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Date and time of submission:
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| Full Name of “Representer”:

Representation Relating to. Draft Plan

09/09/2021

© 210909-171552-33235

09/09/2021 17:15:52

4k Mr. Paulus Johannes Zimmerman

Proposed- Amendments to Draft Plan(if any):

PRSEREA L 2%

Full Name of ""Authorized Agent" :

SR AR B | . ——

Draft plan to which the representation relates: '

ERIR A R E |

Nature of and reasons for the representation:
—EWEE TH )
Subject Matters Nature _ Reason

All : : 523 Oppose [As set out below

HEENERESTWERES)

[ have a hard time finding papers on the background to these amendments These are harbourfro
nt sites, and although I'm a member of the harbourfront commission, I can't recall a briefing on t
¢ amendments. Further reasons for my objection is the failure to amend for past mistakes here.
Both sites fail to engage and enliven the waterfront with publicly accessible alfresco dlmng and
sit outs areas at the ground level. Despite original presentations to the harbourfront commission

and town planning board showing alfresco dining, this has not materialized.

file://vld-egis3-ann/Online Comment/210909-171552-33235 Rebpresent S K9 27.ht... . 10/09/2021






?ntegration with the adjoining waterfront promenade, basement car-parking and the re-provisione
P Tl has been approved by the Board to guide the future development of the site. - '

2021
.8.7.7 The “OU(Hotel)(1)” site south of Hung Luen Road has been developed into a hotel
development with retail and public transport interchange (PTl) uses, namely the Kerry Hotel Hong
Kong. This site together with the adjoining “C(7)” site to-the west and the site to the further west of
Princess Margaret Road Link and other commercial sites within the Reclamation Area are to serve
as an office and hotel node extended from Tsim Sha Tsui East. Developments within this sub- ,
zone are also subject to a maximum GFA of 62,492m2 , of which a GFA of not less than 5,708m2
shall be provided for eating place and shop and services uses. A PTl as required by the .
Government shall be provided and is included in GFA calculation. Taking account of the need to
re-provide the PTI at ground level, the site is subject to a maximum site coverage of 80%
(excluding basement(s)). Developments within this sub-zone are also subject to maximum building
heights of 756mPD, 40mPD and 15mPD as stipulated on the Plan to reflect a “stepped height”
building profile descending towards the waterfront and the planned urban park zoned “O” to its
immediate east and to maintain visual permeability from “The Whampoa” at Shung King Street to
the harbour and to integrate with the park. In addition, a 10m-wide NBA at the southern boundary
along the waterfront promenade as stipulated on the Plan shall be provided to enhance
streetscape and integrate with the promenade to its south, as well as the “O” zone to its
immediate east. To enhance the vibrancy of the waterfront promenade, the NBA may be
used for alfresco dining without building structure. A building setback of 3.5m-wide along the
‘eastern boundary shall be provided for landscaping purpose to better integrate with the future
development of the adjoining “O” zone. An at-grade pedestrian walkway connecting the adjoining
“C(7)" site to the west, the waterfront promenade and the PTl should be provided for public access
24 hours daily. The landscape decks on 1/F and 2/F should be open to the public at reasonable
hours for public enjoyment. Ancillary.car-parking should be accommodated in the basement.

-OBJECT TO REMOVAL OF CLAUSE RE RESIDENTIAL DEVELOPMENT. THIS IS CLEARLY
INTENDED TO FACILITATE DEVELOPERS SHORT TERM STRATEGY THAT IS OFTEN IN
CONFLICT WITH THE INTERESTS OF THE COMMUNITY. THE APPROVAL OF REZONING
OF THE ONLY HOTEL AT THE CENTRE OF TIN SHUI WAI BEING A GOOD EXAMPLE

AS THE AMENDMENT IS TO REFLECT AS BUILT — WHERE IS THE BREAKDOWN OF THE
6.200SQ.M EATING PLACE/SHOPS AND SERVICES TO ENSURE COMPLIANCE?

- THE OUTLETS AT KERRY HOTEL ARE TOO EXPENSIVE FOR DOMESTIC HELPERS AND
GRASS ROOTS WHO VISIT THE PROMENADE. ALLOWING THE NBA TO BE USED FOR
ALFRESCO DINING ENCOURAGES ‘GENTRIFICATION’ AND EXCLUSION

ITEM A2 ONE HARBOURGATE

2016 .

8.2.4 The “CDA(2)” site at the junction of Hung Luen Road and Kin Wan Street is intended for
retail and office developments. Residential development will not be permitted. This site
together with the “CDA(1)” site and the site to the west of Princess Margaret Road Link and other
commercial sites within the Reclamation Area are to serve as an office and hotel node extended .
from Tsim Sha Tsui East. Developments within this sub-zone will be subject to a maximum plot
ratio of 4.0, a maximum site coverage of 60% (excluding basement(s)), and a maximum building
height ranging from 75mPD to 40mPD. A “stepped height” building profile descending towards the
waterfront is required. Ancillary car-parking provision should be accommodated in-the basement.
To enhance air ventilation and visual porosity of the development, a single podium for the whole
development will not be permitted. A planning brief setting out the planning parameters, the
requirements on varying height profile, view corridor, setback, non-building area, open space
provision for public enjoyment, landscaping, design integration with the adjoining waterfront



' r romenade and basement car-parking has been approved by the Board to guide the future
- development of the site. '

2021
8.1.8 The site designated “C(7)", namely the One HarbourGate, is located at the junction of Hung
Luen Road and Kin Wan Street. It has been developed into a retail and office development.
This site together with the adjoining “OU(Hotel)(1)” site to the east and the site to the west of
Princess Margaret Road Link and other commercial sites within the Reclamation Area are to serve
as an office and hotel node extended from Tsim Sha Tsui East. Developments within this sub-

~ zone are subject to a maximum GFA of 54,812m2 , of which not less than 6,200m2 shall be

" provided for eating place and shop and services uses; a maximum site coverage of 60%
‘(excluding basement(s)); and maximum building heights of 75mPD and 40mPD as stipulated on

. the Plan to reflect a “stepped height” building profile descending towards the waterfront. Ancillary

car-parking provision should be accommodated inthe basement. To enhance air ventilation and
visual porosity of the development, a single podium for the whole development is not permitted. In
addition, a 30m-wide non-building area (NBA) at the eastern boundary as stipulated on the Plan
shall be provided to enhance air ventilation, visual permeability and connectivity to/from the
harbour. Also, a 10m-wide NBA at the southern boundary along the waterfront promenade as
stipulated on the Plan shall be provided to enhance streetscape and integrate with the waterfront

.promenade to its south. To enhance the vibrancy of the waterfront promenade, the NBA at the
southern boundary may be used for alfresco dining and other outdoor activities without
building structure. The developer should provide, manage and maintain a covered footbridge
linking to the “Residential (Group A)2” (“R(A)2") site across Hung Luen Road for public access 24
hours each day at his own cost. A pedestrian walkway connecting the aforementioned covered
footbridge, the adjoining “OU(Hotel)(1)” site, the waterfront promenade and the NBAs should be
provided at-grade and for public access 24 hours daily to maintain pedestrian accessnblllty to the
surrounding uses lncludlng the open space to its west. :

RETAIL AND OFFICE DEVELOPMENT???? WHERE IS THE 6.200SQ.M EATING ,
PLACE/SHOP & SERVICES? | WALK FROM TST TO HUNG-HOM FREQUENTLY AND
MONITOR THE SITE. THE LOWER BLOCK IS NOW OCCUPIED BY SUN LIFE AND THE
TERRACE USED FOR ITS STAFF ‘

I would remind members that the intention of the lower-block was to provide backup services to
enhance the waterfront-experience

http://www.info.gov. hk/tpb/en/meetlngs/T PB/Minutes/m1 163tpb e.pdf Mount Kelly school
appllcatlon

"as the Application Premises was located at the waterfront with a specific planning intention, retail
and restaurant uses were considered more appropriate to promote patronage of the
promenade and enhance vibrancy of the harbourfront. While school us2 might not provide the
necessary vitality to realise the planning intention, there should be other alternative site/premises
suitable for the proposed school. The proposed school, even temporary in nature for a period of 5
years, would jeopardise the realisation of the planning intention of the “CDA(2)” zone;"

THIS WATERFRONT IS ALMOST BEREFT OF AFFORDABLE OUTLETS. A RECENT
APPLICATION FOR CATERING ON THE FERRY PIER HAS FAILED

Case No. : AK9/275 _
. ‘ Proposed Eating Place and Shop and
. Applied Use Services (Retail Shop)
Main Deck (Part) and Upper Deck (Part),
Location - Hung Hom (South) Ferry Pler, Hung Hom,
L Kowloon

Remark _ This is not a valid application!



FAGAIN OBJECT TO ALFRESCO DINING ON NBA AS THIS WOULD CERTAINLY BE
EXCLUSIVE '

ALSO THE OPEN SPACE PROVISION FOR PUBLIC ENJOYMENT HAS BEEN REMOVED
FROM OZP. IN FACT THIS IS A LANDSCAPED AREA THAT IS ALWAYS ROPED OFF. ONLY
A SMALL SECTION IS LEFT OPEN TO THE PUBLIC.

AGAIN THE PLANNING INTENTION HAS BEEN COMPROMISED.
In view of the lack of consultation with district cduncil and difficulties ih accessing relevant
information, these amendments appear to be in line with the ‘New Order’ whereby any form of

scrutiny by the community is deemed objectionable and the bodies that used to review plans are
expected to rubber-stamp whatever it put in front of them without question.

Wulvihill
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x8&: Re: AMENDMENTS TO THE APPROVED HUNG HOM OZP NO. 5/K9/26

Dear TPB Members,

Since the OZP was poSted there have been a number of days of heavy rain that underiined the
impact of the failure to meet the planning intention of this area.

When the weather is fine visitors to the waterfront set up tents on the grass and gather close to
the ferry piers. However when it is raining and the ground is wet there is no shelter and no
amenities where less well off members of the community can gather to enjoy the open panorama
of the harbour while protected.

The failure to provide food and beverage outlets to cater for the public is unacceptable. One can
only compare with the West Kowloon waterfront where there is a row of outlets and shaded

- seating.

* Mary Mulvihill

From: "mm1947"m
To: "tpbpd" <tpbpd@pland.gov.hk> '
- Sent: Thursday, September 9, 2021 3:24:52 AM
Subject: AMENDMENTS TO THE APPROVED HUNG HOM OZP NO. S/K9/26 .

' AMENDMENTS TO THE APPROVED HUNG HOM OZP NO. S/K9/26

Item A1 — Rezoning of a site south of Hung Luen Road from “Comprehensive Development Area
(1)" (“CDA(1)") to “Other Specified Uses” annotated “Hotel(1)” (“OU(Hotel)(1)”) with stipulation of
building height restrictions; and designation of a strip of land along southem boundary as non-
building area. v :

Item A2 — Rezoning of a site at the junction of Hung Luen Road and Kin Wan Street from
“CDA(2)” to “Commercial (7)" (“C(7)") with stipulation of building height restrictions; and
designation of two strips of land along eastern and southern boundaries as non-building area.

Dear TPB Members,

~ Strong objections to ‘
.No consultation with district council and.the manner in which the amendments are presented.

Clearly to reflect the built status but this is not mentioned so a member of the public with no
previous knowledge of the sites would be confused.

The paper is not included with General Papers. No link provided on the notice

So one has to go looking for it on the Ozp website. But again Joe Public may not be aware of this
option.

No map provided with the paper identifying the peripheries of the two sites. The Object of the Plan
- and The Planning Scheme Area speak in broad terms instead of focusing on the specnflcs of the

lots in question
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The ‘OU’ section does not mention the two piers -So are they included in the rezoning? Wlth no
map provided there is no certainty with régard to status.

OBJECT TO REZONING OF PIERS TO HOTEL IF THIS IS THE INTENTiON
In view of the ambig'uities it is necessary to compare — note highlights

S/K9/24 14 Sept 2016 https//Www info.gov.hk/tpb/en/papers/MPC/565-mpc _15-16.pdf

With https: //www2 07D. tpb gov. hk/plan/ozp plan notes/en/S K9 27 _e.pdf

' lTEM A1 KERRY HOTEL

2016

8.2.3 The “CDA(1)” site south of Hung Luen Road is intended for hotel, retail and public transport
interchange (PTI) uses. Residential development will not be permitted. Developments within
this zone will be subject to a maximum plot ratio of 4.0. To avoid excessive building massing, the
PTI should be included for GFA calculation. Taking account of the need to re-provide the PTl at
ground level, the site will be subject to a maximum site coverage of 80% (excluding basement(s)).
Developments within this sub-zone will also be subject to a maximum building height ranging from
75mPD to 15mPD. A “stepped height” building profile descending towards the waterfront is '
required. Ancillary car-parking should be accommodated in the basement. A planning brief setting
out the planning parameters, the requirements on varying height profile, view corridor above
podium structure, setback, open space provision for public enjoyment, landscaping, design
integration with the adjoining waterfront promenade, basement car-parking and.the re-provisioned
PTI has been approved by the Board to guide the future development of the site.

‘2021
8.7.7 The “OU(Hotel)(1)” site south of Hung Luen Road has been developed into a hotel

- development with retail and public transport interchange _(PTI) uses, namely the Kerry Hotel Hong
~ Kong. This site together with the adjoining “C(7)” site to the west and the site to the further west of

Princess Margaret Road Link and other commercial sites within the Reclamation Area are to serve
as an office and hotel node extended from Tsim Sha Tsui East. Developments within this sub-

* zone are also subject to a maximum GFA of 62,492m2 , of which a GFA of not less than 5,708m2
shall be provided for eating place and shop and services uses. A PTI as required by the

Government shall be provided and is included in GFA calculation. Taking account of the need to
re-provide the PTI at ground level, the site is subject to a maximum site. coverage of 80%
(excluding basement(s)). Developments within this sub-zone are also subject to maximum building
heights of 75mPD, 40mPD and 15mPD as stipulated on the Plan to reflect a “stepped height”
building profile descending towards the waterfront and the planned urban park zoned “O” to its
immediate east and to maintain visual permeability from “The Whampoa™ at Shung King Street to
the harbour and to integrate with the park. In addition, 2 10m-wide NBA at the southern boundary
along the waterfront promenade as stipulated on the Plan shall be provided to enhance
streetscape and integrate with the promenade to its south, as well as the “O” zone to its
immediate east. To enhance the vibrancy of the waterfront promenade, the NBA may be
used for alfresco dining without building structure. A building setback of 3.5m-wide along the
eastern boundary shall be provided for landscaping purpose to better integrate with the future
development of the adjoining “O” zone. An at-grade pedestrian walkway connecting the adjoining

- “C(7)" site to the west, the waterfront promenade and the PTI should be provided for public access

24 hours daily. The landscape decks on 1/F and 2/F should be open to the public at reasonable
hours for public enjoyment. Ancillary car-parking should be accommodated in the basement.

OBJECT TO REMOVAL OF CLAUSE RE RESIDENTIAL DEVELOPMENT. THIS IS CLEARLY
INTENDED TO FACILITATE DEVELOPERS SHORT TERM STRATEGY THAT IS OFTEN IN
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CONFLICT WITH THE INTERESTS OF THE COMMUNITY. THE APPROVAL OF REZONING
OF THE ONLY HOTEL AT THE CENTRE OF TIN SHUl WAI BEING A GOOD EXAMPLE

AS THE AMENDMENT IS TO REFLECT AS BUILT — WHERE IS THE BREAKDOWN OF THE
6.200SQ.M EATING PLACE/SHOPS AND SERVICES TO ENSURE COMPLIANCE?

THE OUTLETS AT KERRY HOTEL ARE TOO EXPENSIVE FOR DOMESTIC HELPERS AND
GRASS ROOTS WHO VISIT THE PROMENADE. ALLOWING THE NBA TO BE USED FOR
ALFRESCO DINING ENCOURAGES ‘GENTRIFICATION’ AND EXCLUSION

ITEM A2 ONE HARBOURGATE

2016

8.2.4 The “CDA(2)" site at the junction of Hung Luen Road and Kin Wan Street is mtended for
retail and office developments. Residential development will not be permitted. This site
together with the “CDA(1)” site and the site to the west of Princess Margaret Road Link and other -
commercial sites within the Reclamation Area are to serve as an office and hotel node extended
from Tsim Sha Tsui East. Developments within this sub-zone will be subject to a maximum plot
ratio of 4.0, a maximum site coverage of 60% (excluding basement(s)), and a maximum building
height ranging from 75mPD to 40mPD. A “stepped height” building profile descending towards the
waterfront is required. Ancillary car-parking provision should be accommodated in the basement.
To enhance air ventilation and visual porosity of the development, a single podium for the whole
development will not be permitted. A planning brief setting out the planning parameters, the
requirements on varying height profile, view corridor, setback, non-building area, open space
provision for public enjoyment, landscaping, design integration with the adjoining waterfront -
promenade and basement car-parking has been approved by the Board to guide the future
development of the site.

2021
8.1.8 The site designated “C(?)” namely the One HarbourGate, is located at the junction of Hung

- Luen Road and Kin Wan Street. It has been developed into a retail and office development.
This site together with the adjoining “OU(Hotel)(1)” site to the east and the site to the west of
Princess Margaret Road Link and other commercial sites within the Reclamation Area are to serve’
as an office and hotel node extended from Tsim Sha Tsui East. Developments within this sub-
zone are subject to a maximum GFA of 54,812m2 , of which not less than 6,200m2 shall be
provided for eating place and shop and services uses; a maximum site coverage of 60%
(excluding basement(s)); and maximum building heights of 75mPD and 40mPD as stipulated on
the Plan to reflect a “stepped helght” building profile descending towards the waterfront. Ancillary

~ car-parking provision should be accommodated in the basement. To enhance air ventilation and
visual porosity of the development, a single podium for the whole development is not permitted. In -
addition, a 30m-wide non-building area (NBA) at the eastern bounidary as stipulated on the Plan
shall be provided to enhance air ventilation, visual permeability and connectivity to/from the
harbour. Also, a 10m-wide NBA at the southern boundary along the waterfront promenade as
stipulated on the Plan shall be provided to enhance streetscape and integrate with the waterfront
promenade to its south. To enhance the vibrancy of the waterfront promenade, the NBA at the
southern boundary may be used for alfresco.dining and other outdoor activities without
building structure. The developer should provide, manage and maintain a covered footbridge
linking to the “Residential (Group A)2” (‘R(A)2") site across Hung Luen Road for public access 24
hours each day at his own cost. A pedestrian walkway connecting the aforementioned covered
footbridge, the adjoining “OU(Hotel)(1)” site, the waterfront promenade and the NBAs should be
provided at-grade and for public access 24 hours daily to maintain pedestrian accessibility to the
surrounding uses including the open space to its west. '
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RETAIL AND OFFICE DEVELOPMENT???? WHERE IS THE 6.200SQ.M EATING
PLACE/SHOP & SERVICES? | WALK FROM TST TO HUNG HOM FREQUENTLY AND
MONITOR THE SITE. THE LOWER BLOCK IS NOW OCCUPIED BY SUN LIFE AND THE
TERRACE USED FOR ITS STAFF '

| would remind members that the lntentlon of the Iower block was to provide backup services to
~ enhance the waterfront experience

hitp://Mww.info.gov.hk/tpb/en/meetings/TF PB/Mmutes/m1 1 63tpb e.pdf Mount Kelly school
application ‘

-"as the Application Premises was located at the waterfront with a specific planning intention, retail
~ and restaurant uses were considered more appropriate to promote patronage of the
promenade and enhance vibrancy of the harbourfront. While school use might not provide the
necessary.vitality to realise the planning intention, there should be other alternative site/premises
suitable for the proposed school. The proposed school, even temporary in nature for a period of 5
years, would jeopardise the realisation of the planning intention of the “CDA(2)” zone;"

THIS WATERFRONT IS ALMOST BEREFT OF AFFORDABLE OUTLETS. A RECENT
APPLICATION FOR CATERING ON THE FERRY PIER HAS FAILED

. Case No. AIK9/275

: : Proposed Eating Place and Shop and
Applied Use Services (Retail Shop)
Main Deck (Part) and Upper Deck (Part),
Location Hung Hom (South) Ferry Pier, Hung Hom,
. Kowloon
Remark - This is not a valid application!

- AGAIN OBJECT TO ALFRESCO DlNING ON NBA AS THIS WOULD CERTAlNLY BE

EXCLUSIVE

ALSO THE OPEN SPACE PROVISION FOR PUBLIC E.NJOYM.ENT HAS BEEN REMOVED
FROM OZP. IN FACT THIS IS A LANDSCAPED AREA THAT IS ALWAYS ROPED OFF. 'ONLY
A SMALL SECTION IS LEFT OPEN TO THE PUBLIC.

AGAIN THE PLANNlNG INTENTION HAS BEEN COMPROMISED.
In view of the lack of consultation with district council and difficulties in accessing relevant
information, these amendments appear to be in line with the ‘New Order’ whereby any form of

scrutiny by the community is deemed objectionable and the bodies that used to revuew plans are
expected to rubber-stamp whatever it put in front of them without question.

Mary Mulvihill
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