve
the traffic congestion problem. He was of the view that financial returns
should not be the top priority of the development planning of a district.

64. Miss Clarisse YEUNG supplemented that as mentioned by the
Chairperson, many buildings did not fully utilise the permissible plot ratio.
However, if the floor area of buildings were increased during the redevelopment
in the future, the pedestrian and traffic flows would bound to be affected.
Therefore, she reckoned that the reply of TD was unsubstantiated.

65. The Vice-Chairperson agreed with the comments raised by the above
Members. He commented that the reply given by TD was evasive and
unacceptable.

66. Ms Yolanda NG raised the following comments:

i.  She agreed with the comments raised by the above Members. She
commented that the department concerned should not submit the
amendments to the Council hastily simply because the old Wan Chai
Police Station needed to be jointly redeveloped.

ii. From her participation in the implementation of the Revitalising
Historic Buildings Through Partnership Scheme, she understood that
under the current mode of operation, it was very challenging to
conserve a historical building while achieving a balanced account, as
well as attracting visitors. Nevertheless, joint development should
not be the only option available for consideration. She was worried
that the joint development might eventually destroy the elements
which were originally targeted to be preserved.

iii. It could not be seen from the paper that the department concerned
had considered the characteristics of the district and taken public
needs into account when conducting the planning. She hoped that
the department concerned could carry out more researches and
prepare a more detailed paper when submitting the amendments to
the OZP to the Council in the future.

67. Dr CHEUNG Charlton supplemented that a number of government sites
were situated at the southern end of the “Commercial (4)” zone near the old
Wan Chai Police Station, including Lockhart Road Municipal Services Building
and Hennessy Road Government Primary School. If the “Commercial (4)”
zone would not be put on sale, and the neighbouring government sites could be
maintained, the wall effect of the entire area could be minimised even if
high-rise buildings were erected in the surrounding area in the future.
Therefore, he hoped that the department concerned could consider retaining the
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“Commercial (4)” zone for the provision of public facilities.

68. Mr Joey LEE said that he agreed with most of the opinions raised by
Members. He commented that PlanD had neither conducted long-term
planning for the future development of the district nor considered the needs of
the residents. He considered that the reply of TD was unacceptable, and
pointed out that the district had been plagued by severe traffic problem, and TD
should not shift the responsibilities to law enforcement departments.

69. A Member pointed out that the provision of building gaps was not a new
requirement introduced in recent years, and asked that whether it was a new
approach to relax BHRs due to the provision of building gaps. The Member
continued that the local situation and characteristics of each district were
different, if BHRs were relaxed across the board, the daily lives of residents
would be affected inevitably. The Member hoped that the department
concerned could conduct more researches on the local situation before making
amendments to the planning in the future.

70. Mr Ivan WONG asked PlanD and TD that whether they had considered
utilising the sites in the vicinity of the old Wan Chan Police Station for the
provision of a multi-storey public car park, as well as removing the parking
spaces at roadside.

71.  Miss Clarisse YEUNG stated that according to a recent news report, the
Government had planned to put the site where the old Wan Chai Police Station
was situated together with the adjacent vacant site for sale for hotel
development a few years ago. She asked the Government that whether the site
would be used for constructing a hotel, and whether a transfer of plot ratio
would be allowed during the joint development as mentioned by Dr CHEUNG
Charlton. She commented that the construction of a hotel at the site would
lead to severe traffic problems.

(Co-opted Member Ms CHING Lei-yuen joined the meeting at 4:20 p.m.)

72.  Mr Mark TANG of TD clarified that TD would conduct a traffic impact
assessment for any development projects. In addition, they would study each
case and evaluate the required number of parking spaces based on the gross
building area of the development, and the results differed from case to case.
Regarding a Member’s suggestion about building a public car park, he stated
that no relevant information was received from PlanD.

73.  Mr Louis KAU of PlanD responded as follows:

i. He stated that the purpose of attending this meeting was to explain
the amendments to the OZP, including the deletion of the NBA

requirements on both sides of the “Other Specified Uses” and
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1.

ii.

iv.

“Commercial (4)” zones near the site where the old Wan Chai Police
Station was situated. As for the uses of the two sites, the
Administration had explained to the Council in 2010 that the two
sites would be developed jointly, yet he understood that Members
would like to express their latest opinions to the Administration.

According to his knowledge, TD had been implementing short,
medium and long-term measures to solve the shortage of parking
spaces in the district.

Although the site where the old Wan Chai Police Station was
situated and the adjacent vacant site would be developed jointly, no
transfer of plot ratio would be allowed. According to the OZP, the
plot ratio of the vacant site was 12, which was lower than the
average plot ratio of 15 for normal urban sites. He explained that a
lower plot ratio was stipulated during the planning process since
they had considered the traffic impact to be brought about by the
development. Moreover, as the old Wan Chai Police Station was a
historical building, they did not want to see high-rise buildings be
developed in the surrounding area. He explained that the BHR was
relaxed from 80 mPd to 110 mPd mainly because of the Court’s
rulings.

Regarding the suggestion about constructing a public car park, the
Administration had not studied the relevant proposals.
Nevertheless, TD could consider requesting the provision of public
parking spaces at the site during the land sale in the future.

74. Mr Ivan WONG raised the following comments and enquiries:

i.

i

iil.

Although the Council discussed the future development of the two
sites in 2010, such discussion was conducted eight years ago, and
the local situation had already undergone drastic changes since then.

He enquired about the short, medium and long-term measures
implemented by TD to resolve the shortage of parking spaces in the
district.

He pointed out that the study to be conducted by TD on the need for
parking spaces during the sale of land was for addressing the needs
arising from the redevelopment. However, his suggestion about
utilising the site for the provision of a multi-storey car park and
public facilities was made to address the traffic problem caused by
the shortage of parking spaces in the district in the long run.

75. Miss Clarisse YEUNG raised the following comments and enquiries:
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i.  She enquired about the reasons for the collective sale of the two
sites, if the joint development would not involve the transfer of plot
ratio.

ii. She pointed out that it had been eight years since the Council’s
discussion in 2010. She asked that why the department concerned
could not conduct planning for the two sites based on the current
situation of the district.

iii.  She commented that the redevelopment of the old Wan Chai Police
Station into a hotel and the privatisation of the site had not taken the
environmental needs of the district into consideration. She was of
the view that the department concerned should not force through the
project.

76. The Chairperson stated that the Chief Executive had mentioned in the
Police Address that the Government was committed to developing Hong Kong
into a walkable city, thus she reckoned that PlanD should attach greater

importance to the needs of the local residents, and formulate measures to -

enhance the accessibility of Wan Chai. Furthermore, she noticed there was a
mismatch between the demand and supply of transportation facilities in the
district. She hoped that various departments could strengthen coordination
when formulating policies, with a view to enhancing the quality of life of the
residents.

77. The Chairperson asked Members to vote on the amendments to the OZP
by a show of hands. A total of 13 Members present including the Chairperson
Ms Kenny LEE, Vice-Chairperson Mr Anson LAM, Dr Jennifer CHOW, Ms
Yolanda NG, Mr Joey LEE, Ms Peggy LEE, Mr Ivan WONG, Miss Clarisse
YEUNG, Ms Jacqueline CHUNG, Dr CHEUNG Charlton, Co-opted Members
Ms CHING Lei-yuen, Mr NG Kwok-shing and Mr NG Hoi-shing voted against
the amendments, while Mr Stephen NG and Mr CHENG Ki-kin abstained from
voting.

78. Mr Joey LEE stated that since the majority of Members objected to the
amendments to the OZP, he suggested that a letter should be sent to TPB in the
name of the Committee to express their views.

79. The Chairperson agreed to send a letter to TPB in the name of the
Committee providing the names of Members who voted against the
amendments. Members raised no objection to the above arrangement.

(Co-opted Member Ms LAU Pui-shan left the meeting at 4:25 p.m.)

(Post-meeting Note: The Committee sent a letter to TPB on 12 June to express
its objection to the amendments to the OZP.)
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List of Representers in respect of

Draft Wan Chai Outline Zoning Plan No. S/H5/28

GHINEA:
BT B AMERRGR S/H5/28

Annex V(b) of
TPB Paper No. 10512

Representation No.

Name of ‘Representer’

Representation No.

Name of ‘Representer’

FF 2L ZE 4R 5% FRIE AT FR AL 4R R \ 578
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Limited TPB/R/S/H5/28-38 ERE
TPB/R/S/H5/28-3 Leighton Property TPB/R/S/H5/28-39 Siu Wan Chi
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Transport Committee, TPB/R/S/H5/28-46 Alex Leung
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TPB/R/S/H5/28-32 Yeung Kam Piu
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Annex VII of
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Provision of Major Community Facilities in Wan Chai District

B FER AN FEH BRI

Type of Facilities | Hong Kong Planning | HKPSG Requirement Provision {itfE Surplus/ Shortfall
Standards and (based on planned Existing Planned Provision | (against planned
Guidelines (HKPSG) population) Provision | (including Existing provision)
Provision)
RAEE | (SURMESEE) | (SRREERE) | mame S—— -
RSB CTR) (A | (HECREEYELE)
Secondary 1 whole-day 226 450 450 +224
School classroom for 40 classrooms classrooms classrooms classrooms
g2 persons aged 12-17 {EERE {ERR=E {ERR= {EER=
| Fa0%4
12-175% 5/ D
B AFIERERE
Primary School | 1 whole-day 273 443 455 +182
JNEE classroom for 25.5 classrooms classrooms classrooms classrooms
persons aged 6-11 fEsR= EER=E {EER= {EFR=
552554
6-11557E
s (B HFIEERERE
Kindergarten 34 classrooms for 74 214 226 +152
and Nursery 1,000 children classrooms classrooms classrooms classrooms
4h e pTEs aged 3 to 6 {EER= {EER=E {EER= {EER=
4rER 1,000443-65% LA T
ShEFSMERE
District Police 1 per 200,000 to 0 1 1 +1
Station 500,000 persons
EREE 200,000 Z
500,000 AG%—FH
Divisional Police | 1 per 100,000 to 1 2 2 +1
Station 200,000 persons
TEEE 100,000 &
200,000 AZz—E
Clinic/ 1 per 100,000 persons 2 3 3 +1
Health Centre #100,000 A 25—
R
fEREHLL
Specialist Clinic/ | 1 whenever a regional N/A 3 3 N/A
Polyclinic or district hospital is i A
ER2HA/ built
SEDER | SEEFE - E
JEFERFSRE—ER
B/ RS
Hospital Beds 5.5 beds per 1,000 1,266 1,942 2,171 +905
BEISERAT persons beds beds beds beds
1,000 A (B R AL TEARAL {EPRAL TERAL
525 S{ERAL
Magistracy 1 per 660,000 persons 0 1 1 +1
BHERT 660,000 A\ 55—
District Elderly | One in each new N/A 2 2 N/A
Community development area B AEH
Centres with a population of
REMESL | around 170 000 or

above




BEAONE
170 000 A B¢ LAY
Hrit R

Neighbourhood | One in a cluster of N/A 3 3 N/A
Elderly Centres | new and redeveloped NiEH R
REAEZFL | housing areas with a

population of 15 000

to 20 000 persons,

including both public

and private housing

SEADR 15000

AZ 20000 AHYHT

BEAENrSEAEE

B(EELSERLE

BRI
Day Care 17.2 subsidised 393 110 110 -283
Centres/ places per 1 000
Day Care Units” | elderly persons aged
(Centre-base) 65 or above~ ~
=% HEEHE 1000 A4
fls/REH 65 LA LI EE
RIREHEN | 2517.2 (EEBIIRH
CAFLBAE) LB~
Residential Care | 21.3 subsidised beds 1,217 923 4 1,047 -170
Homes for the per 1 000 elderly
Elderly persons aged 65 or
ZERE above™

1000 % 65 3%

BB RER

21.3 [E&EBHRAL
Integrated 1 for 12,000 persons 2 2 2 0
Children and aged 6-24
Youth Services 12,000 %
Centre 6245 L E/IEFE
SEFEVER | g
B
Integrated 1 for 100,000 to 1 1 1 0
Family Services | 150,000 persons
Centre 100,000% 150,000
SERERE | AR
EF"L\J\
District 10 ha per 100,000 18.45 36 40.36 +21.91
Open Space persons” ha N\ ha N\HE ha 2\ E ha /N
R EE 100,000 A 1023 E* .
Local 10 ha per 100,000 18.45 14.89 15.83 -2.62
Open Space persons’ ha A ha NHE ha N EE ha N\HE
AEEARRER | £100,000 A 104
Sports Centre 1 per 50,000 to 65,000 2 3 3 +1
e, persons

#50,000265,000 A

ax—{&
Sports Ground/ | 1 per 200,000 to 0 4 4 +4
Sports Complex | 250,000 persons
HEHENE/ ££200,000 2250,000
EENGEE N5




Swimming Pool | 1 complex per 0 2 2 +2

Complex — 287,000 persons

Standard £287,000 A

HeaEeE— | R—(Eigee

i ~

Post Office Accessible within N/A 7 7 N/A

EE ] 1.2 km in urban area KA N
FEHERNI2AE
HyEE R

Note ¥ :

The planned population of the Wan Chai District is about 230,358
EFEIREIA DL 230,358 A

# The requirements excludes planned population of transients and the provision is based on the information as at March 2018

ARZRTEEREER - GIEFTRIBIVEN AEE2018F3A

A Provided by Social Welfare Dep'artment
it EEfE et

€ Included the provision at a site in Ventris Road

BEREHE Rt R AR5

~ This is a long-term goal and the actual provision would be subject to the consideration of the Social Welfare Department in the planning and
development process as appropriate

WRERR  ERENEESED  HEENZNERRANVRBFLEEER

" The facilities belong to the centre-based facilities of Community Care Services (CCS). The planning standard of the CCS Facilities (including both
centre-based and home-based) is population-based. There is no rigid distribution between centre-based CCS and home-based CCS stated in the Elderly
Services Programme Plan. Nonetheless, in general, 60% of CCS demand will be provided by home-based CCS and the remaining 40% will be
provided by centre-based CCS
EERRIERE N L O A AR SRR - HE RS ERE T OAEARRERFIREEERUA O LER - (ZEZRBETEIIER)
B LR ERERANTERERBIIICIEEENIRE - N8 —RIER » KIERANRE K F 0 A2 HIRRES 752 7R i
IR T IR K



