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Town Planning Board,

15 Floor,

North Point Government Offices,
333 Java Road,
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F1

30 July 2020
Our Ref: MP/FRWNCR

By Fax and By Hand

RECEIVED
31 JUL 7028

Town Plannin g
= Board

North Point.
Dear Sirs,
Beststride Limited (BVI)
Further Representation on the Amendments to the
Draft Wong Nai Chung Outline Zoning Plan No. S/H7/20
1 Introduction

| refer to the decision of the Town Planning Board (TPB) made on the 19 June 2020
following the hearing of the Representations and Comments on the proposed
amendments shown on OZP No. S/17/20. The TPB decided to amend the Notes and
Explanatory Statement for the Commercial (2) zone (C(2)) by including a requirement
that a layout plan should be submitted to the TPB for approval of the development within
the C(2) zone. It added guidance in the ES for setback of the court building in the
GIC(2) zone. It also decided to not make any changes related to the other matters
raised by the Representors and Commentors.

Further Representation under Section 6D of the Town Planning Ordinance

This Further Representation (FR) is made under Section 6D of the Town Planning
Ordinance. In this regard the following are relevant:-

(i) This FR relates to the proposed amendments to the Notes to the C(2) zone and
to the amendments to the Explanatory Statement;

(i) This FR is generally in support of the proposal to include a requirement for a
layout plan to be submitted for approval. However it is in opposition to the way
the amendments have been made.

(iii) The reasons for the FR are because there are anomalies and inconsistencies in
the wording and these can be refined to better meet the intention of the
Representors and Commentors, and to better reflect the apparent intention of the
TPB in amending the Notes;

The Issues and Proposed Amendments are stated in paragraphs 4 and 5 below.

Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
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2



3. The Town Planning Boards Proposed Amendments

The proposed amendments are quoted below and are based on the decision of the TPB.
The Minutes of the TPB meeting held on the 19 June 2020 have also been referred to in
providing background to the decision.

Proposed Amendment to the Notes for the C(2) Zone

"On land designated "C(2)", for any new development or redevelopment of an existing
building, a layout plan shall be submitted for the approval of the Town Planning Board.
The layout plan should include the following information:

(i) the area of the proposed land uses, the nature, position, dimensions, and heights of all
buildings (including structures) to be erected on the site;

(i1) the proposed total gross floor area for various uses and facilities;

(iii) the details and extent of GIC facilities, parking, loading/unloading and public transport
facilities, and open space to be provided within the site;

(iv) the alignment, widths and levels of any podium, footbridges, elevated walkways and
roads to be constructed within the site;

(v) the landscape and urban design proposals within the site;

(vi) an air ventilation assessment report to identify the exact alignment of the building
gap(s) and/or other enhancement measures for design improvements; and

(vii) such other information as may be required by the Town Planning Board."
Amendments to the Explanatory Statement

The Board also agreed to revise the Explanatory Statement (ES) of the OZP with respect
to the following zones:

(a) "C(2)" zone Paragraph 8.1.3 of'the ES of the Plan

For the "C(2)" site, ........ There is scope fto include more GIC facilities taking into
account the current deficit in Wan Chai District such as Day Care Centre for the
Elderly. Performing arts and cultural facilities are also compatible uses in the "C(2)"
site. A public transport facility for minibuses (underground) skall be provided and
consultation with stakeholders will be conducted by the Transport Department on
proposed new minibus services and adjustment to the existing services, if any. —a A
public car park (underground) of not less than 100 private cars parking spaces and 25
commercial vehicles parking spaces shall be provided. The future developer will be
required to undertake an updated traffic review under lease. A minimum of 6,000m* of
open space shall also be provided and open to the public. The design of the open space

2
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should well be integrated with the facilities provided in the "C(2)" site and be user
Jriendly. To enhance visual openness and to ensure easy accessibility by public, the open
space shall be provided in the eastern portion facing Caroline Hill Road and at-grade in
the northern portion fronting Leighton Road. The future developer will be required to
make a landscape submission under lease. The Old and Valuable Tree (OVT No. HKP
WCH/1) shall be preserved with sensitive protection method throughout the
development process. andThe stone retaining walls along the northern and eastern
peripheries of the site (except the portions being affected by the road improvement
works) shall be preserved ......

On land designated "C(2)", any new development or redevelopment of an existing building
at the site should be submitted to the Board for approval in the form of a layout plan to
ensure an integrated and compatible layout for the development at the site taking into
account the site constraints and surrounding developments, etc. The layout plan should set
out the proposed mix of land uses, open space, vehicular access, pedestrian circulation and
connection, landscaping and tree preservation, etc.

(b) "G/IC(2)" Zone Paragraph 8.5.6 of the ES of the Plan

The "G/IC(2)" site at Caroline Hill Road...... The OVT (No. EMSD WCH/1) shall be
preserved with sensitive protection method throughout the development process. The
and stone retaining wall along the southern periphery of the site shall be preserved.
Existing trees found within the site including those situating on and/or abutting the stone
retaining wall shall also be preserved and protected as far as possible throughout the
development process with sensitive construction method and building design. To allow
suitable building separation, a building gap of not less than 30m should be provided
between the district court and residential blocks across Caroline Hill Road West

4, Issues

The following paragraphs briefly address the issues arising from the proposed
amendments

4.1 What about the Law Court Site?

The TPB declined to reduce the size of the GIC(2) site to enable better use of the land
and better integration with the development of the C(2) zone. As a result the Court site
will be totally unrelated to the development of the remainder to the site. The TPB will
have no opportunity to see if the two sites will be integrated in the design and
accessibility of open space. The ES should therefore be further amended to include a
requirement that the landscaping and open space within the GIC(2) site be integrated
and designed to be compatible with the landscaping of the C(2) zone.

4.2 Open Space and Landscaping

The proposed Notes require the submission of a layout plan and it is required to include
“‘details and extent of ....... open space to be provided within the site”, and ‘the

MASTERPLAN LIMITED
Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
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4.3

4.4

4.5

landscape and urban design proposals within the site”. Elsewhere the Notes require the
provision of a public open space of not less than 6,000m?.

It is important that the TPB be the body to approve the open space and landscaping
proposal through the Section 16 application process. This enables the public to
comment on the landscaping proposals and for the TPB to take them into consideration.
However, in the ES there is reference to the need for the future developer to make a
landscape submission under the lease. The submission under the lease is not
necessary if the TPB already has approved it and the submission under the lease should
be deleted.

Landscaping over the Road

The C(2) site includes part of the area where the proposed road is to be located. This
road will subdivide the C(2) site into two portions. It is therefore considered significant to
have this road covered with a landscaped deck to optimise the extent and quality of the
public area. This design requirement should be added to the ES.

Traffic Assessment

Traffic is a major concern for this development. It is evident from the minutes that the
TPB somewhat reluctantly accepted TD’s advice that the Traffic Review conclusions
were acceptable. There is no requirement for the future developer to submit a Traffic
Impact Assessment as part of the Section 16 application, which is quite unusual given
the strong public concern regarding the traffic impact of the development.

There is a mention in the ES that “the future developer would be required to undertake
an updated traffic review under the lease.” However, that submission would not be made
available to the TPB at the time of approval of the layout plan. It would also not be
available to the public. It is therefore necessary to include the submission of a TIA under
the Notes to the C(2) zone.

GIC Facilities

Representors made proposals for the inclusion of additional GIC facilities. The TPB was
supportive and it is recorded in para 28 of the Minutes that “Members generally
considered that an integrated design with cultural facilities, open space and commercial
development would be appropriate at the site”. However no definite proposal was made
and the inclusion of the following words in the ES is unlikely to result in the provision of
additional facilities, as there is no requirement of incentive for the future purchaser of the
site to provide such facilities. “There is scope to include more GIC facilities taking
account of the current deficit in the Wan Chai District such as Day Care Centres for the
Elderly, Performing arts venues and cultural facilities are also compatible uses in the
C(2) zone”

Paragraph (5) of the Notes to the “C” zone provides for a minor relaxation of the total
GFA provided for GIC facilities. It is suggested that an incentive be provided. Any GIC
uses additional to the minimum requirement of 715m? would be permitted additional to
the 100,000m* GFA for commercial purposes. Such additional GIC provision would be
included in the Section 16 application for the layout plan and a minor relaxation
requested at that time.

MASTERPLAN LIMITED
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Alternatively, additional GIC facilities could be incorporated within the GIC(2) site as it
need not be only for court facilities. Space could be provided within the podium levels
for GIC facilities for the general community.

4.5 Stone Walls

The stone walls along the Leighton Road and Caroline Hill Road (east) frontages will
restrict the opportunity for street level pedestrian access/egress from the site. This is at
the most convenient location for pedestrian movements. Instead of just stating in the ES
that “the stone retaining walls along the northern and eastern peripheries of the site
(except the portions being affected by the road improvement works) shall be

preserved..... “ it should also allow for provision pedestrian access into the site. This
access would need to be carried out in a sensitive way and be included in the Section 16
application.

5. Proposed Amendments

The following summarises the proposed amendments in this FR :-

5.1 The ES should be further amended to include a requirement that the landscaping and
open space within the GIC(2) site be integrated and designed to be compatible with the
landscaping of the C(2) zone.

52 The future developer need not make a landscape submission under the lease as the
TPB will already approved it through the Section 16 application and this should be
deleted from the ES.

53 The desirability of covering the road through the site with a landscaped deck to optimise
the extent and quality of the public area should be added to the ES.

54 A TIA should be prepared and submitted as part of the section 16 application for the
approval of the layout plan, and this should be included as an item under the Notes to
the C(2) zone. The requirement for an updated traffic review under the lease can then
be deleted from the ES.

55 The GFA provided for GIC facilities, additional to the minimum requirement of 715m? to
be permitted additional to the 100,000m* GFA for commercial purposes by way of a
minor relaxation application at the time of the Section 16 application. This intention for a
minor relaxation should be added to the ES.

5.6 To add to the ES regarding the stone walls “and to provide pedestrian access/egress to
the site’.

A completed copy of form S6D is attached along with a letter of authorisation from Beststride
Ltd.

Yours faitbf ly,
= W

I. T. Brownlee
Masterplan Limited
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1. The further representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period.
The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F., North Point
Government Offices, 333 Java Road, North Point, Hong Kong.
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Please read the “Town Planning Board Guidelines on Submission and Publication of Representations, Comments on Representations and
Further Representations” before you fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point
Government Offices, 333 Java Road, North Point, Hong Kong — Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters of the
Planning Department (Hotline: 2231 5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha
Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at
http://www.info.gov.hk/tpb/.
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3. This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enquiry Counters of
the Planning Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The further
representation may be treated as not having been made if the required information is not provided.
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1. Person Making this Further Representation (known as “Further Representer” hereafter)
RHERE-FHAOAL (TH "E—FHRA,)

Full Name #4 / 2fF (MeAMs#Company/Organisation® STAE/2404-//\T/HHEY)

Beststride Limited - ( A BVI company )

(Note: for submission by person, full name shown on Hong Kong Identity Card/Passport must be provided)

CEE: BEEARRX  RELUATESHI BBHRHENZSH)

2. Authorised Agent (if applicable) fE#FERE A (WEF)
Full Name ¥4 / %78 MrtMs/Company/Organisation™ SL4/204-//) SI/HHE )

Masterplan Limited

(Note: for submission by person, full name shown on Hong Kong Identity Card/Passport must be provided)

CEE: EEARX  FELHEFTESHE HEBHRHENLH)

3. Details of the Further Representation 3 — 3 B it 5 15

Draft plan to which the further representation relates Draft WOHg Nai Chung Outline ZOl’IiI’lg Plan No
(please specify the name and number of the draft plan ’

to which the proposed amendments is make) S/HT/20
SUE—SERIERNER G ERETER
HIB R AR

* Delete as appropriate 5 EAE

Please fill in “NA” for not applicable item 35{FFEMAMVEEHES " FEH |
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3. Details of the Further Representation (Continued)(use separate sheet if necessary)”

E-THIFEF@UEBE FSEHH

Nature of and reasons for the further representation #—5 Bl E B H

Are you supporting or opposing the
Subject matters HRI=EIE? subject matter? Reason HHEH
RFFERRHAMEE?

Please see the attached letter for
details of the further
representation.

support X

o oppose fZEf

support ¥
o oppose [Z#f

o support
o oppose FZ#f

o support
o oppose FZ¥f

#  If supporting documents (e.g. colour and/or large size plans, planning studies and technical assessments) is included in the further
representation, 90 copies (or 40 hard copies and 50 soft copies) of such information shall be provided.
HE—SHITA SRR AR NGB e R/ SRR THEE - SHERFE RETEE) - BIZEREE 90 (578 (3L 40 (5ENST
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@  Please specify the amendment item number provided in the Schedule of Amendments.
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Please fill “NA” for not applicable item 5 REAAVEEES " @R |
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TPB/R/S/H7/20-

SR S TR K2

Further Representation In Respect of Proposed Amendments to Draft Plan

SER

Reference Number:

TESTPREA

Deadline for submission:

FEAT H BT

Date and time of submission:

200716-175234-59053
31/07/2020

16/07/2020 17:52:34

Full Name of ""Further Representer'':

TRERAEREAN L 245
Full Name of '"Authorized Agent'':

B — 25 FR LA B Y L ]

Draft plan to which the further representation relates: B0
2 AR R
Nature of and Reasons for Further Representation:
TR EREE] e HH
Related Proposed Amendments Nature Reasons
Schedule of Amendment Item I 2%} Oppose [l OBJECT to the proposed Amendment I

tem I and the proposed amendments to th
e Explanatory Statement of the draft Wo
ng Nai Chung Outline Zoning Plan No.
S/H7/20 because they create a lot of unce
rtainties for the development of the site.
Specifically, the objection reasons includ
e

1) By adding in item (4) of the Remarks
of the “Commercial” zone the requireme
nts for the submission of layout plan for t
he approval of the Town Planning Board
(the Board), it is unclear, as compared wi
th the wordings in the renumbered item
(6) of the Remarks, whether or not the la
yout plan to be submitted is under sectio
n 16 of the Town Planning Ordinance.

2) If the layout plan is not to be submitte
d under section 16 of the Town Planning
Ordinance, the statutory time frame for t
he Board to make a decision is uncertain.
It should therefore be specified.

3) In item (4) of the Remarks, it is unclea
r whether the floor areas for different typ

file://pld-egis2/Online Comment/200716-175234-59053_Further_S_H7_20.html 17/07/2020
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es of land use proposed in the developme
nt that are permitted as of right under Col
umn 1 of the "Commercial" zone, e.g. off]
ice, hotel, eating place etc are subject to t
he approval of the Board under the layou
t plan submission. If the intention is to gi
ve the future developer a free hand to det
ermine the land use mix permissible und
er Column 1 and the gross floor area com|
position, it should be stated clearly in the
Remarks that the composition of uses per
missible under Column 1 and the respecti
ve gross floor area of such proposed uses
are not subject to the Board’s approval. I
f the intention is otherwise, there should
be clear stipulations of the intended com
position of land uses and their respective
maximum/ minimum gross floor areas in
the Remarks.

4) In item (4) of the Remarks, it is stated
that “the details and extent of GIC faciliti
es, parking, loading/unloading and public|
transport facilities, and open space to be
provided within the site” are to be provid
led in the layout plan for the Board’s appr
oval. In addition, paragraph 8.1.3 of the
Explanatory Statement of the "Commerci
al" zone is revised by adding "There is sc
ope to include more GIC facilities taking
into account the current deficit in Wan C
hai District such as Day Care Centre for t
he Elderly. Performing arts and cultural f|
acilities are also compatible uses in the
"C(2)" site. A public transport facility for
minibuses (underground) shall be provid
ed and consultation with stakeholders wil
1 be conducted by the Transport Departm
ent on proposed new minibus services an
d adjustment to the existing services, if a
ny." , With such amendments, the gross f
loor area that can eventually be develope
d for commercial purposes at the "Comm
ercial (2)" site, other than the specified G
IC facilities and the public transport facil
ity, becomes uncertain. Furthermore, the
possibility for the Board to impose in the
layout plan approval more or extra requir
ements in the provision of GIC facilities,
public transport or other facilities that are
different from the stipulated requirement
s in the government lease cannot simply
be ruled out. To eliminate these uncertain|
ties, it is prudent for the Board to state cl

file://pld-egis2/Online Comment/200716-175234-59053 Further S H7 20.html 17/07/2020
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early in the Remarks the type and gross f
loor areas of whatever facilities that are r
equired to be provided in the “Commerci
al (2)” zone and these requirements will f}
orm the basis for the requirements to be s
tipulated in the future government lease.

5) It is unclear whether the layout plan a
nd information submitted will be publish
ed for the public's review and comments.
In fact, making the gross floor area, land
use mix and composition, types and amo
unt of GIC and public facilities etc the su
bjects of review by the public for the “Co
mmercial (2)” site is no difference to rep
eating the rezoning exercise of the site th
at had already been considered and ruled
by the Board one month ago and should
be avoided.
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