~ A0 Appendix | of
oy et MPC Paper No. A/H7/188

c-—~ AARE

s

‘This document is received on U [U[:) ., v

The Town Planning Board will fon:nally aci.m\ ledge Form No. S16-1
the date of receipt of the application only upon receipt i Iﬁ % S16-1 !
of all the required information and documeats, - .

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF
THE TOWN PLANNING ORDINANCE
(CAP. 131)

R CoHem el Rl )(OHE 131 F )
%16 ik & % By &F 7] H

pplicable to proposals not involving or not only involving:

EEH?I RSB B BRI B

(i) Construction of “New Territories Exempted House(s)”;
B T ARRERRET

(ii) Temporary use/development of land and/or building not exceeding 3 years in
rural areas or Regulated Areas; and
AL FR AR RS B2 AR s 3 b R /BRI SR PO T R B B 1B = AR R RF
R/ s e

(iii) Renewal of permission for temporary use or development in rural areas or
Regulated Areas

ﬁiﬁ"@ﬁﬂ’”ﬁﬂ@i’“"*ﬁ%ﬂ@ﬂﬁ%%% EREN SR YT ] G

Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the current
land owner, please refer to the following link regarding publishing the notice in the designated newspapers:
https://www.pb.gov.hk/en/plan_application/apply.htm]

FH B A AN AL A it 3 25 1) 5 R i Ll%kHEﬂ&Tiﬁ%ﬂ%E@ FEARIRTT L ath A A B E R SRR T
TR AFTEENED -HEESRE > FREL THELAMERENRERNZTEA

https://www.tpb.gov.hk/tc/plan anplica[ion/app]\-‘.htmi

General Note and Annotation for the Form

FLRARIRH TS
“Current land owner” means any person whose name is re;glstered in the Land Registry as that of an owner of
the land to which the agpllcatlon relates, as at 6 weeks before the é):(p_hcatlon is made

i{ﬁ%%%% E%ﬁ)\ | FEERR HART AN R LA B O L AR R B S BT

& Please attach documentary proof 55 A& 55 HH 2 {2

A Please insert number where appropriate £ {F #4 & 77 s A 4R5E

Please fill “NA” for inapplicable item FE1EA#HAVIEHIES " F#EA |

Please use separate sheets if the space provided is insufficient #IFTREAVZERIARE » 55 HERHH
Please insert a " v | at the appropriate box FEfE#E Y BN EINLE v | 5%

#




1.

Form No. S16-1 #1558 S16-1 9%

Applifatiotg No.
For Official Use On]%/ FH A 4R })S / H:‘— “ g g
F 71 R Bt W Date Received s r\ws
Wl F i’ 4

The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
]5/F North Point Government Offices, 333 Java Road, North Point, Hong Kong,

5 A B 2240 S R LS R AT SO () - &x%;&jtﬁ EHEE 333 SELABNGE 15 R
HHZES (Ml " ZEg ) &Y -

Please read the “Guidance Notes” carefully before you fill in this form. The document can be downloaded from the
Board’s website at http://www.tpb.cov.hk/. It can also be obtained from the Secretariat of the Board at 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
Pomt Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Tel'I'ItOl"leS)
%ﬁﬂﬂﬁﬁ (s /B AN ) BIRREE » AT IR fy - ‘Nﬁj‘S‘UﬂrTf;’ééﬁ ‘%‘W%ET@E (484

hll) fwww.ipb.gov.hk/) » JRE] A7 B SRS (FEILEELREE 333 3RILAREES 15 18 — 855« 22314810 =
2231 4835) K i J%E’J%ﬁﬂéﬂ#‘@%@hﬁ 2231 5000) (FAICAALEE 333 SRALABUN &% 17 AP H

bR 1 SOV HBIRSE 14 YR -

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. The processing
of the application may be refused if the required information or the reci: uired copies are incomplete. )
ShERAs el E B SOV E TH 0 0] 0% B GRS R RAR B REE N AR R o HI5E AZHEMTEN A
TERSE RN - AR AE ARV R SO RIA AT £ - ZREG AfRE A R -

1.

Name of Applicant H 35 A # & /%1%

(O Mr. Se4 /O Mrs., 32 A /O Miss 2Nl / O Ms. 221 /E’Company Z5vE] /O Organisation 65 )

Patchway Holdings (HK) Limited (I (Fib) ARAHD

2.  Name of Authorised Agent (if applicable) EFZHEMRE A& /24TH (WEA)

(OMr. 564 /OMrs. £ A /OMiss/NH /OMs. 2o /leompany 455 /O Organisation {5/ )

URBIS Limited

3.  Application Site Hi 35 il BY

(a) Full address / location /
demarcation  district and lot
number (if applicable)

EE bR W UL O & ¢ ok lald
HEZ SRS (A0iEA )

Inland Lot No. 8945, Caroline Hill Road, Causeway Bay

(b) Site area and/or gross floor area

involved MSite area HAZERE S sq.m 3 F5 2K MAbout 9

# N 3 1 E%4
é&ﬂ’]iﬂﬂ%ﬁ?ﬁ&/j&%@ﬁ@ MGross floor area 4 ] EifE 102,000 sq.m 77 0About £

(c) Area of Government land included

(if any) N/A T :
FRERBT LB () | e SR Ao

2 Parts 1, 2 and 3 551~ 5 2 55 335y
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Form No. S16-1 F£1&E S16-1 98

(@

Name and number of the related
statutory plan(s) Approved Wong Nai Chung Outline Zoning Plan No. S/H7/21

A LA EBRIAYETE LR

(e) Land use zone(s) involved " . y
ST R S Commercial (2)
(f) Current use(s) Vacant

AR

(If there are any Government, institution or community facilities, please illustrate on
plan and specify the use and gross floor area)

COREABUT - SR EERE - SHERH B - SR R R AME T

4,

“Current Land Owner” of Application Site B3 S #BERY TR L BEH A

The applicant EBEE A —
™

is the sole “current land owner™*® (please proceed to Part 6 and attach documentary proof of ownership),

EME—AY TIRT M A, " GRS 6 Mo » TP SEMERERA ) -

BHP—B "BYTIHBEA A L * GEIR AR -

[] isnota*current land owner™.
AR TSR A, .
O ienrsite 1s entirely on G

overnment Jand (please proceed to Part 6).

rATIST AT i = B o
2 SERL T =

s— ¢ o € Notificati
B 31 7 A B0 [0 /3 40 o 3 8 A B9 RO /
(8) According to the record(s) of the Land Registryasat ......c..coovvveniniincinninnn.. j icati
involvesatotal of ................... “current land owner(s) ™"
RBLESFMEEZ . F o
W 2 TIRFT LR A, e
(b) The applicant EHzE A —
[] has obtained consent(s) of ............... “current land owner(s)"*.
EEE e & PIRIT MR A L THIEE

/ (Please use separate sheets if the space of any box above is insufficient. #0_FFHEA VSRR R » BHEESEI)

Details of consent of “current land owner(s)”* obtairfed EWf% T ER{THHESEA A | FEIERVEEE

Date of consent obtained

No. of *Current

Land Owner(s)’ (DD/MM/YYYY)
FR{T A higEs HiSEIERTHIH
A BE (H/BHF)

7
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Form No. S16-1 S16-1%5

E tasmotifred—— “correrttamdowmer (a)"ﬂ
[ 11 R % TR AL Y- /

No. of Currelzt Lot number/address of premises as shown in the record of the Date of noffication
Land Owner{s)

Land Registry where notification(s) has/have been given

T E 4T £ M e e
ﬁAJ ﬁa *Eﬁii&;{ﬂ%&%naﬁ:aﬁtﬂﬁﬂmiﬂEXﬁﬁ%/ﬁﬁﬁimtﬂ: ﬁ%ﬂ B (E/ﬁ /‘/E'E)

/

/

(Please use separate sheets if the space of any hox above is insufficient. ¥ EFI{FRI FRINZERF 2 5 HRE)

] has taken reasonable steps to obtain consent of or give notification to’owner(s):

E A -O R B DARS - e AN E B R ARSI YRR T ¢
Reasonable Steps to Obtain Consent of Owner(s) EV{E L i#a A fE EETHEAVAY-S TG ER

] sent request for consent to the “current land owner(sy’ on (OD/MM/YY YY)
iy (B/AAEEE—% TR A IREREEES

=

Reasonable Steps to Give Notification to Owner(s) /|6 - #3378 A %38 AT AN AN S 38T B

[J published notices in local newspapers on (DD/MM/YYYY)®
ey (B RIS E B R A T — OB s

[0 posted notice in a prominent positiop’on or near application site/premises on

7 | (B/ /Ry R s5 B,/ S o Pk AL A AR (i B s L A % e B R A ™

ts’ corporation(s)/owners’ committee(s)/mutual aid committee{s)/management
(DD/MM/YYYY)*

Note: May insert more thanone " v | .
Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the

application.
TESEEREALE T8

s
Ll ik

4 Part 5 (Cont’d) % 5 4G




Form_No. S16-1 #4&%E S16-1 5%

6. Type(s) of Application F3 55 3H 51

1 Type(i) Change of use within existing building or part thereof
B0E  FUrRARRYEEROAAR

[] Type{(ii) Diversion of stream/ excavation of land / filling of land
Plan(s)
RONE  REEEER () VTHEDUE, L R R TR

Type (iii)

of pond as required under Notes of Statutory

ility installation / Utility installation for private project

SRERENREE/FA SR BRI LR

M Type(iv) Minor relaxation of stated development restriction(s) as provided under Notes of Statutory Plan(s)

BOVE BRENENECEN (18 NFIRNSERG

v Type(v) Use/development other than (i) to (iii) above
FEWE  EREOOZGVES AR SR

Note 1: May insert more thanone ™ | |
af 1 WESPH—EITSENNL T, B
Note 2: For Development involving columbarium use, please complete the table in the Appendix.

EE2: WNSHER BRTETRR » SRR -

(a) Total floar area

invalved sq.m T
B S A T Y

{b) Proposed

use(s)/development
ot i/ (If there are any Government, institution or community facilities; please illustrate on plan and specify
the use and gross floor area)
(U ~ B @R - SAEER B EHA AR R B
(c) Number of storeys involved Number of yrits involved
R JEH FBREEE
Domestic part {3 F &4 / .............. sqm 3k  OAbout &y
d) P d fl
@ Jég%;gﬁﬁ?% area Non-domestic paped RS v, sqm JEJ73 ClAbout 9
Tot?é‘?.u'}'/ ........................... sq.m ST TAbout 49
/Ff*gés) Current use(s) RS Ak Proposed use(s)} #EEE

(e) Proposed uses of differ

floors (if applicable)
A EE B ey R

COEpREHNZERTE - S RER

Part 6 & 6 24y




Form No. S16-1 &5 S16-1 5%

(a) Operation involved

R T

T~ Diversion of stream ;0] 1804 18

[ Filling of pond $LiE

Area of filling IEHEEME  ...oovveiiii e sq.m I About 45

Depth of filling SEINEE ..o HAbout £9
[ Filling of land #H £+

Areaof filling EETEFE  ...ooveeni T OAbout &

Depth of filling IEFEE ... m 3 CAbout £5
[0 Excavation of land #&1-

Arca of excavation 3B TEFE  ovvrvviieiias sqm XEJj53  OAbout £9

Depth of excavatiopAZ T ..o m >R CiAbout 45

(Please indicate on sitgafan the boundary of concerned land/pond(s), and particulars of stream diversion, the extent
of filling of land/pond(s) and/or excavation of land}

CEABRSE R, RS o DURSTIENGE - S0 IR R ERE o KA B /2R D)

{b) Intended
use/develo,

BHEI

(a) Nature and scale

MR RARR

[T Public utility installation 75 P o SR am i o e
[0 Utility installation for private project f A S @t BINT A FHEEE

Please specify the type and number of utility to be provided as well as t

each building/structure, where appropriate
EEIEAMEENOEREE  SEEEEEYETYFRRE « REERIFERE

Number  of Dirpens' of each installation
provision fbyilding/structure (m) (LxWxH)
P {EEEE, RS, IR~

2 @

/

imensions of

Name/type of installation

HELE/EE

6 Part 6 (Cont’d) £ 6 Fi4r ()




Form No. S16-1 S16-15

R WECrE Ty pellsy Yapp!icarion B 4y A Y SR S S c |
(a) Please specify the proposed minor relaxation of stated development restriction(s) and also fill in the

proposed use/development and development particulars in part (v) below —
S5 AR R R BRI RN IR R R B

beigki- (e sfETH
E/ Gross floor area restriction From 100 ’Ooosq mEFE to FE 102'0005q m EF3H

AR TP A1

—L1Site-coverage-restriction From
T E IR

O Buildini height restriction FromF ..oooovvvvnnnnnn. MAB O v
B R

.................................... storeys &

] Non-building area restricti
FREESE MR

T (please specify)

=i 21 = Y
LT

Submission of Layout Plan for Proposed Permitted Commercial Development
{Office, Eating Place, Shop and Services) with Social Welfare Facility, Public

(@) Pmp"fgd | . Clinic, Place of Recreation, Sports or Culture, Public Transport Station and
use(s)/developmen Public Vehicle Park (excluding Container Vehicle), and Minor Relaxation of
BoARaRE Gross Floor Area Restriction

(Please illustrate the details of the proposal on a layout plan 55 P52 E BsREHER SRR

(b) Development Schedule S$E4NEI

Proposed gross floor area (GFA) #EE4MSHIERE @ ... 1 02'000 ........ sqm FFHH DOAbout &Y
Proposed plot ratio BESMREEEE. e 689 .. MAbout £
Proposed site coverage flsg B%mE @000 ... 85 % OAbout £
Proposed no. of blocks S 8E®, L S e,
Proposed no. of storeys of each block fFER B ERY gy  Towers 182: 25 Tower 3: 18 storeys JB
U include &35 storeys of basements [EHE
™ exclude FREHE 5 _storeys of basements @i
Towers 1&2: +135.0
Proposed building height of each block SRS EEE fr  Tower3: 4900 1pD (3Kt 1) OAbout 44

Part 6 (Cont’d) 2B 6 ¥5r ()




Form No. $16-1 S16-15

— T Bomestie-part—{EFR#F
GFAMEEEEE e 1 OAbout £

number of Units ﬁfj{%{ E ...........................
- 2 iy sq. m OAbout £9

[ Non-domestic part S5 &5 GFA 8 E i

IZT eatingplace gl | reeiinanaes sq. m YR OAbout £
[0 hotel JHE ] e, sq. m T OAbout £y
Eating Place and
Shop and Services (please specify the number of rooms
Total: About 10,000 59. m
SEEEHAEERARIE) vvvviveereriee e
officeprnze | e 85,300 . sq. m PR MAbout 45
A shop and services FEJE K ARFS 173 i iiereieareinees sq. m 3K CAbout £
i/ Government, institution or community facilities (please specify the use(s) and concerned land
BUF ~ el maE area(s)/GFA(s) $FELHE FH iR Ra AN EEI T,/ 4
fﬁﬁﬁ]fﬁ)

......................................................
..................................................

....................................................

M other(s) Hdth (please specify the use(s) and concerned land
area(s)/GFA(s) (MR RAMAMEER 4

EEEH)

.........................................................

[ Open space {RERFHAH (please specify land area(s) EEEEAMH:EIERE)
[ private open space FAAPREERE 0 sq. m FJ73H O Not less than /D
[ public open space - ARIAREFIHE ...8000  sq.m 3Pk ™ Notless than R/UFL

() Use(s) of different floors (if applicable) SiEEBIVHZE (L13EA)

Edged Blue SHe [Towsrs 1 and 2) Edged Red Site (Towar 3)
84-85/F Private Vehicle Park B4-5/F Private Vehicle Park
BAF Public and Private Vehicle Park B3/F Private Viehicle Park
8 Public Vehicle Park; Ancillary L/UL Arga; Parking for GIC Fadilities B2/F Public Vehicle Park

2/

Requlred under the Lease BaM/F E&M

}f 20"‘"“"‘!’:{ :'9;: 3;‘ LﬂYS"’Y*' Ft:M &IF GIC Facility (District Health Centre); Public Open Space; EBM
o CZ:W UG/E GIC Facility (Day Care Centre for the Elderly); Public Open Space; E&M
2F Commescial Publiz Open Space; EGHI F GIC Facility (Child Care Centre): E&:M
3/F Commercial; E&M 2,;; T Commeicial; Public Open Space; EBM
afF E&M 3/e1 Cornmercial; E&M
S/F GIC Facilitiés {Periorming Arts and Cultural Facilities): Commerciak E8hi || {4 13 and 14/F omitted) :
6/F-21/F 5 TR, Crasens
(13, 14 ond 247 omittes) | COmmercial EAM

(d) Proposed use(s) of uncovered area (if any) XA (W5 ) BVEERR®

G/F and 2/F: Public Open Space
8

Part 6_(Cont’d 6



Form No. $16-1 ##&5E S16-1 3%

7. Anticipated Completion Time of the Development Proposal

BERB R W R EREH

Anticipated completion time (in month and year) of the development proposal (by phase (ifany)) (e.g. June 2023)
BRI T A (e R R (38 (iER) (B - 2023426 A)

(Separate anticipated completion times (in month and year) should be provided for the proposed public open space and
Government, institution or community facilities (if any))

(FFAFRBERO AR B REN - s ERIE (WH) REFERIBERERRE R A 5B)
Q3 2029

......................................................................................................................................
......................................................................................................................................
......................................................................................................................................
......................................................................................................................................

......................................................................................................................................

8. Vehicular Access Arrangement of the Development Proposal

RAERRITNNTEREL

=)
Yes 7= [] There is an existing access. {please indicate the street name, where
appropriate)
Any vehicular access to the A—REAER - (EFIHER-AEOER))
site/subject building?
REFHEEBEEEEFH E/ There is a proposed access. (please illustrate on plan and specify the width)
BmEY Y A EEERERE - (GHERRIBUR - MSEHERREER)
No & O
Yes =& Q/(Please specify type(s} and number(s) and illustrate on plan) ansitary gﬁﬁiﬁe
—_— 3l
SRR R B E jﬁﬁ?ﬁﬁi@?ﬁ) Commercial and Performing A /
. : Arts & Culturel Faciliies: 572#] 100
Private Car Parking Spaces FAZZELEfir Districl Health Contre: 1,7 -
Motorcycle Parking Spaces BEE S et Sy 1
Any provision of parking space Ligh.t Goods Vehicle: Parking'Spaces ﬂﬂﬁifﬂ?ﬁ[ ! M:V(
for the proposed use(s)? Medium Goods Vehicle Parking Spaces U ESEHEM /| HGV
BEE BESHGEftESE Heavy Goods Vehicle Parking Spaces ERIESE AL / '
fir ? Others (Please Specify) Al (s5%1E8)
Coaches ! 5
Light Buses Parking Spaces (Day Care Centre for the Elderly} 3.7 !
Private Car Parking Spaces {District Health Centre} 11/
No % Light Bus Parking Space (District Health Centre) 1“1 [

# Including 10 nos. private car parking spaces and 1 no. motorcyele parking space to be delineated for Performing Arts & Cultural Facilitfes.

Yes & Iﬂr (Please specify type(s) and number(s) and illustrate on plan)
5 ot BATEIE R B H AR R _=40)

Taxi Spaces AYEifir 5" (Private Car/ Taxi)

Coach Spaces JEEE B /
Any provision of Light Goods Vehicle Spaces #EEI & B H{i 37t £
loading/unloading space for the Medium Goods Vehicle Spaces HHE &I EE (i _
proposed use(s)? Heavy Goods Vehicle Spaces S TU & E{if 218 ~
= x PR [ . N _—
gggéﬁﬁﬂg R LSEE Others (Please Specify) HAlr (545%1E8)

: Light Bus Lay-bys 4 -
*Including t LIULspaTEe {shared with Child Care Cenire and Day,Care Centre for the Elderty). /
NO § I:I A Ineluding 1 moter vehicle lay-by (shared with GIC Facillties) /YI -

°Inq|udinu 1 LUL space (shared with District Healjh Centre)

|~

9 Parts 7 and 8 7 8



Form No. S16-1 85 S16-1 5%

9. Impacts of Development Proposal $#3#$ & ET BN E

If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give
justifications/reasons for not providing such measures.

MNFEEERTES ¢+ A ASEHI T BRIV TR IR REENETE - SHIGERAEE/MS -
YesE | Please provide details :EFEHLEE(E

Docs the development Demolition of existing structures, on site. other than masonry wall and earthenware,

proposal involve Des

alteration of existing L

L5014 3o <o

BERIRRETAIZE | | e e

BRERTREYH

—;&%? ------------------------------------------------------------------------------------------
Nod&s [[]
Yes %':_- [zr (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream diversion,

the extent of filling of land/pond(s) and/or excavaticn of land)
Does the development (AT E TR, R - DR TS - S0 - SR S AT TR /2D
proposal involve the &)
ti th

;pg;rg fon—on ¢ [J] Diversicn of stream 7] 3E 24038

ﬁﬁﬁﬁ%é R (] Filling of pond IE 3%

(Ef’?eﬁizfefype (i) Area of filling HEIEERE  .ooovvvvnennnnn. sq.m 53¢ OAbout 49

applic.ation 5 the Depth of filling FEIEEE ..oviiiiiiiiiiiiiens m 3 OAbout &7

subject of application, [ Filling of land $-1-

please  skip  this Area of filling AT «ovvovrrereerneens sqm FJ53% CAbout £

section

ion. . s

%EE e T Depth of filling ZHEERE ...vvvvviiirrrnnnenes m 3k OAbout £

(DEPRFH ERET M Excavation of land 3+

—IRERE ) Area of excavation 3=+ EH..... 13,378 sqm FH53k Mabout 4

Depth of excavation }E-ZEE ........ 23-33 ... m 3 _MAbout %]

No&E |
On environment #3E1E Yes & [ No Ag M
On traffic $3%iF Yes & [ No Agr M
On water supply #HK Yes & [ No A& [
On drainage ¥$HEK Yes & [ No Fg M
On slopes #ffl Yes & [ No &g M
Affected by slopes ‘Sl poies Yes € [ No A&
Landscape Impact i SR Yes & [ No F&
Tree Felling TR{¥HA Yes € [ No &
Visual Impact HEATE R Yes & [J No Ay
Others (Please Specify) HAth (z5%18E) Yes & [ No A€ M

Would the | Ajr Ventilation Impact

development

proposal cause any
adverse impacts?
BRSRMTHGE
BT Res B 7

Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
diameter at breast height and species of the affected trees (if possible)

sHeE AR R P - WP RIRGEIR - SERAZ P ERIRIEE - RamEavER
B R ftE(fi =)

Please refer to technical assessments in Annexes C to K

.................................................................

Number of felled trees 38; umber of compensatory trees:\38

.......................................

10




Form No. S16-1 34555 S16-158

'| 10. Justifications B

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.

IR B A\ TR B e e R SRR LR - AR FRHEEN -

Part 10 28 10 Z14r

11




Form No. S16-1 A& S16-1 5%

11. Declaration % BH

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.
ANGEIRE - A ABUEFRPARCHVER - AR AE - S E R -
I hereby grant a permission to the Board to copy all the materials submitted in this application and/or to upload such materials

to the Board’s website for browsing and downloading by the public free-of-charge at the Board’s discretion. A< AXRAEFTZE
B GBI AR AGLIL R AR A e S Ry stk E T B il AR R T -

I Applicant Hiz5 A / E(Authorised Agent FEFFHE(CHEE A

Signature

#E

Director of URBIS Limited

................ o lon(;fapphcab]e) 1L T
¥4 (FALAERSER ) Wefr  CanaH)

Professional Qualification(s) Ij ber @8 / [] Fellow of &E%E 2

B WHKIP AR ) HKIA B
(] HKIS Bl d /[, HKIE Fik TiZimeed /
[ HKILA & ames &/ HKIUD %ﬁfﬂﬂiﬁi:&:ﬁﬁ@
RPP h{fFELZE£R AT (No. 409) -

Others EA o.ooviriii e o X .' ................ i
on behalf of I \ ;
URBIS Limited \%,
FERE crunssseivemnssssiosi s s e sme s e s S T s s s o s '
M’Cornpany 455] / [] Organisation Name and Chop (1fapp1|c
Date A 29/08/2025

............................................................ (DD/MM/YYYY H/E/E)

Remark s+

The materials submitted in this application and the Board’s decision on the application would be disclosed to the public. Such
materials would also be uploaded to the Board’s website for browsing and free downloading by the public where the Board
considers appropriate.

ZRG @ RIKFEFFAFMECFFRNEE GHFAMAEITAE - EZEGRHEEOERT - AMHH
HEAg EEEZ B GRARSR TR R T -

Warning ¥

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is false in any material particular, shall be liable to an offence under the Crimes Ordinance.

EAAEBRIBEERIER T - BUERH AR (T SIE LR RAVBRA SR R - B (FIESRITRE) -

Statement on Personal Data {E_A & EHHEZHH

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for the following purposes:
% B GiEs s HeA AT E N BB GG Z R GME R EURERFT » LURIE OMrTAREIRE1) RARREITAR
#1Z S GBS BV EELLT ik
(a) the processing of this application which includes making available the name of the applicant for public inspection
when making available this application for public inspection; and
FRERE SRR A AR ARIE SRR FEEARAR » BIFAHRGE AR RAER DU
(b) facilitating communication between the applicant and the Secretary of the Board/Government departments.

TR EE A1 B iy S BURFERP T2 el e THRAS -

2. The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above.

HER A BLE SR FHEA R BRI AR SR Era i A\ L4558 - DUE B38| BfR ROV

3. An applicant has a right of access and correction with respect to his/her personal data as provided under the Personal Data
(Privacy) Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary
of the Board at 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.
1R A ZDRICRARB) 1) (55 486 E0THTE » Bvt A MERE IR B (EEL (B K 20 - ﬁﬂeﬁ(ﬁﬁﬁ&%ﬁﬂﬂ)\ﬁﬂ
[EaZ% B GhETE N ARER ﬁiﬂﬂtk;%iﬁjtﬁ/ﬁﬁ i 333 BLABUEE 15 1# -
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Appendix FiH

For Developments involving Columbarium Use, please also complete the following:

WS R BB AR » AEIMRZLUT R

Maximum number of sets of ashes that may be interred in the niches

FEFRNL RS M I A IRV R
Maximum number of sets of ashes that may be interred other than in niches /

13 R A AT HE B i 2 T e A IR R
Total number of niches Fg{ir 4485 /

Total number of single niches /
B FRf 48

Number of single niches (sold and occupied) /
BARUBME E8ER)
Number of single niches {sold but unoccupied)

BEAfMEE CEBEERER)

Number of single niches (residual for sale)

BEARUEE #F8)

Total number of double niches

LI kel

Number of double niches {(sold and fully occupied)

BARURE CEALELA)
Number of double niches (sold and partially occupied)

BARMAEE EBAETER)

Number of double niches (sold but unoccupied)

& e EBERER)

Number of double niches (residual for sale)

LARAEE &)

Tatal no. of niches other than single or double nicheg/(please specify type)

FRELA B8 A SRl S M EA SR SR8 GETITERD)

Number. of niches (sold and fully occupied

wfrBE (EELLEHRER)
Number of niches (sold and partially gécupied)

mUER CEEXEM5A)

Number of niches (sold but unocgdpied)
B E (EEBERER)
Number of niches (residual fdr sale)

WAER (FE)

Proposed operating hots i 2 ER5

gnl capacity in relation to a columbarium means —

FEFMS « FRENERTE

aximum number of containers of ashes that may be interred in each niche in the columbarium;

ZARIRE (i P T AT R R RN R L E

the maximum number of sets of ashes that may be interred other than in niches in any area in the columbarium; and

EABIREBRPT IR TRE Y - BERZEERSVHER DR

the total number of sets of ashes that may be interred in the columbarium.

ERL IR 2 ELITPY T oot 2 M 2 Y
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Gist of Application EIEHE{HEE

(Please provide details in both English and Chinese as far as possible. This part will be circulated to relevant
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. )

(FREDFEXRTUAR - ISR TAMESHAL - LREHTTREZETEERAREERE R
THERENREIES SN AR T2 - )

Application No. (For Official Use Only) GE 7/ B ILTR)
EREE 4RO
Location/address
ArE /Hihk
Inland Lot No. 8945, Caroline Hill Road, Causeway Bay
Site area 14,802 ¢ an sl E/ 2
. q.m 3 J5 3k ™ About &
P EATETE i
(includes Government land of 1 & B iF £ . sq. m E 73K O About )
Plan
iz} Approved Wong Nai Chung Qutline Zoning Plan No. S/H7/21
Zoning
2 "Commercial (2)"
Applied use/
development o ) )
Haik F iR A Submission of Layout Plan for Proposed Permitted Commercial Development
" {Office, Eating Place, Shop and Services) with Social Welfare Facility, Public
Clinic, Place of Recreation, Sports or Culture, Public Transport Station and
Public Vehicle Park (excluding Container Vehicle), and Minor Relaxation of
Gross Floor Area Restriction
i)  Gross floor area sq.m LR Plot Ratio #rf&LLER
and/or plot ratio = t' O About 7 iAtont 75
47 5 omestic out & out 4
ﬂggéﬁégﬁﬂ/:}z =H / O Not more than / UNot more than
T F &
Non-domestic O About £ MAbout £
JEXEH 102,000 [0 Not more than 6.89 CONot more than
FE&F BN
ii) No. of blocks Domestic
g £H /
Non-domestic
FEEH 3
Composite
e R /

14 For Form No. 8.16-1 {:F54&3 S.16-1 5RF




(iii) Building height/No.
of storeys

HEEE ER

I P
LAVIIIWSLI

(e

0 (Not mw

///4§ﬂﬁ%IK$%£L)
(Not more than R Z5}%)

/

Storeys(s) &
O (Not more than R Z5}4)

(Oinclude £77511 Exclude 7%
O Carport /%7
O Basement fiE

O Refuge Floor fEX/E

[ _Padisp 7<)
A ihaiii ey ey

Non-domestic

FEEER

m K
O (Not more than R %)

Towers 1&2; +135.0 / mPD SE(FEKEEZE )

Tower 3: +90.0 / O (Not more than F2514)
e Storeys(s) J&
¥gxg:53? %g/zs O (Not more than AR Z&}4)
(OInclude {375/ Exclude T {91%
) O Carport fZ 57
5 7 Y Basement HfEE
O Refuge Floor 5K /E

O Podium E£)

£ anmaatia

SO OSTie

m
O (Not more M

//ﬁgyﬁﬁxwgﬁt)
ot more than “~255%)

/

Storeys(s) [@
3 (Not more than A Z55%)

(Oinclude 7%/ Exclude F
O Carport {257
O Basement fhEE

O Refuge Floor A&

L. Podiium ?hé;")

iv) Site coverage

CEEH

65/ %

0 About &
v) No. of units
Bir#E /
vi) Open space
PRERFH Private A A / sq.m £33 O Not less than A/DF
Public 7335 6,000 sqm J73k B Not less than F/Djt

15
For Form No. 8.16-1 {35 S.16-1 58




#ncluding 10 nos. private car parking spaces and 1 no, motercycle parking space to be delineated for Performing Arts & Cultural Facilites.

vii) No. of parking
spaces and loading /
unloading spaces
{BEAL R FEER
HAEE

Total no. of vehicle parking spaces {SEL{i7 448 Ancilary Venigie
Park
O e
Private Car Parking Spaces FAZRELEE{r Distict Healtn Cara: 1 100
Motorcycle Parking Spaces BELHLE L R hlra) Eacmuan 23 !
Light Goods Vehicle Parking Spaces #8EIEEH N ] 15
Medium Goods Vehicle Parking Spaces HAEEEHEL ! Hg\\ll +
Heavy Goods Vehicle Parking Spaces i HE A7 ! Total: 5
Others (Please Specify) Eff (55%E8)
Coaches ! 2
Light Buses Parking Spaces (Day Care Centre for the Elderly) 3 i
Private Car Parking Spaces (District Health Centre) 1 !
Light Buses Parking Spaces (District Health Centre) 1 i

Total no. of vehicle loading/unloading bays/lay-bys
EEEEEA PR

Taxi Spaces HYEEAL

Coach Spaces JFHEEEfr

Light Goods Vehicle Spaces EREISEEH{Y
Medium Goods Vehicle Spaces H1RIEEEfr
Heavy Goods Vehicle Spaces EFI G EIE{
Others (Please Specify) EAth (F5%ER)
Light Bus Lay-bys

q e Eiderly).
* Including 1 motor vehlcle lay-by (shared with GIC Faclllties}

5+ {Private Car/ Taxi)
/
37
/
21e

4

Submitted Plans, Drawings and Documents $23XRVMEEI -« 48 W K 04

Plans and Drawings

Master layout plan(s)/Layout plan(s) 4E#H5%EEEE,/1hEessTE

Block plan(s) (v E[E]
Floor plan(s) 5= &

Sectional plan(s) E7H[El
Elevation(s) 17/HE

Photomontage(s) showing the proposed development FETHEEBIE AT SRR
Master landscape plan(s)/Landscape plan(s) B[Rz 140E, BEEEETE
Others (please specify) EAM (BsFH)

Site Location Plan; Application Site on OZF‘,/Aerial Photo, Key Surrounding Developments Plansﬁogied Lease Plan,~"

Plan showing boundaries of Application and Development Sites, Plan showing Area and Depth of ExcavationyPlans showing

Pedestrian//ehicular Circulation? Urban Design Analysis PlanyPravision of Public Open Space Pl?n.’ Artist's Renderinq/

Reports 3R&EH

Planning Statement/Justifications %48 <H/FE{E

Environmental assessment (noise, air and/or water pollutions)
IRIRATE (I8E ~ ZERE/EKHITEL)

Traffic impact assessment (on vehicles) FhEEERAYAZ BRS RS

Traffic impact assessment (on pedestrians) FLTT AHYAZHEZEEER(S

Visual impact assessment RS 28T fH

Landscape impact assessment FHERBZEESEAS

Tree Survey f&ARFHE

Geotechnical impact assessment - }JEZ8EE%
Drainage impact assessment 7K @Z8EETE(H
Sewerage impact assessment HESE &L

Risk Assessment B\ REE(L
Others (please specify) At (55:¥E8) /i

Air Ventilation Assessment; Approved Traffic Review Report

¢ Approved Geotechnical Planning Re

Note: May insert more than one " | . 5 : AMES R —EHBANE "v , 5

Chinese  English

254 WL
0 v
O ¥4
0 i
O 4
0 O
0 O
0 &
O i

0oOooooOoooOd OO0
QORROROODO O
NN

view Report,

»/

Approved Conservation Management PIan,Af’Vater Supply Impagt./ Tree Protection Proposal for OVT,

16
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Note: The information in the Gist of Application above is provided by the applicant for easy reference of the general public.  Under no
circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracies or
discrepancies of the information provided. In case of doubt, reference should always be made to the submission of the applicant.

B¢ RIERGHE IR R AR R R AR ST - MR AT RE G A B AR RS ISR  TTRRIRR
SRR - BRI - IR HAERET S -
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AppendiX la of |
MPC Paper No. A/H7/188

BY HAND

Our Ref : HDL3-DM-2368-250431L
29 August 2025

Limited

Town Planning Board . Planning, Urban Design, Landscape, Golf & Environmental Consultants

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong

Attention: Secretary of Town Planning Board

Dear Sir/Madam,

Section 16 Planning Application under the Town Planning Ordinance (Cap.131) for Submission of Layout
Plan in “Commercial (2)” Zone for Patchway Holdings (HK) Limited at Inland Lot No. 8945, Causeway Bay

UIRBIS Limited is the authorized agent with respect to the captioned planning application under Section 16 of the
Town Planning Ordinance.

Further to our previolus Layout Plan approved by the Director of Planning, under the delegated authority of the
Town Planning Board (ref. TPB/A/H7/181-2) on 29 May 2025 for the Lot above, we submit herewith a further
Layout Plan for the same application site.

Please kindly find attached a signed original copy of the application form, an criginal copy of the authorization
letter signed by the applicant and documentary proof of land ownership, and 4 hard copies of the supporting
documents for the application.

Should you have any queries, please do not hesitate to contact | |} I EEEEEEEEEE 7o Planner at URBIS
Limited by phone at I or via email I

Yours faithfully
For and on behalf of URBIS Limited

David Morkel MRTPI MHKIP' MHKIUDRPP
DM/SY/cs
Encl.

E’E?Biﬁlﬂ?i%ﬁ'ﬁlﬁﬂﬂ-m&m%ﬁ%ﬂ~ﬁﬁﬁﬁ;—§33t~|§§|na&m\:u;r’j%iﬁcﬂ%ufﬂiahgﬁm®
SEREBRE-ANRKLRPO+ I8 BI5: 2802 3333 B 2802 8662 WE): urbis@urbis.com.hk ik https://www.urbis.com.hk 55
URBIS Limited, 21/F Siu On Centre, 188 Lockhart Road, Wan Chai, Hong Kong. Tel: 2802 3333 Fax: 2802 8662 E-Mail: urbis@urbis.com.hk Web site: htips:#www.urbis.com.hk 9
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.......

Executive Summary

This planning application relates to Inland Lot No. 8945, Caroline Hill Road, Causeway Bay, Hong Kong. It is
prepared and submitted under Section 16 of the Town Planning Ordinance (Cap.131) on behalf of Patchway
Holdings (HK) Limited (the Applicant), to seek approval from the Town Planning Board (TPB/the Board) for
amendment of an approved Layout Plan for a proposed commercial and social welfare facility project.

The Application Site is zoned "Commercial (2)" ("C(2)") on the approved Wong Nai Chung Outline Zoning Plan
(OZP) No. S/H7/21. It covers the majority of the “C(2)" zone in the OZP and has an area of about 14,802m?2. All
the proposed uses in the approved Layout Plan, including ‘Office’, ‘Shop and Services’, ‘Eating Place’, ‘Social
Welfare Facility’, ‘Public Clinic’, ‘Place of Recreation, Sports or Culture’, ‘Public Transport Terminus or Station’
and 'Public Vehicle Park (excluding container vehicle)’, are Column 1 uses which are always permitted in the
“C(2)" zone. According to the Remarks of the Notes of the “C(2)" zone in the OZP, for any new development
within the zone, a Layout Plan shall be submitted for the approval of the Board.

A Layout Plan for the Application Site submitted as a Section 16 application (No. A/H7/181) was approved by
the TPB on 6 May 2022. The approved Layout Plan (the ‘Approved S16 Scheme’) includes three commercial
towers, comprising social welfare facilities, which include a Child Care Centre (CCC), a Day Care Centre for the
Elderly (DE) and a District Health Centre (DHC), as well as commercial uses and performing arts and cultural
facilities (PACF). The 2/F podium and Landscape Bridge, together with a public open space (POS) in the form
of a semi-internal corridor, and an area around the Old and Valuable Tree (OVT) (Registration No.
LANDSD(LEASED) WCH/1)(Previous Registration No. HKP WCH/1) on G/F, will provide a POS of at least 6,000m?
in total, as required in the Notes of the OZP. The approved Project will yield a total of 102,000m? countable
GFA, the maximum allowable under the OZP.

Subsequent to the approved Section 16 application, a Section 16A application (No. A/H7/181-2) for
amendments to the approved Layout Plan (the ‘Approved S16A Scheme’) was approved by the Director of
Planning, under the delegated authority of the TPB, on 29 May 2025. It included the following three Class B
amendments as defined by the TPB Guidelines for Class A and Class B amendments to Approved Development
Proposals (TPB PG-No.36C):

e Changes in the size of the setback at 2/F of Tower 3 from northeastern site boundary;

e Changes in the location of Government, Institution or Community (GIC) facilities, including the PACF
(Towers 1 & 2) and the CCC, DE and DHC (Tower 3); and

e Changes in the location and layout of private and public car parks, car park for GIC facilities with its
designated drop-off, loading/ unloading areas, internal roads and light buses lay-bys on B4-5/F, B3/F, B2/F
and B1/F.

In addition to the above, the Section 16A application included a number of Class A amendments to the

Approved Development Proposal - which do not require permission from either the TPB or their delegated

authority.

This Application (for ‘the Current Scheme’) proposes one material change to the Approved S16A Scheme as
follows:

The Application Site contains a large Fig tree (Ficus elastica) abutting Leighton Road, partly supported by an
existing masonry wall. Although affected by Brown Root Rot Disease (BRRD), the tree is recognized by
Government as an OVT (Registration No. LANDSD(LEASED) WCH/1). A tree protection zone (TPZ), which is
currently covered by an extensive hard, impermeable concrete slab, is identified in the Lease. In the previous
approved Section 16 and Section 16A applications for this project, a ‘Banyan Garden’ surrounding the OVT,
along with an entrance plaza and internal street, were proposed as part of the POS at the G/F level.

According to a more detailed analysis of the OVT's condition undertaken by an Independent Tree Specialist,
Professor Jim Chi Yung, BH, JP, the tree's crown vitality is declining and its root health is under stress. It has
developed a sprawling horizontal canopy with extensive aerial roots due to its site constraints. Its growth is
severely limited by:
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e A shortage of open, good-quality soil;

e A high proportion of the TPZ being compacted and sealed over with impermeable paving; and
e  Chronic soil compaction and reduced root aeration.

Without intervention, its long-term prognosis is poor, and it is unlikely to maintain good performance for more
than a few decades.

Through collaboration with the independent tree specialist, landscape architects, architects, and structural
engineers, an enhanced scheme for this area has been developed to achieve a win-win solution between
tree preservation and public interest. In particular, the current approach will:

e Protect and Rehabilitate the OVT;
e Enhance Public Access and Enjoyment at the POS; and
e Enhance Cultural Placemaking.

The Current Scheme introduces three soil-rooting zones within the TPZ. Each zone will receive different
treatments to maximise its capability to improve the OVT's growth in the long run. This approach responds to
the OVT's declining growth, severely degraded site conditions, and an unfavourable long-term prognosis. Its
greatest constraints, including an acute shortage of open soil, poor soil quality, and a TPZ largely covered by
highly compacted and impermeable paving, have severely limited the tree's vitality. To address these
entrenched challenges, the Current Scheme proposes to enhance the soil area, volume, and quality, giving the
tree a new lease of life.

During the detailed design stage, it became evident that the previous Approved S16 Scheme would
significantly limit the area of POS accessible by the public as it would require physical barriers including
perimeter balustrades, which fully restrict public access to the Banyan Garden's lawn area, to prevent potential
BRRD spread. The Current Scheme achieves a superior balance by a co-use arrangement within part of the TPZ:
a surface will form part of the TPZ to serve as a civic plaza, whilst the space underneath will be filled with high-
quality, uncompacted soil to encourage optimal root development. This innovative, science-based
arboricultural intervention not only rehabilitates the OVT, but also demonstrates how valuable urban land
resources can achieve public amenity and heritage tree conservation purposes. It represents a model for urban
forestry and sustainable development in Hong Kong's dense core, striking a careful balance between
preservation and public benefit.

The Current Scheme will offer an opportunity for users to experience the magnificent tree in close proximity
and provide a flexible and multi-functional open space beneath it. This space has the potential for positive
community and placemaking benefits as a space for temporary non-commercial cultural events and activities.
This ensures the tree remains not only a natural heritage landmark but also a living element of the public’'s
collective memory.

In addition to the amendment to the Banyan Garden, this application proposes the following minor
amendments to the Approved S16A Scheme:

(1) As detailed architectural design has continued to develop, the location of POS, as well as the
distribution of areas between covered and non-covered POS needs to be slightly amended. The total
area of POS provided remains unchanged; and

(2) The design development of the POS during detailed design stage has resulted in the need for an
amendment to the soft and hard landscape design of the POS at 2/F from that shown in the Approved
S16A Scheme.

The technical assessments carried out for the two approved schemes are, to a large extent, applicable to the
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Current Scheme, with minor updates where necessary to account for the Current Scheme.

In summary, as with the Approved S16 Scheme and the Approved S16A Scheme, the Current Scheme proposed
by the Applicant:

e fulfills the requirements of layout plan submission under Remarks of the Notes of the “C(2)" zone on the
approved Wong Nai Chung OZP No. S/H7/21;

e complies with material requirements and development parameters of the approved Wong Nai Chung OZP
No. S/H7/21;

e preserves designated features of historical and natural value located on the site;

e results in an enhanced provision and distribution of POS;

e aligns with Government policy objectives in fostering arts, culture and tourism development;
e enhances air ventilation through building design and layout;

e enhances pedestrian connectivity to the surrounding area and walkability in the wider area;

e integrates the required GIC facilities with the commercial Project for the benefit of the public;

e alleviates traffic congestion in the area through incorporation of the gazetted 'Proposed Road
Improvement Works at Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road’; and

e poses no insurmountable adverse impacts in terms of technical aspects.

However, importantly, this Application for the Current Scheme provides significant enhancements to the
Approved S16A Scheme. Specifically it:

e protects and rehabilitates the OVT through different treatments within the three soil-rooting zones;
e allows the public to enjoy the POS at the TPZ; and

e includes an enhanced cultural placemaking proposal furthering community cultural and arts enjoyment of
the Banyan Garden (when compared to both approved schemes).

In light of the abovementioned merits of the proposed changes proposed to the Approved S16A Scheme,
favourable consideration of this application is respectfully requested from the Town Planning Board for the
Current Scheme, as set out in this Layout Plan.
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1.1

1.1.1.

1.1.3.

1.1.9.

.......

Introduction

BACKGROUND AND PURPOSE OF THE APPLICATION

URBIS Limited is commissioned by Patchway Holdings (HK) Limited (“the Applicant”) to seek approval
under Section 16 of the Town Planning Ordinance (Cap.131) for amendments to a Layout Plan
approved by the Town Planning Board (“TPB"/ the "Board”) (Application No. A/H7/181) with
subsequent amendments accepted by the Director of Planning, under the delegated authority of the
TPB, under Section 16A (Application No. A/H7/181-2).

The application relates to a commercial development with social welfare facilities at Inland Lot (IL) 8945
Caroline Hill Road, Causeway Bay, Hong Kong (Figure 1.1 refers).

The Application Site falls within the Approved Wong Nai Chung Outline Zoning Plan (OZP) No. S/H7/21.
Figure 1.2 depicts the current OZP zonings of the project site and its environs. The Site (or ‘Application
Site’) falls within an area zoned as “Commercial (2)" ("C(2)"). According to the Notes of the OZP, 'Office’,
‘Shop and Services’, ‘Eating Place’, ‘Social Welfare Facility’, ‘Public Clinic’, ‘Place of Recreation, Sports
or Culture’, 'Public Transport Terminus or Station” and ‘Public Vehicle Park (excluding container vehicle)’
are Column 1 uses which are always permitted in the "C(2)" zone.

Notwithstanding that the above uses are permitted as of right, according to the OZP’s Remarks of the
Notes of the “C(2)" zone, for any new development within the zone, a Layout Plan shall be submitted
for the approval of the Board.

A previous Layout Plan for this project, submitted under Section 16 of the Town Planning Ordinance
(Cap.131), was approved on 6 May 2022 (Application No. A/H7/181). This is referred to in this Planning
Statement as the ‘Approved S16 Scheme'.

An application under Section 16A of the Town Planning Ordinance (Cap.131) for amendments to the
Approved S16 Scheme was approved on 29 May 2025 (Application No. A/H7/181-2). This is referred
to in this Planning Statement as the ‘Approved S16A Scheme'. It included the following three Class B
amendments according to the TPB Guidelines for Class A and Class B amendments to Approved
Development Proposals (TPB PG-No0.36C):

e Changes in the size of the setback at 2/F of Tower 3 from northeastern site boundary;

e Changes in the location of Government, Institution or Community (GIC) facilities, including
the performing arts and cultural facilities (PACF) (Towers 1 & 2) and the Child Care Centre
(CCQ), a Day Care Centre for the Elderly (DE) and a District Health Centre (DHC) (Tower 3); and

e Changes in the location and layout of private and public car parks, car park for GIC facilities
with its designated drop-off, loading/ unloading areas, internal roads and light buses lay-bys
on B4-5/F, B3/F, B2/F and B1/F.

In addition to the above, the Approved S16A Scheme included a number of Class A amendments to
the Approved S16 Scheme - which do not require permission from either the TPB or their delegated
authority.

This ‘Current Scheme’ application proposes the following amendment to the Approved S16A Scheme:

e Enhancements to the design of a publicly accessible Banyan Garden forming part of the G/F
Public Open Space (POS) to protect and rehabilitate a Government designated ‘Old and
Valuable Tree’ (OVT) and to optimise the extent of the accessible public open space (POS) at
the same time.

In addition to the amendment to the Banyan Garden, this application proposes the following minor

URBIS Limited August 2025 Page 11
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1.2.1

1.3
1.3.1

13.2

1.3.3
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.......

changes to the Approved S16A Scheme:

e As detailed architectural design has continued to develop, the location of POS, as well as the
distribution of areas between covered and non-covered POS needs to be slightly amended.
The total area of POS provided remains unchanged; and

e The design development of the POS during detailed design stage has resulted in the need for
an amendment to the soft and hard landscape design of the POS at 2/F from that shown in
the Approved S16A Scheme.

The technical assessments carried out for the two approved schemes are, to a large extent, applicable
to the Current Scheme, with minor updates where necessary to account for the Current Scheme.

The purpose of this Planning Statement is to present the current Layout Plan design proposals (referred
to in this Planning Statement as the ‘Current Scheme’); relevant technical assessments; and to provide
supporting planning justifications, for the consideration of the Board.

LAND STATUS

In March 2021, the Lands Department announced that the Application Site at Inland Lot No. 8945,
designated for non-industrial (excluding residential, godown and petrol filling station) purposes, in the
2020-21 Land Sale Programme would be disposed of by public tender. The Conditions of Sale included
specification of the minimum and maximum gross floor area (GFA) which also includes the GFA of the
‘Government Accommodation’ (a Child Care Centre, a Day Care Centre for the Elderly and a District
health Centre) but excludes the GFA of the required public vehicle park, all to be constructed by the
purchaser under the Conditions of Sale.

In May 2021, the land sale tender was awarded to the Applicant. As the sole landowner of the
Application Site, the Applicant is prepared to realise the proposed commercial Project, together with
its associated social welfare facilities and additional PACF presented in this Approved Layout Plan.

PLANNING HISTORY

On the previous Approved Wong Nai Chung OZP No. S/H7/19, the northern portion of the Application
Site was zoned "Other Specified Uses” annotated “Sports and Recreation Club” (“OU(SRC)") and was
occupied by the recreation clubs of the Post Office and PCCW; and the southern portion was zoned
“G/IC" and occupied by the ex-headquarters building and vehicle depot of the Electrical and
Mechanical Services Department (EMSD), as well as office buildings of Highways Department (HyD)
and Civil Aid Services.

The Government commissioned consultancy studies in 2013 to review the development options and
assess the development potential of the Application Site. The 2017-18 Budget indicated that to
maintain Hong Kong's status as an international financial centre, it was necessary to ensure a
continuous supply of office space, especially Grade A office space. Therefore, while the consultancy
Study identified the southern portion of the Application Site for the provision of a district court, the
rest of the site was proposed to be rezoned from “OU(SRC)"and “G/IC" to “C(2)". Moreover, in the Chief
Executive’s Policy Address 2017, it was proposed that a DHC would be set up in each district with a
view to enhancing public awareness of disease prevention. The Food and Health Bureau has therefore
proposed to have the Wan Chai DHC incorporated into the commercial development at the Application
Site.

During the rezoning process, the TPB decided to impose a requirement in the OZP for the submission
of a layout plan to the Board under the Section 16 planning application system of the Town Planning
Ordinance (Cap.131), given that the commercial site is located at a prime location with a future district
court development nearby.

A notional scheme showing the possible layout of the building blocks and open spaces, without PACF,

URBIS Limited August 2025 Page 12
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1.3.10

1.3.11
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was presented by Planning Department (PlanD) for the reference of the TPB on the rezoning of the
Application Site. It was prepared to facilitate the preparation of technical assessments to support the
amendments of the OZP (Annex A-1).

At the same time, the TPB raised concerns towards the undesirable residual open space at the south-
eastern corner of the Application Site (Annex A-2).

In the TPB meeting, it was mentioned that an integrated design of the Application Site and the future
District Court site can be achieved as demonstrated in the indicative scheme with a deck provided over
the internal road, linking the two sites together (Annex A-1).

During PlanD’s consultation with District Council on the rezoning proposal and consideration of
representations regarding the OZP amendment, the District Council and TPB noted that there was a
strong demand of cultural, arts and performing facilities in Causeway Bay. Therefore, the Explanatory
Statement of the OZP states at Clause 8.1.3 that “the project proponent of the site is encouraged to
provide more GIC facilities taking into account the current deficit in Wan Chai District and for the
benefit of the community. PACF are also compatible uses in the "C(2)".

The rezoning of the Application Site was approved by the TPB on 11 September 2020 and the OZP
incorporating the rezoning of the Application Site was approved by the Chief Executive in Council on
24 November 2020.

In March 2022, a submission of a Layout Plan for the proposed permitted commercial development
(Office, Eating Place, Shop and Services) with Social Welfare Facility, Public Clinic, Place of Recreation,
Sports or Culture, Public Transport Station and Public Vehicle Park (excluding Container Vehicle), and
minor relaxation of gross floor area restriction (from 100,000m? to 102,000m? (2%) to accommodate
2,000m? of additional PACF on 5/F of Towers 1 and 2) was made by the Applicant to the TPB under
Section 16 of the Town Planning Ordinance (Application No. A/H7/181). It was approved on 6 May
2022 subject to conditions in the Board's letter of 20 May 2022 (ref. TPB/A/H7/181) (Annex A-3).

Subsequent to the approved Section 16 application, a Section 16A application (No. A/H7/181-2) for
amendments to the approved Layout Plan was approved by the Director of Planning, under the
delegated authority of the TPB, on 29 May 2025 (ref. TPB/A/H7/181-2) (Annex A-4).

The status of compliance with each condition under the approved Section 16 application (No.
A/H7/181) and the approved Section 16A application (No. A/H7/181-2) is summarised in Table 1.1
below.

URBIS Limited August 2025 Page 13
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Table 1.1 Status of Compliance with Each Condition Under the Approved Section 16
Application (No. A/H7/181) and the Approved Section 16A Application (No. A/H7/181-2)

(a)

The design and provision of
vehicular access, car parking
and loading/unloading
facilities for the proposed
development to the
satisfaction of the
Commissioner for Transport
or of the TPB;

The design and provision of vehicular access, car parking and
loading/unloading facilities for the proposed development
was submitted in the General Building Plans (GBPs) on which
Transport Department has been consulted. The latest revision
of the GBPs has been approved by Buildings Department on
5 March 2025 (Annex A-5).

(b)

The submission and
implementation of a revised
Landscape Master Plan to
the satisfaction of the
Director of Planning or of
the TPB; and

The submission of a revised Landscape Master Plan (LMP) for
partial compliance with this approval condition has been
accepted by the Director of Planning on 12 August 2022
(Annex A-6). The full compliance with this approval condition
rests upon the implementation of the approved LMP (which
has not yet been achieved) to the satisfaction of the Director
of Planning or of the TPB.

(@]

The submission of a
Conservation Management
Plan and implementation of
the mitigation measures
identified therein before
commencement of works to
the satisfaction of the
Commissioner of Heritage
or of the TPB.

The submission of Conservation Management Plan (CMP) for
partial compliance with this approval condition has been
accepted by the Antiques and Monuments Office (AMO) on
18 July 2022 (Annex A-7). The full compliance with this
approval condition rests upon the implementation of the
mitigation measures identified in the CMP before
commencement of works (which is still ongoing and has not
yet been achieved) to the satisfaction of the Commissioner of
Heritage or of the TPB.

(d*

The submission and
implementation of a traffic
management  plan  to

demonstrate the proposed
internal traffic and transport
arrangements for vehicles
and pedestrians to the
satisfaction of C for T or of
the TPB.

The traffic management plan will be submitted and
implemented to the satisfaction of C for T or of the TPB in due
course.

Note:

Condition (d) was introduced under the approval of the Section 16A application (No. A/H7/181-2).

URBIS Limited
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2.1
2.1.1

2.1.3

2.2
2.2.1

.......

Site Context and Features

SITE LOCATION, EXISTING CONDITION AND SURROUNDING DEVELOPMENT

The Application Site is located at the junction of Caroline Hill Road and Leighton Road, south of the
commercial area of Causeway Bay on Hong Kong Island (Figure 2.1 refers). The Application Site is
bounded by Leighton Road to the northwest, by Caroline Hill Road to the northeast and southwest,
and by land designated for the future District Court development and by the South China Athletic
Association to its southeast.

Prior to commencement of construction works, the Application Site was mostly vacant. Structures and
facilities associated with its former use as the recreation clubs of the Post Office and PCCW; the ex-
headquarters building and vehicle depot of the Electrical and Mechanical Services Department (EMSD)
and offices of the Highways Department (HyD) and Civil Aid Services were disused or demolished,
except for the two remaining structures at the south-eastern part of the Site (one structure with one-
storey height from level +10.0mPD to +15.0mPD approximately; and the other structure with two-
storey height from level +5.0mPD to +15.0mPD approximately). The south-eastern part of the
Application Site has an elevation of approximately +15.3mPD, while the remaining areas are at
approximately +10.3mPD to +9.3mPD. Caroline Hill Road to the northeast of the Application Site has
existing levels ranging from approximately +4.9mPD to +6.4mPD. Caroline Hill Road to the southwest
of the Application Site has existing levels ranging from approximately +8.1mPD to +11.9mPD. Ground
level elevations on Leighton Road to the north-west of the Application Site range from approximately
+7.6mPD to +4.9mPD.

In terms of surrounding land use context, the areas to the north and northwest of the Application Site
across Leighton Road consist mainly of office/commercial developments. Building height restrictions
in this area range from 130-135mPD (Figure 1.2 refers). The Causeway Bay Mass Transit Railway (MTR)
Station is located within 500m of the Site (Figure 2.2 refers). GIC uses of the Po Leung Kuk, residential
developments and schools are located to the west and south across Caroline Hill Road (Figure 2.2
refers). The South China Athletics Association, the Hong Kong Stadium and other sports
clubs/recreational grounds are located to the southeast and east. St. Paul's Hospital and approximately
13-storey high residential uses in Haven Street zoned "Other Specified Uses” annotated “Mixed Use”
are located to the southeast and east, with some sites undergoing redevelopment/renovation. Car
repair workshops and eating places are currently found on the ground floors of developments along
the eastern section of Caroline Hill Road near the Haven Street cluster.

Located at the junction of Leighton Road and Caroline Hill Road, the Application Site is within an area
subject to occasional heavy traffic and traffic congestion. Leighton Road is a district distributor serving
the southern part of Causeway Bay. Several bus stops are located along the road. Caroline Hill Road is
a single two-way carriageway that abuts the northern and southern edges of the Application Site.
Photos showing the surrounding context are depicted in Figures 2.3a to 2.3c.

HERITAGE FEATURES

The Application Site contains two sections of existing masonry retaining walls (Slope Feature Nos.
11SW-B/FR 193 and 11SW-B/FR 32) and two associated earthenware pipes which are on the northeast
side of the Application Site and are Grade 3 historic structures (N339) designated on 12 December
2019 (Figure 2.4 refers). The walls are important historic features of the streetscape (Figures 2.5 refers).
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Figure 2.5 Photos of Grade 3 Masonry Walls and Earthenware Pipes

2.2.2  The graded masonry walls are built of roughly dressed granite blocks in stretcher bond with concrete
bond courses and weep holes at different levels. The copings are finished in framed vermiculated
rustication with drainage provision above. There are also two earthenware pipes (known as vitrified
clay pipe) installed vertically in recessed setbacks within the masonry walls.

2.2.3 There are a number of other historic buildings/structures in the proximity of the Application Site,
including St. Paul's Convent Church (Grade 1), Po Leung Kuk, Main Building (Grade 1), Confucius Hall
(Grade 1), Shing Kwong Church (Grade 2), SK.H. St. Mary's Church (Grade 1), Tung Wah Eastern
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Hospital (Grade 2), St. Margaret's Church (Grade 1) and the Racecourse Fire Memorial (Declared
Monument). Table 2.1 and Figure 2.6 show the detail and location of the historic buildings/structures
in the surrounding.

Table 2.1 Historic Buildings/Structures in the Vicinity of the Application Site
Date

Historic

Original Use

Current Use

Buildings/Structures

Masonry Wall and Site formation
o Earthenware Pipes at 1920s of Queen’s Boundary wall
Caroline Hill Road College
e St. Paul's Convent Church 1928 Church Church
Museum,
. - School, Headquarters
e Po Leung Kuk, Main Building | 1932 dormitory office, Memorial
Hall
o S.K.H. St. Mary’s Church 1937 Church Church
e S.K.H. St. Mary’s Church, 1954 Office, vicarage, | Activity centre,
General Office school study room
Shing Kwong Church, The
e Church of Christ in China 1927 Church Church
St. John Ambulance Brigade Headquarters Headquarters
Hong Kong Island Area 1935 . .
office office
Headquarters
Public place and Cultural venue,
e Confucius Hall 1935 - assembly hall,
community hall
staff quarters
e St. Margaret's Church 1923 Church Church
@ Tung Wah Eastern Hospital 1929 Hospital Hospital
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2.3 TREES AND VEGETATION
2.3.1

ildings/Structures in Vicinity of the Application Sit

e

A total of 57 nos. of trees were surveyed on 21 August 2021 within the Application Site boundary, and
are illustrated on the Approved Tree Survey Plan. Detailed tree findings are further elaborated in
Annex C.
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3 Outline Zoning Plan Provisions,
Parameters and Requirements

3.1 OZP PLANNING INTENTION

3.1.1  Under the Remarks of the current OZP, the “C(2)" zone is stated to be “intended primarily for
commercial development, which may include uses such as office, shop, services, place of
entertainment, eating place and hotel, functioning as territorial business/financial centre(s) and
regional or district commercial/shopping centre. These areas are usually major employment nodes".

3.2 DEVELOPMENT PARAMETERS AND FACILITIES PERMITTED UNDER THE OZP
3.2.1  According to the OZP Schedules of Uses, the following uses (inter alia) are always permitted within
“Commercial” zones of the OZP:
= Office
= Eating Place
= Shop and Services
=  Social Welfare Facility
= Public Clinic
= Place of Recreation, Sports and Culture
=  Public Transport Terminus or Station
=  Public Vehicle Park (excluding container vehicle)
3.2.2 Therelevant development parameters of the Application Site stipulated on the OZP and in the Remarks
of the Notes of the OZP under the “C(2)" zone are as listed as below:

* maximum gross floor area of 100,000m? or the gross floor area of the existing building,
whichever is the greater, and it shall include the gross floor area of GIC facilities as required by
the Government

» a public transport facility for minibuses shall be provided;
= a public vehicle park of not less than 125 parking spaces shall be provided; and
*= a POS of not less than 6,000m? shall also be provided.

3.23  The Remarks of the “Commercial” zone in the OZP state:

“(6) Based on the individual merits of a development or redevelopment proposal, minor relaxation of
the building height/gross floor area restrictions”...."may be considered by the Town Planning Board on
application under section 16 of the Town Planning Ordinance.”.

3.24 In addition to the above, the Explanatory Statement of the OZP (which is not formally a part of the
statutory OZP itself) mentions in the "C(2)" zone the following key development requirements:

» a District Health Centre with a Net Operating Floor Area (NOFA) of about 1,000m?;
» a Child Care Centre with a NOFA of about 531m?

= a Day Care Centre for the Elderly with a NOFA of about 358m?;

* more cultural GIC facilities (optional);

» a public transport facility for minibuses (underground);
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» a public car park (underground) of not less than 100 private cars parking spaces and 25
commercial vehicles;

» aclear building gap of not less than 25m in width across the central portion of the site in a
northwest-southeast direction;

= retention of stone retaining walls!;
= retention of OVT (No. LANDSD(LEASED) WCH/1); and

= an underground connection point within the site for the possible pedestrian subway to MTR
Station.

3.25 In Para 8.1.3 of the Explanatory Statement of the Approved OZP, provision of PACF is stated to be
“encouraged” but is not required.

3.3 REQUIREMENTS OF LAYOUT PLAN SUBMISSION

33.1  The Remarks of the “Commercial” zone in the OZP state ‘a Layout Plan shall be submitted for the
approval of the Town Planning Board’. Table 3.1 specifies the requirements of the Layout Plan
submission and the relevant sections of this Layout Plan in fulfilment of the requirements.

Table 3.1 Requirements of Layout Plan Submission under “C(2)"” zone of the Approved Wong
Nai Chung OZP No. S/H7/21 and the Relevant Sections of this Layout Plan Submission

Layout Plan Submission Requirements Relevant Sections of the Statement

The area of the proposed land uses, the nature, |= Tables 4.1 to 4.3
position, dimensions, and heights of all |= Layout Plans at Annex B
buildings (including structures) to be erected on
the site

The proposed total gross floor area for various

uses and facilities

The details and extent of GIC facilities, parking,

loading/unloading and  public  transport

facilities and open space to be provided within

the site

The alignment, widths and levels of any podium,

footbridges, elevated walkways and roads to be

constructed within the site

The landscape and urban design proposals (= Landscape Master Plan at Annex C

within the site = Urban Design Proposal at Section 4.6 and
figure for urban design analysis at Figures
4.23a and 4.23b

= Landscape Proposal at Section 4.7

An air ventilation assessment report to identify |=  AVA at Annex D
the exact alignment of the building gap(s)
and/or other enhancement measures for design
improvements

Prior consultation with the Antiquities and |* Approved CMP at Annex |
Monuments Office (AMO) should be made if

I As stated in the Explanatory Statement of the OZP, “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”.
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Layout Plan Submission Requirements Relevant Sections of the Statement

any development, redevelopment and/or
rezoning proposals might affect a declared

monument and graded historic
buildings/structures and their immediate
environs

3.4  FACILITIES WHICH ARE ENCOURAGED UNDER THE OZP

3.4.1 During PlanD’s consultation with District Council on the rezoning proposal and consideration of
representations of the OZP amendment, the District Council and TPB noted that there was a strong
demand of cultural, arts and performing facilities in Causeway Bay. As noted above, the Explanatory
Statement of the OZP states at Clause 8.1.3 that “the project proponent of the site is encouraged to
provide more GIC facilities taking into account the current deficit in Wan Chai District and for the
benefit of the community. PACF are also compatible uses in the “C(2)".
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Development Proposal

INTRODUCTION

This section of the Planning Statement describes the Layout Plan for the Current Scheme development
proposal (the ‘Current Scheme’) for which Section 16 approval is sought. This Current Scheme differs
from the Approved S16A Scheme under Section 16A application (No. A/H7/181-2) in the ways
described below.

AMENDMENTS TO THE ‘APPROVED S16A SCHEME’

Enhanced Design and Layout of Banyan Garden

The Application Site contains a large Fig tree (Ficus elastica) abutting Leighton Road, partly supported
by an existing masonry wall. Although affected by Brown Root Rot Disease (BRRD), the tree is
recognized as an OVT (Registration No. LANDSD(LEASED) WCH/1). A tree protection zone (TPZ) has
been identified under the Lease as a Pink Hatched Green Area. The existing OVT (Registration No.
LANDSD(LEASED) WCH/1) within its TPZ should be preserved in situ in accordance with Development
Bureau Technical Circular (Works) No. 5/2020 on “Registration and Preservation of Old and Valuable
Trees” (DEVB TC(W) No. 5/2020) and integrated into the design of the at-grade POS.

In the previously approved development proposals, i.e. the Approved S16 Scheme and the Approved
S16A Scheme, a Banyan Garden surrounding the OVT, along with an entrance plaza and internal street,
was proposed as part of the POS at the G/F level (see Figures 4.1 and 4.2). Nevertheless, during the
detailed design stage, it became evident that the design of these approved schemes would
significantly limit public access and enjoyment at the POS as it requires physical barriers, including
perimeter balustrades, to fully restrict public access to the Banyan Garden's lawn area, in order to
prevent potential spread of BRRD (which can be spread by spores attached to the soles of shoes or on
clothing).

An Independent Tree Specialist, Professor Jim Chi Yung, BH, JP (“Prof. Jim") has been appointed by the
Applicant to undertake a more detailed analysis of the OVT's condition. His findings are as follows:

The tree’s crown vitality is declining and its root health is under stress. It has developed a sprawling
horizontal canopy with extensive aerial roots due to its site constraints. Its growth is severely limited
by:

e A shortage of open, good-quality soil;
e A high proportion of the TPZ being compacted and sealed with impermeable paving; and
e  Chronic soil compaction and reduced root aeration.

Without intervention, its long-term prognosis is poor, and it is unlikely to maintain good performance
for more than a few decades.

In this regard, the Current Scheme presents a rare opportunity to rehabilitate a declining OVT through
science-based arboricultural innovation, co-use of valuable urban land resources for both public
enjoyment and heritage tree conservation, and demonstrate a model project for urban forestry and
sustainable development in Hong Kong's dense urban core. The enhanced design of the Current
Scheme has been developed to achieve a win-win solution between tree preservation and public
interest. In particular, the approach of the Current Scheme will:

e Protect and rehabilitate the OVT;

e Enhance public access and enjoyment at the POS; and
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4.2.10

4.2.11

e Enhance cultural placemaking.

The enhancements to the Banyan Garden are described below and the proposed Landscape Master
Plan (LMP) is shown in Figure 4.3.

Protection and rehabilitation of OVT

In the Current Scheme, with the additional support of the Independent Tree Specialist, a more detailed
analysis of the OVT's condition has been undertaken to formulate an enhanced design deemed most
appropriate for the future Banyan Garden.

Proposed OVT Protection-cum-rehabilitation Scheme - The Current Scheme adopts a protection-
cum-rehabilitation approach to address both the OVT's declining health and the need to protect it
during nearby development. It introduces three soil-rooting zones within the TPZ, including (see
Figures 4.4a - 4.4b ):

(1) Zone 1 Existing tree strip: The 3.5 m wide and 170 m? soil area with massive subterranean roots
and root stands will be left undisturbed.

(2) Zone 2 New tree strip: This is a new planting area that measures 5.7 m wide and 270 m? soil area
will be transformed from the previous paved sports ground to open soil with soil enhancement
treatments and root preservation.

(3) Zone 3 New soil crescent: This segment has a maximum width of 9.8 m and a 285 m? soil area.
We propose to replace the compacted low-quality site soil with a high-quality uncompacted
fabricated soil mix. Overlapping the proposed Plaza, it is designed for the co-use of precious
land resources to create a win-win scenario. The modern soil cell technique will be adopted to
build a suspended pavement and hold the rootable soil below it.

Each zone will receive different treatments to maximise its capability to improve the OVT's growth in
the long run. Key measures include:

e Designing a rooting highway traversing these zones;

¢ Minimizing excavation impacts on roots;

e Soil enhancement treatments in the new tree strip;

¢ Innovative nurturing of sturdy root stands;

e Soil replacement in the new soil crescent;

e Synopsis of notable soil improvements;

e Implementation strategy for the scheme; and

e Preparation of a high-quality fabricated soil mix (FSM).

To ensure effective implementation of the above measures, the Independent Tree Specialist will
perform the following duties:

e Leading the project's landscape team to prepare the manual for the post-construction
maintenance of the OVT, which includes a maintenance schedule.

e Helping the Client to scrutinise the credentials and experience of a Qualified Professional who will
shoulder the duties of monitoring and supervising the works associated with the OVT for effective
implementation of the Scheme on site in accordance with the design and method statements.

e Advising the Qualified Professional in preparing the quarterly reports on the OVT, which should
include photo records for the site works affecting the OVT, to be submitted to the Lands
Department.
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Detailed supporting information is provided in Annex K.

Enhancement in Public Access and Enjoyment at the POS

Balancing Public Access and Tree Preservation — Beyond preserving the OVT, the Current Scheme
balances tree health, public accessibility, and placemaking. Under both previously approved schemes,
perimeter balustrades would fully restrict public access to the Banyan Garden'’s lawn to prevent BRRD
spread, limiting usable open space. In contrast, the Current Scheme enhances the tree's growing
conditions while maintaining a usable, open plaza. The 9.8-metre-wide subterranean soil crescent
integrates ecological restoration and urban design, expanding rootable soil volume and supporting
the levelled surface of a new civic plaza above, capable of hosting exhibitions, performances, and
seasonal events (see Figure 4.5).

Integrated Soil System for Dual Functionality — To achieve this balance, the soil crescent
incorporates modular soil cell systems filled with uncompacted, high-quality fabricated soil mix. These
systems are engineered to bear the load of pedestrian traffic and temporary installations while
maintaining optimal conditions for root growth, water infiltration, and air exchange. The result is
a multifunctional landscape that not only rehabilitates a heritage tree but also enriches the urban
experience for residents and visitors. By seamlessly integrating ecological infrastructure with public
amenities, the design ensures that the Banyan Garden becomes both a sanctuary for nature and a
stage for cultural expression.

Integrated Arboricultural and Public Space Strategy — This integrated approach satisfies both
arboricultural requirements for the future growth of OVT and public space objectives, representing a
significant improvement over the ‘either/or’ solution in both of the approved schemes. Monitoring
protocols will be implemented to assess the long-term effectiveness of these mitigation measures.

Enhancement in Cultural Placemaking

Enhanced Cultural Placemaking, Circulation and Safety — The design of the future Banyan Garden
is envisioned as a vibrant, multifunctional space that harmonizes ecological preservation with cultural
storytelling and public engagement. At the heart of this vision is the integration of a new soil crescent
beneath the plaza, which not only supports the health and stability of the OVT but also enables the
creation of a flat, open plaza surface suitable for hosting a wide range of cultural, artistic, and
community events in a safe condition. This dual-purpose design ensures that the space remains both
ecologically functional and socially dynamic (Figure 4.6 refers).

Supporting Community Arts and PACF Integration — As well as enhancing the functionality of the
POS, the Banyan Garden will also offer the potential for community arts activities such as temporary
art installations, outdoor performances and light shows for the public. To synergize with the PACF on
5/F of Towers 1 and 2, some of the performances and cultural events will be organised by the operator
of the PACF to create a rich cultural experience. Under the Current Scheme, the Banyan Garden will
form an enhanced, vibrant public space. It will serve as a landmark, natural heritage resource and an
element of the collective memory of the public, enhancing the sense of place and stimulating a sense
of identity (Figure 4.7 refers).

Plaza Layout and Pedestrian Circulation — The overall layout of the plaza prioritizes safe and intuitive
circulation, with clear sightlines, barrier-free access, and shaded resting areas. The integration of
storytelling elements into functional infrastructure, such as seating, paving, and balustrades, creates a
layered public realm that invites reflection, learning, and interaction. For instances, an integrated seat
wall balustrade, serving both as a physical safety barrier (to address the level difference between the
proposed Banyan Garden and Leighton Road as stipulated in Building (Planning) Regulations (Cap.
123F)), will also serve as a boundary and as a storytelling medium. In doing so, the Banyan Garden
becomes more than just a civic space; it becomes a living archive of Hong Kong's urban and ecological

URBIS Limited August 2025 Page 24



Submission of Layout Plan and Application for Commercial Development on IL No8945 Causeway Bay,
Hong Kong under Section 16 of the Town Planning Ordinance (Cap.131)
Planning Statement

4.2.19

4.2.20

4.2.21

4222

4.2.23

heritage, rooted in the legacy of Lee Gardens and designed for the enjoyment of future generations.
The new paved area adjacent to the building frontage in the Current Scheme will enhance pedestrian
access and circulation space when compared to both of the approved schemes. The proposed Banyan
Garden, entrance plaza, and internal street at the G/F level, covering approximately 2,835m?, will serve
as a vital link for pedestrians, connecting Leighton Road to an interim platform at +8.9mPD and onward
to the Landscape Bridge at +18.75mPD (i.e. finished floor level refers).

Minor Amendments to the Location of POS and Distribution of Areas between Covered and Non-
covered POS

Under the Approved S16A Scheme, POS provision of approximately 2,850m?2 was proposed at G/F and
approximately 3,150m? at 2/F and UG/F (see Figures 4.8a — 4.8b). As detailed architectural design has
progressed, it has resulted in a minor change to the location of POS from that in the approved Layout
Plan, resulting in approximately 2,835m? of POS provision at G/F and 3,165m? at 2/F, 1/F and UG/F
(see Figures 4.9a — 4.9b). The development of architectural design has also resulted in a slight
adjustment to the distribution of areas between non-covered and covered POS under the Current
Scheme (Table 4.1 refers). The total area of POS provision remains unchanged.

Minor Amendment to the Soft/ Hard Landscape Design at 2/F

Under the Approved S16A Scheme, the POS at the 2/F level is designed to adjoin a small private open
space known as the Event Plaza (refer to Figure 4.2). While the Event Plaza is privately managed, it will
remain accessible to the public for the majority of the time. Temporary barriers will only be introduced
during special events to manage crowd flows and ensure safety. To maintain a cohesive spatial
experience, a unified landscape design will be implemented across both the POS and the Event Plaza,
ensuring visual and functional continuity. Importantly, there will be no permanent physical
barriers separating the two zones, reinforcing the sense of openness and shared public realm.

To further enhance the integration between the POS and the private open space, a subtle demarcation,
such as a metal strip divider, will be installed between planting areas to indicate the boundary without
disrupting visual harmony. The detailed design of this interface will be refined during the next stage
of development.

Landscape Adjustment and Design Refinement — During detailed design, the demarcation strategy
between the POS and the private open space has led to a minor amendment in the placement of soft
and hard landscape elements compared to both of the approved schemes. These adjustments are
necessary to reflect operational needs during events and to enhance the overall aesthetic quality of
the landscape. The total area of POS under the Current Scheme remains unchanged (see Figures 4.9a
- b), ensuring compliance with planning requirements while allowing for improved spatial organization.

As part of the Current Scheme, the landscape design at the 2/F level has been enriched with additional
features that elevate both the aesthetic and functional quality of the public open space. Notably, new
water features have been introduced to create dynamic visual corridors that enhance spatial
connectivity and offer a calming sensory experience for visitors. These elements not only contribute to
the visual identity of the plaza but also help define movement patterns and gathering zones. In
addition, variations in planter edge treatments have been thoughtfully incorporated to serve dual
purposes, providing soft boundaries for planting areas while also functioning as informal seating
options. These sitting-out areas are designed to encourage public interaction, rest, and enjoyment,
making the space more inclusive and user-friendly (Figure 4.10 refers).

Despite these enhancements, the fundamental design framework and guiding principles of the
approved schemes remain unchanged. The provision of POS and tree compensation measures will
continue to align with the original planning intent and statutory requirements. The current refinements
are focused on improving the spatial experience and visual richness of the landscape, without altering
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the overall layout or reducing the designated POS area. These updates reflect a commitment to
delivering a high-quality urban environment that balances ecological integrity with public amenity,
ensuring that the space remains both functional and inspiring for everyday use and special events alike.

CURRENT SCHEME — DEVELOPMENT PROPOSAL AND ARCHITECTURAL LAYOUT

Layout and Architectural Design

The proposed Project consists of three commercial towers, namely Tower 1 & Tower 2 with 25 storeys
(at the Edged Blue Site) and Tower 3 with 16 storeys (at the Edged Red Site) (Figure 4.11 refers).

There are five levels of basements which include one level of Commercial & Lay-bys for Light Buses at
B1/F and 4 levels of basement carpark for Public Vehicle Park and Private Parking at B2-B5/F. A
retaining structure will be constructed in the Application Site up to the level of and surrounding a
portion of the OVT (No. JUD WCH/1 (Previous Registration No. EMSD WCH/1)) in the adjacent District
Court site. The architectural drawings and plan showing the area and depth of excavation are at Figure
4.12. The site formation plans with the additional protective barrier in the retaining structure and
updated retaining wall extent were submitted to BD.

The 2/F podium is proposed (Level +18.70mPD) with a fully covered and enclosed Landscape Bridge
over a new internal access road connecting the Edged Blue Site with the Edged Red Site. The 2/F
podium will serve as part of the POS and as a pedestrian link that connects Towers 1 & 2 with Tower
3 and the GIC facilities.

The GIC facilities required under the OZP, which include a Child Care Centre (CCC), a Day Care Centre
for the Elderly (DE) and a District Health Centre (DHC), are located at the podium level of Tower 3,
occupying 3 storeys (at G/F - 1/F) and integrated with the covered POS at 2/F. The requirements for
DHC, CCC and DE with NOFA of approximately 1,000m?, 531m? and 358m? will be complied with, as
stated in the ES of the OZP.

The additional PACF under the Approved S16 Scheme (No. A/H7/181) is subject to a permitted minor
relaxation of GFA of approximately 2,000 m?. The overall total GFA will remain unchanged as 102,000m?
when compared with the Approved S16 Scheme.

In the Approved S16A Scheme, there is a minor redistribution of GFA, when compared to the Approved
S16 Scheme, in terms of the provision of the required GIC facilities, light bus lay-bys and office. The
previously approved GIC GFA of approximately 3,000m? was estimated based on a preliminary layout.
The layout of GIC facilities has been further refined during liaison with relevant departments to
facilitate future operations. The total GFA of GIC facilities is approximately 3,100m? under the Approved
S16A Scheme with the provision of the minimum required NOFA inclusive as listed on the Lease. In
addition, the B1/F layout, consisting of a commercial area, driveway and light bus lay-bys has been
updated under the Approved S16A Scheme. The length of the driveway is reduced and the total GFA
of the light bus lay-bys is approximately 1,600m?, which complies with the minimum length, width and
headroom of light bus lay-bys under Lease requirements. With the abovementioned changes in the
non-domestic GFA, the office GFA is updated to approximately 85,300m? in order to utilise the entire
development potential of 102,000m? of GFA.

While the building height of Towers 1 and 2 remains unchanged when compared to the Approved S16
Scheme, the 5/F level has been raised from +28.75mPD to +34.60mPD due to the requirement for an
additional E&M floor on level 4/F at +28.70mPD under the Approved S16A Scheme. A full E&M floor
at 4/F level is required between the retail podium and the office tower portion due to the high demand
for power supply supporting the EV chargers for private car parking spaces, which has been identified
during the design development stage. There will be express escalators bypassing 4/F to access 5/F
directly from 3/F.
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A comparison of the development schedules and provision of internal transport facilities between the
Approved S16 Scheme (No. A/H7/181), Approved S16A Scheme (No. A/H7/181-2) and the Current
Scheme are listed in Tables 4.1 to 4.2 with proposed land uses by floor listed in Table 4.3.

Table 4.1: Comparison between Development Schedules of the Approved S16 Scheme, the Approved
S16A Scheme and the Current Scheme

Development Parameters

Approved S16
Scheme (No.
A/H7/181)

Approved S16A
Scheme
(No. A/H7/181-2)

Current Scheme

Difference
between
Current
Scheme and

Approved
S16A Scheme

Application Site Area Approx. 14,802 m? Approx. 14,802 m? Approx. 14,802 m? No change
Total GFAA 102,000 m? 102,000 m? 102,000 m? No change
= Office Approx. 85,000 m? Approx. 85,300 m? Approx. 85,300 m? No change
*  Retail Approx. 10,000 m? Approx. 10,000 m? Approx. 10,000 m? No change
*  Light Bus Lay-bys Approx. 2,000 m? Approx. 1,600 m? Approx. 1,600 m? No change
*=  GIC Facilities required Approx. 3,000 m? Approx. 3,100 m? Approx. 3,100 m? No change
under OZP (Including
DHC, CCC, DE)
=  Additional GIC facilities | Approx. 2,000 m? Approx. 2,000 m? Approx. 2,000 m? No change
(Performing Arts and
Cultural Facilities)
Plot Ratio Approx. 6.89 Approx. 6.89 Approx. 6.89 No change
No. of Blocks 3 3 3 No change
Site Coverage 65% 65% 65% No change
Building Height T1and T2: 135mPD | T1and T2: 135mPD | T1 and T2: 135mPD | No change
T3: 90mPD T3: 90mPD T3: 90mPD
No. of Storeys
. Basement 5 Storeys 5 Storeys 5 Storeys No change
] Towers 1 and 2 24 Storeys 25 Storeys 25 Storeys No change
] Tower 3 16 Storeys 16 Storeys 16 Storeys No change
Public Open Space Provision”® | 6,000m? 6,000m? 6,000m? No change
= G/F Approx. 3,000m? Approx. 2,850m? Approx. 2,835m? -15m?
- (incl non-covered POS) | Approx. 2,300m? Approx. 2,230m? Approx. 2,190m? -40m?
- (incl. covered POS) Approx. 700m? Approx. 620m? Approx. 645m? +25m?
= 2/F, 1/F and UG/F: Approx. 3,000m? Approx. 3,150m? Approx. 3,165m? +15m?
- (Incl non-covered POS) | Approx. 1,250m? Approx. 1,490m? Approx. 1,488m? -2m?
- (Incl. covered POS) Approx. 1,750m? Approx. 1,660m? Approx. 1,677m? +17m?
Greenery Coverage*
=  Total Approx. 2,970 m? Approx. 2,970 m? Approx. 2,970 m? No change
Completion year Q3 2029 Q3 2029 Q3 2029 No change

APublic Open Space of 6,000 m? to be exempted from GFA calculations.

* For PlanD’s reference only.
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Table 4.2: Comparison between Provision of Internal Transport Facilities of the Approved S16 Scheme,
the Approved S16A Scheme and the Current Scheme
Internal Transport Approved S16 Scheme Approved S16A Scheme Current Scheme (Remains
Facilities (No. A/H7/181) (No. A/H7/181-2) Unchanged compared to
the Approved S16A

Scheme (No. A/H7/181-
2))

Private Parking & Loading/Unloading (L/UL)
Office Retail and Office Retail and Office Retail and

Performing Performing Performing
Arts & Arts & Arts &
Cultural Cultural Cultural
Facilities Facilities Facilities

Private Car Parking 450 60 452 60* 452 60*

Spaces

Motorcycle Parking 45 6 46 6" 46 6"

Spaces

Loading/Unloading

Spaces and lay-bys

. Motor Vehicle 5 - 5 - 54 -

] Light Goods Vehicle | 27* 10 27* 10 27* 10

=  Heavy Goods 15 6 15 6 15@ 6

Vehicle

Public Vehicle Park and Lay-by

Private Car Parking 100 100 100

Spaces

Light Goods Vehicle 15 15 15

Parking Spaces

Medium/Heavy Goods 5 5 5

Vehicle Parking Spaces

Coaches Parking Spaces 5 5 5

Light Bus Lay-bys 4 4 4

Parking for GIC Facilities Required under the Lease

Light Buses Parking 3 3 3

Spaces (Day Care Centre

for the Elderly)

Motor Vehicle Parking 1 1 1

Space (District Health

Centre)

Light Bus Parking Space 1 1 1

(District Health Centre)

Accessible Car Park - 1 1

(District Health Centre)

*including 1 L/UL space (shared with Child Care Centre and Day Care Centre for the Elderly) located at B2/F.

#Including 10 nos. private car parking spaces and 1 no. motorcycle parking space to be delineated for Performing Arts & Cultural Facilities.
Aincluding 1 motor vehicle lay-by (shared with GIC Facilities) located at B2/F.

@ including 1 L/UL space (shared with District Health Centre) located at B2/F.
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Table 4.3: Land Uses by Floor under the Current Scheme (Remains Unchanged compared to the
Approved S16A Scheme (No. A/H7/181-2))

Floor Main Use Floor Main Use
Edged Blue Site (Towers 1 and 2) Edged Red Site (Tower 3)
B4-B5/F Private Vehicle Park B4-5/F Private Vehicle Park
B3/F Public and Private Vehicle Park B3/F Private Vehicle Park
Public Vehicle Park; Ancillary L/UL
B2/F Area; Parking for GIC Facilities B2/F Public Vehicle Park
Required under the Lease
B1/F Commercial; Light Bus Lay-bys; E&M B2M/F E&M
GIC Facility (District Health
G/F Commercial; Public Open Space; E&M | G/F Centre); Public Open Space;
E&M
GIC Facility (Day Care Centre
1/F Commercial; E&M UG/F for the Elderly); Public Open
Space; E&M
. . GIC Facility (Child Care Centre);
2/F Commercial; Public Open Space; E&M | 1/F
E&M
. Commercial; Public Open
3/F Commercial; E&M 2/F
Space; E&M
3/F-17/F
(4,13 and .
4/F E&M Commercial; E’&M
14/F
omitted)
5/ GIC Facilities (Performing Arts and
Cultural Facilities); Commercial; E’M
6/F-27/F
(13, 14 and 24/F Commercial; E’M
omitted)

4.4 CURRENT SCHEME - SITE PLANNING AND LAYOUT PRINCIPLES

Tower Dispositions and Open Space at Podium Level

441

Under the approved schemes, the towers are located in the north-west of the Application Site which

integrates the fragmented open spaces proposed in the original layout under PlanD's rezoning
conceptual scheme (Figure 4.13) and also creates large open space at the eastern part of the
Application Site (Figure 4.14). Such tower disposition also responds to the Explanatory Statement of
the OZP which states that the POS should be provided in the eastern portion of the Site facing Caroline
Hill Road (East) and at-grade in the northern portion facing Leighton Road in order to enhance visual
openness and pedestrian access. The approved disposition of towers does not affect the air ventilation
performance at street levels and contributes to air ventilation with several wind enhancement features
when compared with the statutory OZP rezoning indicative scheme in the previous application. The
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Event Plaza will serve as an open space resource for Causeway Bay south and also as a recreational
facility for the local community (Figures 4.15a and 4.15b refers).

Multi-Level Access and Pedestrian Connectivity

To enhance pedestrian accessibility and their walking experience, multi-level pedestrian access is
proposed in this Project. This includes access to the Project from both street level and at an elevated
level. Pedestrian access points at street level are located at +5.6mPD from Caroline Hill Road (East); at
+7.00mPD from Leighton Road and at +8.90mPD from the new internal access road. The demolition
works of the existing basement were completed to facilitate the construction of internal access road.
A footbridge connecting the Application Site with Lee Garden Six at +17.64mPD is also proposed. This
footbridge will form part of an elevated walkway system that connects the Lee Gardens Area all the
way to the Causeway Bay MTR Station at Hysan Place. The proposed pedestrian connections and
circulation routes are indicated in Figures 4.16 and 4.17.

Open Space and Landscape Bridge at 2/F

To further enhance pedestrian connectivity and integration between the Edged Blue and Edged Red
Sites, a Landscape Bridge is provided at 2/F (Level +18.70mPD) spanning across the new internal access
road and connecting the two parts of the Application Site. The Landscape Bridge will be fully covered
and enclosed at the two sides facing Caroline Hill Road to the east and the new internal road to the
west. This will serve as a major part of the covered POS and the design is to create a covered landscape
area with ample greenery. The Landscape Bridge will extend all the way into the covered POS under
Tower 3 in order to provide a well-integrated POS connecting two parts of the Application Site. This
Landscape Bridge will also serve as a pedestrian link connecting the western and eastern parts of the
Application Site, providing a seamless pedestrian connection with weather-proof protection and
reducing pedestrian and vehicular conflict at the new access road below (Figure 4.9b refers).

Provision of Additional GIC Facilities — Performing Arts and Cultural Facilities (PACF)

As explained in Section 3.4, the Explanatory Statement in the OZP states that the project proponent
for the Application Site is encouraged to provide additional GIC facilities such as PACF which are
compatible uses under the zoning. PACF with a floor area of 2,000m? are therefore proposed at 5/F
of Towers 1 and 2. Staircase, escalators and barrier free access will be provided to facilitate visitors to
access the facilities on 5/F.

In a previous Section 16 application (No. A/H7/181) for this project, which was approved by the TPB
on 6 May 2022, the development proposal included an additional 2,000m? of PACF on 5/F of Towers
1 and 2 to be operated by a non-profit organisation. In the Approved S16A Scheme (No. A/H7/181-2),
the PACF was proposed to be relocated from the west to the east side on the same floor for better
separation between the office lobby circulation and the cultural venue, in order to minimise mutual
disturbance in daily operations. Construction works by the Applicant are ongoing on the basis of the
design of the approved development proposal including the PACF. The Applicant has also been
engaging in discussions with potential NGO operator of the PACF, namely EXCEL (Extension and
Continuing Education for Life) Limited, a registered charitable institution which is fully self-sustained
and which is a non-profit making organisation. EXCEL is a subsidiary of the Hong Kong Academy for
Performing Arts (HKAPA), which is experienced in the operation of community cultural venues.

The Applicant will work with the organisation to operate exhibition venues and theatre on a non-profit
basis for various types of cultural activities for the public to enjoy, including but not limited to visual
arts, music, drama and dance. Floor space will also be provided for interactive workshops between
artists and public participants. This can foster cultural development by supporting local artists and
community groups, and respond to the deficit of GIC facilities in Wan Chai District.
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Visual Corridor between the Two OVTs

In order to preserve views of the two OVTs at street level, a visual corridor of 6m wide is proposed at
the podium between Towers 1 and 2, 3-storeys high. Such corridor shall allow visual connections
between the two OVTs and integrate better with the existing site context. The visual corridor will also
serve as a POS where street life and activities could take place. It will also act as an internal street to
allow a more direct pedestrian access to the District Court to the south. (Appendix F3 of Annex C and
Figures 4.18a to 4.18c refer).

Setback at Street and Podium Levels to Enhance Air Ventilation

Sufficient setback has been allowed at both the street and podium levels to enhance air ventilation
and also allow a higher degree of visual openness. At the street level, setback is provided from the
building edge for elevated design on G/F in the western portion of the Application Site abutting
Caroline Hill Road (West), to enhance air ventilation and accommodate a drop-off area. In addition,
setback is also proposed at grade from north-eastern boundary along the masonry wall at Caroline
Hill Road (East). At the podium level, sufficient building setback is provided from north-eastern site
boundary above 2/F and from the south-western boundary of Towers 1 & 2 and Tower 3. The
Approved S16A Scheme proposed an increase in the size of setback of the podium at the north-eastern
side of Towers 1 and 2 from 2/F and above to create a more efficient and spacious sense of arrival
from the link bridge which will connect Lee Garden 6 to the future pedestrian walkway system in the
Lee Garden area and Causeway Bay MTR station. The setback will be widened from approximately 23m
to 36m. These setbacks will act as the major wind enhancement features (Section 5.2 refers).

Furthermore, setback is proposed above 2/F from the south-western boundary abutting the District
Court site. The extents of the setbacks are shown in Figures 4.19a to 4.19b.

Raised Tower and Covered Public Open Space at 2/F of Tower 3

In order to further enhance air ventilation flow, Tower 3 is proposed to be raised above the podium
level at 2/F with the provision of covered POS underneath. The covered POS area will be landscaped
with greenery. By raising the tower above the podium level, it will allow passage of air flow underneath,
and, thereby, facilitate air ventilation at podium level (Section 5.2 refers).

In the Approved S16 Scheme, a void of approximately 18m (W) x 13.4m (H) above the 2/F level at
Tower 3 was proposed as one of the major wind enhancement features. As detailed architectural
design has continued to progress, an amendment to the design of the 2/F level of Tower 3 is required,
including an extension of the lift lobby towards the elevated void to allow more space for the
circulation and unimpeded flow of office users. The amended elevated void, which varies from
approximately 21m at its widest to 16m at its narrowest, with a void height maintained at
approximately 13.4m, was approved in the Approved S16A Scheme (Application No. A/H7/181-2).

Integration of GIC Facilities with Public Open Space

The GIC facilities required under the OZP, namely the CCC, DE and the DHC, will be provided at the
podium of Tower 3 at G/F to 1/F. It could be easily accessed from the street level at G/F or from the
Landscape Bridge. Drop-off, L/UL and parking for these three GIC facilities are provided at B2/F of
Tower 3 with direct disabled access to the GIC facilities.

There are minor level changes of the GIC facilities in the Approved S16A Scheme compared to the
Approved S16 Scheme. The lowest floor will be slightly raised from +4.10mPD to +5.70mPD to flush
with the adjoining street level. This will result in the levels of all three floors being raised by 1.6mPD.
The lowest storey is thus renamed as “G/F" with the subsequent floor as “"UG/F". The maximum height
of Tower 3 at +90mPD will remain unchanged as per the Approved S16 Scheme. This change will
improve pedestrian access to the GIC premises and will mean that the staircase between G/F and 1/F
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in the Approved S16 Scheme can be omitted. This will also help to enhance the barrier-free access and
facilitate a more welcoming access especially for children and the elderly.

The 3-storey GIC complex will be well-integrated with the POS and green landscape. POS areas
incorporated into G/F, UG/F and 2/F of Tower 3 will feature landscaping and vertical greening,
including green walls adorned with climbers, to create an inviting entrance to the upper ground floor
lobby. With additional POS being integrated throughout the area, the visitor experience and social
interaction can be enhanced.

The levels of POS were at +5.60mPD on G/F, +8.60mPD on UG/F, and +12.30mPD on 1/F under the
Approved S16 Scheme. Compared with the Approved S16 Scheme, a portion of the POS is sunken to
be located at +10.20mPD on UG/F of Tower 3, connecting the POS at +5.70mPD on G/F under the
Approved S16A Scheme. Throughout the previous liaison with relevant departments, it was advised
that the design should be updated to allow for more natural daylight into the GIC facilities. Therefore,
a strip of POS will be carved out surrounding the GIC facilities to maximise the window frontage (Figure
4.20d refers). Sufficient windows and natural daylight will be allowed at both eastern and western
sides of the GIC facilities (Figures 4.20a to 4.20d refer). Under the Approved S16A Scheme, the middle
levels of the POS are now referred as UG/F. Therefore, the design intent remains unchanged compared
to the Approved S16 Scheme in that pedestrians will be connected via POS from 2/F to street level
(Figure 4.17 refers).

CURRENT SCHEME - VEHICULAR [ PEDESTRIAN CIRCULATION AND INTERNAL PARKING
PROVISION

Vehicular Access Arrangement

Two vehicular accesses are proposed for the Project, located at the eastern and western portion of the
new internal access road. To facilitate better traffic operation, the western vehicular access will mainly
serve ingress and egress of private cars and taxis only. The eastern vehicular access will mainly serve
light buses, goods vehicles as well as providing for the layby and parking spaces for the Tower 3 GIC
facilities. The vehicular ingress and egress routes, as well as the vehicular access arrangements for the
Project are shown on Figures 4.21a and 4.21b.

Internal Vehicular Circulation and Parking Provision

Off-street pick-up/drop-off laybys for private cars and taxis will be provided at G/F via the western
vehicular access. Four light bus lay-bys will be located at B1 and the laybys can be accessed via the
eastern vehicular access. Except for the one loading/unloading bay located at G/F to serve special
operational needs, the ancillary loading/unloading area will be provided at B2. The public vehicle park
for coaches and goods vehicles, the lay-by, car parking spaces and loading/unloading area for the
Tower 3 GIC facilities will be provided at B2/F. The public vehicle park for private cars will be provided
at B3/F whilst an ancillary car park will be located at B3 — B5/F.

The internal parking provision is summarised in Table 4.2 above. The Remarks of the Notes of the OZP
under the "C(2)" zone stipulate that a public vehicle park of not less than 125 parking spaces should
be provided in the Application Site. The Explanatory Statement of the OZP (para 8.1.3) states that an
underground public vehicle park with not less than 100 private car parking spaces and 25 commercial
vehicle vehicles parking spaces shall be provided. Table 4.2 demonstrates compliance with these
requirements in the OZP.

The internal traffic arrangement for private cars including the access to the lay-by for GIC facilities
located at B2/F as required under the OZP is shown on Figure 4.22a. The internal traffic arrangement
for light buses, goods vehicles and coaches is shown on Figure 4.22b.

Pedestrian Circulation
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Multi-level pedestrian links and walkway system accesses are proposed in this Project to enhance
pedestrian accessibility. The proposed Landscape Bridge at 2/F acts as an important route providing a
seamless weather-proof, barrier-free and grade-separated pedestrian connection between the Edged
Blue and Edged Red Sites in the Application Site and to Lee Garden Six. This will create a continuous
elevated deck connecting the various commercial and GIC facilities in the Application Site with the
future pedestrian walkway system at the Lee Gardens area and then leading on to Causeway MTR
Station. This is a great benefit to the public especially for visitors (e.g. children, the elderly and disabled)
to the GIC facilities at the Edged Red Site of the Application since it is a safer and more direct pedestrian
route than crossing the new internal access road. At-grade pedestrian accesses will be provided at the
street levels of Leighton Road, Caroline Hill Road and pedestrian link will be provided at the new
internal access road between the Application Site and the District Court site. Vertical pedestrian links
by means of ramps, escalators, lifts and stairs will be provided to connect the elevated pedestrian link
at podium level with the public and community facilities (i.e. POS, the light bus lay-bys, public vehicle
park and GIC facilities in Tower 3), and the main accesses of buildings and pedestrian accesses at street
level. The proposed pedestrian connections and circulation routes are indicated in Figures 4.16 and
4.17.

In addition, as required by Para 8.1.3 of the Explanatory Statement of the OZP, a potential subway
connection will be reserved at B3 near the northern corner of the Application Site for a potential future
pedestrian subway by the Government. Should the potential subway be realised, passenger’s lifts and
other vertical circulation will be provided at the entrance of the subway at B3/F - with a suitable internal
layout - to bring pedestrians to the upper commercial floors such that there is no cross traffic between
vehicles and pedestrians.

As aforementioned in Table 1.1, to comply with the approval Condition (a) under the approved Section
16 application (No. A/H7/181), the design and provision of vehicular access, car parking and
loading/unloading facilities for the proposed development was submitted in the General Building Plans
(GBPs) on which Transport Department has been consulted. The latest revision of the GBPs has been
approved by Buildings Department on 5 March 2025 (Annex A-4).

CURRENT SCHEME - URBAN DESIGN PROPOSAL

Urban Design Context

Key urban design considerations of the Project include the following:

" Compatibility with the surroundings in terms of the scale, massing, and outlook;

" Physical and visual connectivity with the surroundings;

" Respect for and integration with the existing natural and cultural context, in particular the OVT
abutting Leighton Road and the graded heritage walls; and

" Provision of a visual corridor between the OVTs on Leighton Road and at the future District
Court Site.

In terms of the urban design context, areas to the north of the Application Site from Hysan Avenue to
Hennessy Road are predominantly commercial developments and an internationally-reputed shopping
district. The said areas are at all times busy at the street level. Areas to the south of the Application
Site are mainly GIC facilities including many of the large-scale recreational grounds of the central urban
districts of Hong Kong Island, such as the South China Athletic Association (SCAA), Indian Recreational
Club, Hong Kong Cricket Association, and Hong Kong Stadium. They are, except for Hong Kong
Stadium, mostly private clubs and offer a relatively tranquil environment. The areas immediately
surrounding the Application Site are a mixture of the above two uses. There are several Grade A
commercial offices to its immediate north of the Application Site such as Lee Garden Six and the Lippo
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Leighton Tower. The Po Leung Kuk complex is at its immediate west and behind it, the high-end
residential complex of Leighton Hill. To its immediate east along Leighton Road and Caroline Hill Road
East are a continuous row of old tenement buildings (tong lau) whose street-level shops mainly serve
the surrounding neighbourhood, and which include small restaurants and cafés. To its immediate south
is the future District Court site. Leighton Road and the commercial Project therefore act as an edge
that naturally delineates the hustle and bustle of northern Causeway Bay and the tranquil GIC zones
around Caroline Hill Road.

The Application Site itself contains two features that contribute to the unique character and cultural
context of the urban landscape. A large Ficus elastica OVT (Registration No. LANDSD(LEASED) WCH/1)
abutting Leighton Road has a canopy that spreads some 40 metres over the road although the tree
sits on only a 3.5m-wide existing slope. The tree stands on an existing masonry wall. The wall extends
along the whole length of the Leighton Road boundary and Caroline Hill Road at the eastern boundary
of the Application Site where part of it includes earthenware pipes on it which are a graded historic
structure. There is another OVT (No. JUD WCH/1) at the south side of the Application Site within the
proposed District Court site with part of the TPZ falling within the Application Site. This will be duly
considered in the interfacing design. Relevant tree submissions such as Tree Preservation and Removal
Proposal, detailed arboricultural assessment and method statements according to DEVB TC(W) No.
5/2020 as well as the Tree Protection Plan of the OVT JUD WCH/1 were made accordingly for any
construction works or works area within the TPZ of the concerned OVT. Coordination with the District
Court site such as design interface, sequence of works, protective measures and monitoring during
construction etc. shall be conducted.

Urban Design Proposal

In terms of compatibility with its urban context, the scale of the commercial Project is compatible with
the surrounding areas, with its maximum height set at 135mPD, the same as the commercial
development to its north and the future District Court development to its south. A footbridge will be
constructed to connect Lee Garden Six across Leighton Road to the podium level at approximately
+18.70mPD in the Application Site. The footbridge offers a diversion for pedestrians from the existing
busy Leighton Road, for a safer and more comfortable access to the various parts of the Project and
completes an important part of the above-ground pedestrian network from Causeway Bay MTR Station
to this area. Figures 4.23a and 4.23b depict the urban design analysis for the proposed Layout Plan.

Under the OZP and the Lease, it is stipulated that a POS of not less than 6,000m? shall be provided.
The POS will comprise two portions. The first portion is a Banyan Garden and entrance plaza accessible
from Leighton Road with its entry at the western side of the OVT, which is close to the existing
pedestrian crossing on Leighton Road, outside the south-west corner of the Lippo Leighton Tower for
the convenience and safety of pedestrians. A 24 hour-pedestrian walkway runs along the Banyan
Garden, with an internal street creating a visual corridor between the two OVTs (LANDSD(LEASED)
WCH/1 & JUD WCH/1), and enhancing both the physical and visual connection between them. The
second portion is the POS at 2/F and UG/F and the associated POS surrounding the GIC facilities. It
serves as the core of the POS, extending from the future footbridge connecting to Lee Garden Six
across the Application Site to Tower 3. Details of the disposition and design of the POS are covered in
Section 4.7. The disposition of the POS is shown in Appendix E under Annex C.

The OVT and the Grade 3 historic structure (the masonry wall and associated earthenware pipes) which
contribute to the unique character to the surroundings are well respected in terms of visual
connectivity through the creation of the Banyan Garden. A tree cluster situated on the masonry wall
abutting the corner of Leighton Road and Caroline Hill Road East adds to the unique character to the
surroundings. As such, the OVT and the tree cluster situated on masonry walls are to be preserved in-
situ as far as practically possible. The detailed tree treatment proposal is further elaborated in Annex
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CURRENT SCHEME - LANDSCAPE PROPOSAL

Landscape Design and Open Space Provision

As aforementioned in Table 1.1, to comply with the approval Condition (b) under the approved Section
16 application (No. A/H7/181), the submission of a revised Landscape Master Plan (LMP) for partial
compliance with this approval condition has been accepted by the Director of Planning on 12 August
2022 (Annex A-5). The 1st amendment submission of the LMP, tallying with the latest GBP submission
was submitted to Planning Department on 10 January 2025. Full compliance with this approval
condition rests upon the implementation of the approved LMP (which has not yet been achieved) to
the satisfaction of the Director of Planning or of the TPB.

The LMP for the Current Scheme is shown in Figures 4.3 and 4.24a to 4.24b, as well as Appendix C
under Annex C. Based on the unique character of the Site identified in the urban design analysis,
landscape design should embrace on the one hand, this part of Causeway Bay to the north as having
a higher-end commercial and retail character, but on the other hand, it should respect the tranquillity
of the neighbourhood to its south. The key distinctive features: that is, the OVTs and the masonry wall,
as well as the trees situated on the masonry wall will be integrated into the landscape design alongside
the functional and aesthetic requirements of the Application Site. In addition, a variety of landscape
elements will be strategically placed throughout the area to create a harmonious blend between the
building and its surroundings. Landscaping and vertical greening within the POS areas at G/F, UG/F
and 2/F of Tower 3 is designed to provide a green wall with climbers to create a welcoming entrance
to the tower lobby. Greenery area is provided at R/F of Tower 3.

In the future post-pandemic era, functional open space will be one of the most valuable assets to
public. The Landscape Bridge across the internal access road can increase the external site capacity
and provide high-quality and safe open space to the public. In total a minimum POS provision of at
least 6,000m? will be provided as required by the Remarks of the Notes of the OZP under the "C(2)"
zone.

Banyan Garden at G/F

The OVT, perched atop a historic masonry wall 2 to 3 metres above Leighton Road, stands as a
prominent natural landmark in the urban fabric. Its expansive canopy and aerial roots extend nearly 40
metres along the street, forming a green threshold between city and nature. The proposed Banyan
Garden, entrance plaza, and internal street at G/F level, covering approximately 2,835m? will form a
vital pedestrian linkage, connecting Leighton Road to an interim platform at +8.9mPD and ultimately
to the Landscape Bridge at +18.75mPD (i.e. finished floor level).

The Banyan Garden is conceived as a restorative civic space that celebrates and safeguards the OVT
while offering a dynamic public realm. Informed by expert input from the independent tree specialist,
the Current Scheme significantly improves the tree's long-term growing conditions through the
expansion of the rooting zone from the current 3.5-metre-wide strip to a total soil width of
approximately 19 metres. This includes the addition of a subterranean soil crescent beneath the plaza,
filled with uncompacted, fabricated soil mix within modular soil cell systems to facilitate healthy root
development.

The Banyan Garden represents a refined integration of ecological infrastructure and urban design. By
merging technical tree rehabilitation with multifunctional public use, the scheme creates a layered
landscape that serves both environmental and social needs. The information related to tree protection
measures for the OVT, as outlined in this section and throughout the submission, is for PlanD’s
reference and subject to detailed design.
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4.7.7

4.7.8

4.7.9

4.7.10

4.7.11

4.7.12

Public Open Space at 2/F and UG/F

A total area of approximately 3,165m? comprises the remaining portion of the POS at 2/F and UG/F,
with a minor portion at 1/F. The POS at 2/F podium is designed to let visitors escape from the hustle
and bustle of Causeway Bay and enjoy a moment of tranquillity. At the same time, this is designed to
respect the existing natural and cultural context. A number of existing trees on site will be transplanted
and brought back to the POS at 2/F and UG/F. This area will provide open lawns for multi-use purposes
by groups or individuals. Within the 2/F podium, a small area will be designated for non-PQOS use,
namely the Event Plaza. The public can still access and use the space most of the time, except during
special events when temporary barriers will be erected along the perimeter of this area. A unified
landscape design will be adopted for the entire open space at 2/F regardless of whether it is a POS or
non-POS area. This approach aims to achieve an integrated design and provide high-quality open
space for public enjoyment, without any physical barriers. There will not be any physical barriers
between the two spaces but clear demarcation will be implemented between the POS and private open
space, such as a metal strip to be installed in between, and incorporating a different paving colour and
material. Detailed paving design will be further developed at a later stage.

The Landscape Bridge featuring a transparent cover will allow its primary users - being elderly, young
children and patients travelling to Tower 3 GIC facilities, access to carefully design natural elements
and biophilic design, which is beneficial to ensure health and welling as recommended by the World
Health Organization, accelerating recovery rates, reducing stress and enhancing the mental relaxation
of the GIC users and public. Additionally, quality landscape and greenery will be strategically placed
throughout the Covered Landscape Bridge. An internal headroom of approximately 6m and ample
sunlight will be provided by the transparent cover.

According to WELL standards, creating space for physical activity is important for encouraging physical
movement and fostering a healthy lifestyle and their standards suggest that a minimum space of
1,860m? is required for the Project. The Landscape Bridge connected to the covered POS under Tower
3 can contribute to this purpose. Apart from the area, the quality and usability of the POS is crucial.
Innovative devices and ideas for smart microclimate control in the covered parts of the Landscape
Bridge are to be incorporated to increase its usable period.

The POS at G/F Banyan Garden and 2/F podium will be accessible to the public 24-hours a day with
barrier-free access. To cater for the heavy pedestrian flows and at the same time provide a natural
urban environment, there will be an appropriate balance between hard (paved) and soft (planted)
landscape.

Tree Preservation and Removal Proposal

In the Landscape Master Plan, 15 existing trees - including the OVT (LANDSD(LEASED) WCH/1) situated
on and/or abutting the masonry retaining walls — are to be retained at their original locations. Four
trees are suitable for transplanting and will be transplanted out of and back to the Project. Among the
trees to be transplanted, five trees have unexpectedly failed since the approval of the planning
application (No. A/H7/181), due to natural events and causes, including typhoons. Proposed
permanent receptor sites for transplanted trees have been identified at the site entrance at Leighton
Road and at the podium (2/F) within the Lot boundary.

There are 38 trees assessed as not being feasible for transplanting / relocation, and these are to be
felled, with compensation tree planting being provided. These include two Michelia x alba trees which
are a species protected under the Forests and Countryside Ordinance (T31 and T33). The detailed
treatment of all trees and justifications of tree felling is further elaborated in Annex C and summarised
in Table 4.4.
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4.7.15

Table 4.4: Summary of Tree Recommendation

Nos. of Trees under Current Scheme (Remains
Recommendation

Unchanged compared to the Approved S16A
Scheme (No. A/H7/181-2))

Tree to be retained 15
Tree to be transplanted 4

Tree to be felled 38
Total (Existing Trees within Site Boundary) | 57

Compensatory Tree Planting

The compensation ratio of felled trees will be not less than 1:1 in terms of quantity, in accordance with
LAO PN No. 6/2023.

In order to compensate for the loss of trees within the Lot, 38 high quality Heavy Standard trees are
to be planted alongside the western sections of Caroline Hill Road, and at the podium level (2/F). The
compensatory ratio in terms of number will be at least 1:1 and in terms of diameter at breast height
(DBH) will be at least 1:0.13. Besides, in accordance with the Lease, 22 nos. of additional trees shall be
planted with the Lot apart from the retaining trees, transplanting trees, as well as compensatory trees.
The additional trees are referred to as “new trees”. A summary of the compensatory/ new tree planting
ratio is presented in Table 4.5. A detailed proposal is further presented in Annex C.

Table 4.5: Compensatory Planting Ratio

Statistic / Ratio under Current Scheme (Remains

Compensatory Metrics Unchanged compared to the Approved S16A

Scheme (No. A/H7/181-2))

Nos. of felled trees 38
Aggregated total DBH of felled trees 19,885mm
Nos. of compensatory trees 38 (Heavy standard DBH: 75mm)

Total ted DBH of t
to al aggregate of compensatory 2, 850mm
rees

Compensatory Planting Ratio (by number) 1:1

Compensatory Planting Ratio (by DBH) 1:0.14

New Trees (stipulated under Lease) 22

In the Approved S16 Scheme, compensatory/ new trees were proposed to be planted alongside the
eastern and western sections of Caroline Hill Road (G/F), and at the podium level (2/F). During the
detailed design and site coordination stages, it has become clear that it is unavoidable to locate a
series of underground utilities and structural works at G/F level. As such, there is insufficient space
available for planting new trees. The infrastructure features and technical reasons for this are as follows:

e Terminal manhole which the setting out and invert levels are controlled by the city main;
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e Basement smoke vents which are required to be distributed along basement wall below as
prescribed under building code; and

e Over 60% (72m out of 120m) of the frontage facing Leighton Road is occupied by OVT
LANDSD(LEASED) WCH/1 and the retained masonry wall, and it is therefore unavoidable to
arrange most E&M openings and installation at G/F level.

4.7.16 To maintain the number of trees committed to in the Approved S16 Scheme, some of the new trees
(originally at G/F) will therefore be relocated to the open space on the 2/F where major pedestrian
flows from the Lee Gardens area through the elevated walkway system is anticipated, so as to ensure
public enjoyment of the trees. Such amendment was reflected in the Approved S16A Scheme.

4.8 CURRENT SCHEME - TREATMENT OF HERITAGE FEATURES

4.8.1  The masonry walls around the Application Site are one of the features that define the character of the
Application Site and contribute to its significance. The walls are also an important part of the
streetscape. The Grade 3 historic structure, including the existing graded masonry walls and two
earthenware pipes in their entirety will be kept, conserved and preserved as required under the lease
in this Project proposal.

482 Inaccordance with the Explanatory Statement of the OZP, prior consultation was conducted with AMO
and it is confirmed with AMO that there will be no alteration to the masonry walls and earthenware
pipes, except for any necessary structural strengthening works required to fulfil relevant statutory
requirements.

5t Paul's
Hospital

11-1
L
-

IGHTON HILL

donigRRHIle &) ¥ CAROLINE HILL

Figure 4.25: Plan Showing the Graded and Ungraded Parts of the Masonry Walls
Required to be Preserved
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Technical Assessments

INTRODUCTION

The following is a summary of technical assessments carried out for the Approved Layout Plan, where
necessary with minor updates in the reports of Air Ventilation Assessment (Annex D), Drainage Impact
Assessment (Annex E), and Sewage Impact Assessment (Annex F) to account for the Current Scheme.

SUMMARY OF AIR VENTILATION ASSESSMENT

An Air Ventilation Assessment — Initial Study (Annex D) was carried out for the Baseline Scheme (i.e.
the Approved S16 Scheme) and the Approved S16A Scheme (No. A/H7/181-2) (i.e. remains the same
as the Current Scheme).

Under this Current Scheme, several wind enhancement features are provided, including:
1) T1-15m setback from the building edge for elevated design on G/F with 15m (W) x 8.5m (H);
2) T2 - building setback of min. 36m from north-eastern site boundary above 2/F;

3) T3 - Approximately 16~21m width and 13.4m height elevated design with additional void of
approximately 5m width and 8.4m height above extended lift lobby of T3 on podium level;

4) T1 - building setback of approximately 5m on average from the south-western boundary;
5) T2 - building setback of 4m at grade from north-eastern boundary;

6) T3 - building setback of 7.5m above 2/F from south-western boundary abutting the district court
site; and

7) T1 - min. 6m internal street of T1 on G/F.

The results of the assessment demonstrate that the ventilation performance will be similar under the
Baseline and the Current Schemes under both annual and summer wind conditions.

Findings of the Air Ventilation Assessment — Initial Study are contained in Annex D.

GEOTECHNICAL PLANNING REVIEW

A Geotechnical Planning Review was conducted for the proposed Application Site at Inland Lot
No0.8945 in accordance with “GEO Advice Note for Planning Applications” (GEO, 2007) and was
approved under previous planning submission (No. A/H7/181). There is no update further to the
approved Geotechnical Planning Review Report, since there is no change in geotechnical view under
this planning submission.

The approved Geotechnical Planning Review report (Annex H) (under previous planning submission)
demonstrated that the proposed Project is geotechnically feasible.

DRAINAGE IMPACTS

A Drainage Impact Assessment (Annex E) was conducted for the proposed Application Site at Inland
Lot No.8945.

Since the total surface runoff for the Current Scheme will be reduced with enlarged landscape area
when compared with the existing case, the peak runoff to the existing branch of drainage pipe along
Leighton Road should also be reduced and should be beneficial to the existing drainage system.
Therefore, it is concluded that there would be no impact to the existing drainage system as a result of
the Current Scheme. The Drainage Impact Assessment will be kept updated to be in line with the
construction work on site for DSD review.
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SEWERAGE IMPACTS

A Sewerage Impact Assessment (Annex F) was conducted for the proposed Application Site at Inland
Lot No.8945.

The peak sewage flow from the Current Scheme is slightly increased from 67.58 L/s to 67.74 L/s. The
assessment results demonstrated that the existing public sewerage system serving the Application Site
has sufficient capacity to carry the estimated sewage from the Current Scheme, and hence, the
development will cause no impact to the existing public sewerage system. The Sewerage Impact
Assessment will be kept updated to in line with the construction work on site for DSD review.

TRAFFIC IMPACTS

A Traffic Review Report (TRR) (Annex G) to assess the potential traffic impact due to the proposed
development at the Application Site with a total GFA of 102,000m? was submitted and approved by
Transport Department in year 2022. The approved TRR concluded that the surrounding road network
with implementation of the proposed road scheme at the Green Areas and a new internal access road
between the Application Site and the District Court site will be adequate to serve the future traffic
demand upon the completions of the Project.

Since the total GFA of the proposed development is the same (i.e. 102,000m?) while the adjustment to
the parameters of office and GIC facilities is very minor, there will be no apparent increase in the overall
traffic induced by the proposed development when compared to the Approved S16 Scheme (No.
A/H7/181) as assessed in the approved TRR. Therefore, the conclusion as drawn from the previous
approved TRR is still valid.

AIR QUALITY IMPACTS

There are no polluting uses such as industrial buildings or trunk roads near the Application Site, and
hence, it is expected that there will be no air quality impact to the site. In addition, the buildings within
the site will comply with requirements of the HKPSG.

The project team will observe all relevant environmental protection ordinances and requirements and
implement pollution control measures to minimise any potential environmental impact/nuisance
during construction stage.

NOISE IMPACTS

Although openable windows will be provided at some commercial and government, institution and
community areas within the Project in order to meet the requirements under the Buildings Ordinance,
during normal operation, centralized heat, ventilation and air conditioning system or split type air
conditioning units, and mechanical ventilation will be provided as the primary source of providing
ventilation for the spaces. Hence, it is expected there will be no adverse noise impact on the proposed
Project.

The project team will observe all relevant environmental protection ordinances and requirements and
implement noise control measures to minimise any potential environmental impact/nuisance during
construction stage.

CONSERVATION MANAGEMENT PLAN

The Conservation Management Plan (CMP) for Grade 3 Masonry Walls and Earthenware Pipes (Annex
1) was prepared and submitted to AMO in accordance with Special Condition Clause 3(b) of the
Conditions of Sale No. 20379. As aforementioned in Table 1.1, this submission of the CMP serves as
partial compliance with the approval Condition (c) under the approved Section 16 application (No.
A/H7/181) and has been accepted by the AMO on 18 July 2022 (Annex A-6). Full compliance with this
approval condition rests upon the implementation of the mitigation measures identified in the CMP
before commencement of works (which is still ongoing and has not yet been achieved) to the
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satisfaction of the Commissioner of Heritage or of the TPB.

5.10 WATER SUPPLY IMPACTS

5.10.1 To be in line with Government's Fresh Water Cooling Towers Scheme (FWCT Scheme), fresh water
cooling towers are proposed to be used in this project which is within the Scheme Designated Area of
Causeway Bay (3) (Annex J).

5.10.2 Regarding the FWCT Scheme for the proposed development, the corresponding calculation of daily
water demand (Potable and AC make up water) and residual head for proposed new DN200 freshwater
main was conducted to demonstrate that the water supply impact on the fresh water demand is
acceptable. It has been concluded that a Water Impact Assessment is not required. Supplementary
information was prepared by the consultants and was received by WSD on March 2024 with no further
comment from them (Annex J).

5.10.3 The WWO542 approval for potable water and flushing water supplies on October 2023 included the
water demand of the FWCT Scheme with lead-in pipe sizes of dia. 150mm. The fresh water demand
for the whole development including the capacity for FWCT was calculated and is considered sufficient.

5.10.4 The proposed new DN200 freshwater main will be in a loop system to be connected to the existing
DN450 freshwater main at Leighton Road and the existing DN150 freshwater main at Caroline Hill
Road East near Lei Kwa Court. The approximate pressure head as advised by WSD will be 80m at the
DN450 freshwater main at Leighton Road and 70m at the DN150 freshwater main at Caroline Hill Road
East near Lei Kwa Court. The residual head along the proposed DN200 freshwater main during peak
flow condition will have sufficient residual head of more than 20m which fulfils the minimum
requirement advised by WSD.

5.1 LANDSCAPE IMPACTS

5.11.1 Atotal of 57 trees, including OVT (LANDS(LEASED) WCH/1), were recorded within the site. Some trees
will be unavoidably affected by the proposed works, including the construction of commercial towers,
a Public Open Space, GIC facilities, vehicular access, and associated infrastructure. In addition, several
trees were removed under the Emergency Tree Felling Procedure, with reports submitted to the Lands
Department accordingly.

511.2 A total of 38 trees are proposed to be removed, while 15 trees, including the OVT (T69), are
recommended to be retained in-situ, and 4 trees are proposed for transplanting. To mitigate natural
loss, 60 trees are proposed for planting within the site, including 22 additional trees as stipulated in
Clause 13(m) under the Lease of Inland Lot No. 8945.

5.11.3 As such, no significant landscape impact is anticipated for this Project. A detailed assessment of
impacts on existing landscape resources and the proposed mitigation measures (compensatory
planting) is provided in Annex C (Landscape Master Plan).
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6 Planning Justifications

6.1 COMPLIANCE WITH DEVELOPMENT PARAMETERS AND OZP REQUIREMENTS

6.1.1  Asshown in Table 6.1 below, the Layout Plan for the Current Scheme complies in all material respects
with the development parameters and planning intention for the “C(2)" zone as stated in the OZP, with
due consideration to the unique circumstances of the Application Site.

Table 6.1: Development Restrictions under “C(2)” Zone of the Approved Wong Nai Chung OZP
No. S/H7/21 and the Relevant Sections of this Layout Plan Submission

Development OZP / Notes Explanatory Statement Requirements Relevant
Restrictions Requirements Planning
Statement
Sections
GFA 100,000m? * No more than 10,000m? shall be | Table 4.1;
(including  the allocated to retail uses, with due | Sections 4.3
GFA of GIC consideration of the traffic capacity in
facilities as the area

required by the
GIC Facilities | Government) = District Health Centre with Net | Table 4.1; Floor

Operating Floor Area of about 1,000m? | Plans at Annex

= Child Care Centre with a Net Operating | B
Floor Area of about 531m?

= Day Care Centre for the Elderly with a
Net Operating Floor Area of about
358m?

» Project proponent is encouraged to
provide more GIC facilities taking into
account the current deficit in Wan Chai
District

» Performing arts and cultural facilities
are also compatible uses in the "C(2)"

site
Building Maximum / Table 4.1;
Height (BH) 135mPD Section at
Annex B

Public A public | A public transport facility for minibuses | Table 4.1; B1
Transport transport facility | (underground) shall be provided Plan at Annex B
Facility for  minibuses

shall be

provided
Internal A Public Vehicle | A public car park (underground) of not less | B1 to B5 Floor
Transport Park (PVP) of not | than 100 private car parking spaces and 25 | Plans at Annex
Facilities less than 125 | commercial vehicle parking spaces shall be | B

parking spaces | provided

shall be

provided
Public Open Not less than |= Design of the open space should be
Space 6,000m? well integrated with the facilities
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Development
Restrictions

OZP / Notes

Requirements

Explanatory Statement Requirements

Relevant
Planning

Statement

Sections

provided and be user friendly and |= Landscape
easily accessible Master Plan
Should be designed as a quality place at Annex C
for the public to interact and enjoy the |=  Urban
built environment and its special Design
features, including the OIld and Proposal at
Valuable Trees (OVTs) and stone Section 4.6
retaining walls and figure
To enhance visual openness and to for urban
ensure easy accessibility by public, the design
open space shall be provided in the analysis  at
eastern portion facing Caroline Hill Figures
Road and at-grade in the northern 4.23a and
portion fronting Leighton Road 4.23b
Urban Submission  of Landscape submission required under |= Landscape
Design/ Landscape and Lease Proposal at
Landscape/ Urban Design = The OVT (No. LANDSD(LEASED) Section 4.7
Tree Proposals WCH/1) shall be preserved with |*= Approved
Preservation sensitive  protection = method CMP at
throughout the development Annex |
process
Existing trees found within the site and
trees situating on and/or abutting the
stone retaining walls shall also be
preserved as far as possible
Preservation of stone retaining walls
along the northern and eastern
peripheries of the site (except the
portions being affected by the road
improvement works)
Podium-free design is encouraged with
a view to maximising the opportunities
for at-grade greening, tree
preservation and enhancement of air
ventilation at pedestrian level
Air Submission  of According to the findings of AVA 2018, | AVA at Annex D
Ventilation AVA a clear building gap of not less than
Assessment 25m in width across the central portion
(AVA) of the site (assuming podium-free
design) in a northwest-southeast
direction involving the OVT (No.
LANDSD(LEASED) WCH/1) shall be
provided to facilitate better air
ventilation in the area.
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Development OZP / Notes Explanatory Statement Requirements Relevant
Restrictions Requirements Planning
Statement
Sections
Pedestrian / The future developer shall reserve an | B3 Plan at
Connections underground connection point within the | Annex B

Application Site for the possible pedestrian
subway to MTR Station which is subject to
further feasibility study

6.1.2  The proposed Project set out in this application, contains a number of significant planning merits.
These and other considerations are described below.

6.2 ENHANCED CULTURAL, PUBLIC OPEN SPACE AND APPEAL OF LANDSCAPE TO CREATE VIBRANT
URBAN REALM

6.2.1  With more than 100 years of curating the physical and social dimensions of the Lee Gardens Area, the
Applicant has been continuously committed to placemaking to connect the development with the
surrounding neighbourhoods in Causeway Bay. The proposed development, forming a new large-scale
strategic project located within the Lee Garden area, is envisioned to establish a new green landmark
in Causeway Bay and create a new benchmark for future urban environment. Adopting a cultural
placemaking approach at the provision of POS will play a vital role in attracting more footfall to the
proposed development and creating a vibrant urban realm in the neighbourhood.

6.2.2  As required by the Explanatory Statement of the OZP, a minimum of 6,000m? of POS will be provided
as part of the Project. Also as required by the Explanatory Statement of the OZP, much of this space
will be provided on the eastern side of the Application Site. In contrast to the design of the POS in the
rezoning application for the site, the POS which is open to public 24 hours a day, in the Layout Plan is
an integrated open space network that is not fragmented by the intervening internal road.

6.2.3  As discussed in Section 4.7, the POS will comprise two portions. The Banyan Garden, entrance plaza,
and internal street at G/F, covering a total area of approximately 2,835m?, will be included in the POS
(Appendix E of LMP under Annex C refers). This portion will serve as a connection for pedestrians
traveling from Leighton Road to the interim platform.

Enhanced Cultural Placemaking at Banyan Garden at G/F

6.24  The Banyan Garden is designed not only to preserve the OVT but also to celebrate its significance as
a natural and cultural landmark. By creating an immersive environment around the tree, the project
invites the public to interact with and appreciate its beauty, fostering a deeper connection between
the community and nature.

6.2.5 The Banyan Garden is conceived as a restorative civic space that celebrates and safeguards the OVT
while offering a dynamic public realm. Informed by expert input from the independent tree specialist,
the Current Scheme significantly improves the tree's long-term growing conditions through the
expansion of the rooting zone from the current 3.5-metre-wide strip to a total soil width of
approximately 19 metres. This includes the addition of a subterranean soil crescent beneath the plaza,
filled with uncompacted, fabricated soil mix within modular soil cell systems to facilitate healthy root
development.

6.2.6  The installation of balustrades, use of lightweight planting materials, and creation of a functional
circulation area demonstrate a commitment to both tree preservation, public enjoyment and safety.
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These measures ensure the OVT remains a centrepiece of the urban landscape while providing a high-
quality, accessible public space for all to enjoy.

6.2.7  The current alternative design of the Banyan Garden will provide a flexible and multi-functional open
space located around the OVT for non-commercial cultural and arts events, such as outdoor
performances, installations and light shows for the public to enjoy. To synergize with the PACF on 5/F
of Towers 1 and 2, some of the performances and cultural events will be organised by the operator of
the PACF to create rich cultural experiences. It will also achieve a synergy effect with the al fresco dining
and retail at G/F where the diners and the public can enjoy the unique setting of the Banyan Garden,
forming a vibrant open space. It will serve as a landmark, natural heritage resource and an element of
the collective memory of the public, enhancing the sense of place and stimulating a sense of identity
(Figures 4.6 — 4.7 refers).

Other Provisions of Public Open Space in the Approved S16A Scheme

6.2.8 A total area of approximately 3,165m? comprises a core portion of the POS at 2/F and UG/F. The open
space on 2/F will integrate the Edged Blue and Edged Red sites of the Project and act as a community
node to pull in pedestrian flow via the elevated pedestrian walkway. The POS at 2/F podium will be
designed with various types of open spaces, including open lawn, multi-functional area and covered
POS. Additional landscape elements with multiple smaller paths will be integrated into the open space
at 2/F. There will be the provision of flexible and multifunctional open space at 2/F, enhancing the
opportunities for chance encounters and will also diversify the use and appeal of the landscape as a
whole (Figure 4.10 refers).

6.2.9 The open space at the podium level is proposed outside the building entrances to provide maximum
flexibility to users, and also to provide a sheltered area of relief from the urban density in the city.
Meandering routes are designed to encourage people to walk through the greenery. Pocket spaces
within these areas are proposed to encourage people to enjoy the environment. In particular, the
extensive covered POS at 2/F, extending from the Landscape Bridge to Tower 3, will provide a seamless
pedestrian connection with weather-proof protection. In addition, increased greenery coverage will
help to mitigate the urban heat island effect. This open space area is envisioned to be busy year-round.

6.2.10 To enhance the visitor experience and encourage social interaction, the POS will be integrated
throughout the area. For example, POS areas will be incorporated around T3 on the G/F, UG/F, and 2/F.
These areas will feature landscape and vertical greening, including green walls with climbers, to create
an inviting entrance to the Tower's upper ground floor lobby. These POS locations will provide
opportunities for visitors and users to rest, gather, and enjoy the surroundings.

6.2.11 The Applicant will follow the requirements of the “Public Open Space in Private Developments Design
and Management Guidelines” promulgated by the Development Bureau.

6.3 IN LINE WITH GOVERNMENT POLICY OBJECTIVES IN FOSTERING ARTS, CULTURE AND TOURISM
DEVELOPMENT
6.3.1  The National 14™ Five-Year Plan defined a direction and guiding policy as “shaping tourism with
cultural activities and promoting culture through tourism” (page 91 — 92) to achieve the integrated
development of culture and tourism. It is also stated in the Chief Executive's 2024 Policy Address to
set out the Government'’s initiatives in promoting Hong Kong's cultural and creative industries as well
as the tourism industry (para. 129 — 133).

6.3.2 In addition, the Culture, Sports and Tourism Bureau (CSTB) published the “Blueprint for Arts and
Culture and Creative Industries Development” on 26 November 2024. This set out a clear vision,
principles and strategic directions for the future development of the arts, culture and creative
industries to further consolidate Hong Kong's position as an East-meets-West centre for international
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cultural exchanges. In particular, one of the principles of the Blueprint (page 29) is to promote “market-
driven development and integration of culture, sports and tourism” which encourages the private
sector to participate and invest in the development of the arts, culture and creative industries. It is
stated in the Blueprint (page 31) that:

“We should build a comprehensive and sustainable ecosystem for the arts, culture and creative industries,
develop platforms which are conducive to industry development, and encourage the private sector’s
participation and support for the development of the sectors.”

6.3.3  ltis also stated in the Blueprint that limited venue supply has been one of the major constraints that
hinder the development of arts and culture sectors on a larger scale.

6.34  The CSTB also published the "Development Blueprint for Hong Kong's Tourism Industry 2.0 on 30
December 2024 to enhance cultural confidence and revitalise Hong Kong tourism'’s industry. To instill
the concept of “tourism is everywhere” in Hong Kong, in-depth integration of culture and tourism will
be promoted by “bringing together traditional elements, pop culture, performing arts, cultural festivals,
and innovative experiences” (page 36).

6.3.5 The Applicant shares many of the Government’s policy objectives and has a strong track record in
transforming Lee Gardens area into a vibrant, contemporary environment and destination, with a
unique Hong Kong character, making it an attractive destination for leading multinational corporations,
international visitors and local residents. The approved development demonstrates the Applicant’s
continuous commitment to fostering the private sector’s support in developing platforms that nurture
arts, culture and tourism development in Hong Kong. This approved proposal includes a 2,000m?
PACF. The Applicant has been engaging in discussions with a potential NGO operator of the PACF,
namely EXCEL, which is a subsidiary of the Honk Kong Academy of Performing Arts, to operate the
facility and provide various types of cultural activities for the public to enjoy.

6.3.6  In addition to the PACF, the alternative design of the Banyan Garden at G/F does not only serve as a
POS, but it also enables a flexibility that can accommodate multi-functional non-commercial uses, such
as outdoor performances, arts and culture events and light shows. To synergize with the PACF on 5/F
of Towers 1 and 2, some of the performances and cultural events will be organised by the operator of
the PACF to create rich cultural experiences.

6.3.7  With the unique setting of the OVT and the graded masonry wall, such performances and events will
present the city’s rich natural and human heritage to the tourists through innovative and distinctive
experiences. The creation of this flexible community space will help to cultivate visitors’ and tourists’
appreciation of Hong Kong's culture, thereby telling the good stories of Hong Kong. Importantly it
will also respond positively to the Government's policies on culture and tourism, outlined above.

6.4 PRESERVATION OF DESIGNATED OVTS AND HERITAGE FEATURES

6.4.1  All parts of the graded masonry wall including the earthenware pipes, as well as the OVTs, will be
preserved as part of the Project under the Layout Plan. For the masonry walls and earthenware pipes,
as required by the Explanatory Statement of the OZP, prior consultation was conducted with AMO and
they note that such features are to be preserved in-situ and that as the proposal does not pose any
impact on the Grade 3 historic structure. They will be maintained as an important part of the
streetscape as an expression of the history of the Causeway Bay area.

6.5 INTEGRATION OF COMMUNITY FACILITIES

6.5.1  The GIC facilities mentioned in the Explanatory Statement of the OZP are located in an integrated
location together in G/F to 1/F in Tower 3. With floor space reserved for a DHC, CCC and DE, the
proposed Project will alleviate the lack of social welfare facilities in Wan Chai District and fully satisfy
the requirements of the OZP. The DHC at the Application Site will fulfill the Government’s aspirations
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of moving forward from treatment-oriented to prevention-focused healthcare, with the Wan Chai DHC
at the Application Site acting as the core centre among other satellite centres in the district in the
future. The provision of CCC and DE can meet the service demand of centre-based community care
services for the elderly in Wan Chai District.

As explained in Section 4.4, the GIC facilities are well integrated with the POS, opening up to the green
landscape and natural daylight, thereby providing a pleasant and comfortable environment for the
users of the GIC facilities.

ENHANCED AIR VENTILATION THROUGH BUILDING DESIGN AND LAYOUT

To enhance the wind performance, the Tower 2 setback above 2/F is widened from 23m to min. 36m
under the Approved S16A Scheme as well as the Current Scheme. This setback provides higher wind
permeability for incoming wind especially from the podium of the proposed District Court and thereby
facilitates leeward side ventilation performance.

The building design of the the Approved S16A Scheme as well as Current Scheme will bring
enhancement to air ventilation. With the incorporation of building separation and set back,
compliance with Sustainable Building Design Guidelines under PNAP-APP 152 will be ensured.

ENHANCED PEDESTRIAN CONNECTIVITY AND WALKABILITY

The Current Scheme will significantly enhance pedestrian connectivity within the district. The POS,
which is open to public for 24 hours a day, together with the 24-hour pedestrian walkway, will connect
the site from the podium level at 2/F with Lee Garden Six across Leighton Road. The fully covered and
enclosed Landscape Bridge over the future internal road, which forms a part of the covered POS,
provides a seamless pedestrian connection between the western and eastern parts of the Application
Site, spanning the internal road and allowing easy access to the GIC facilities in Tower 3. The Landscape
Bridge spanning the internal road is covered which provides a comfortable walking experience. The
public using the GIC facilities and employees at the offices of Tower 3 at the eastern end of the site
can reach the centre of Causeway Bay swiftly. The elevated walkway will also facilitate pedestrians to
access the Application Site, extending the vibrancy of the well-established cluster of retail facilities in
Causeway Bay. Pedestrians who walk to reach the re-provisioned light bus lay-bys at the Application
Site will also enjoy the convenience of the walkway system.

With its multi-level walkway system, the proposed Project under the Layout Plan can significantly
improve the walking experience in the area and promote a functional synergy between commercial
heart of Causeway Bay and the Application Site.

TRAFFIC IMPROVEMENTS THROUGH ROAD IMPROVEMENT WORKS

With Leighton Road being a district distributor, the road junctions nearby experience high traffic
volumes. During peak periods, traffic queues may tail back to the junction of Leighton Road and Yun
Ping Road, resulting in traffic congestion on the wider local road network.

With the proposed two-way internal road connecting Caroline Hill Road (West) and Caroline Hill Road
(East), access can be facilitated for the different users of the Application Site and concentration of
traffic at particular neighbourhood junctions avoided.

The Layout Plan offers a set back at Caroline Hill Road (West) and a portion of Leighton Road near its
junction with Caroline Hill Road (West) for the gazetted '‘Proposed Road Improvement Works at
Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road'. Detailed design of the concerned
road improvement works has been submitted and approved by relevant Government departments.
The road improvement works, which the Applicant has committed to under the lease, will alleviate the
traffic congestion in the area and improve traffic flows.
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6.9 NOINSURMOUNTABLE TECHNICAL IMPACTS
6.9.1 As demonstrated in Section 5 and technical assessments at Annexes D to J, the current scheme will

not create any adverse drainage, sewerage, noise, air quality, water supply, geotechnical, traffic or air
ventilation impacts.

6.9.2  Assuch, the Project under the Layout Plan for the Current Scheme will not result in any insurmountable
technical impacts.
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Implementation

PROGRAMME AND PHASING

The construction completion of the Project under the Layout Plan for the Current Scheme, as well as
under the Lease, remains the same as that in the Approved Layout Plan, i.e. Q3 of 2029.

The new internal access road and the associated road improvement works (the gazetted 'Proposed
Road Improvement Works at Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road’) will be
completed by the Applicant by 30 June 2026.

The required GIC facilities including the CCC, DE and DHC, will also be available for occupation and
operation by 30 September 2029 as required under Lease.

RESPONSIBILITY FOR CONSTRUCTION AND MANAGEMENT

As required under Lease, the POS (including the landscape bridge and its relevant structural supports)
and public vehicle park will be constructed, operated and maintained at the Applicant’s cost.

The proposed internal road will also be constructed and maintained at the Applicant’s cost until it is
surrendered to the Government as required under the Lease. Requirements under the Transport
Planning and Design Manual (TPDM) will be observed and associated details will be submitted to HyD
and relevant Government departments for approval.

The Applicant will construct the CCC, DE and DHC in accordance with the Technical Schedule under
Lease and other relevant regulations and guidelines.

The light bus lay-bys constructed at the Applicants’ cost will be accessible to the public 24 hours a day
as required under Lease.

The detailed design of structural features, utilities, drainage, etc. as well as necessary regulatory and
Lease submissions will be made in the future at the appropriate point in time.
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8 Conclusion

8.1 SUMMARY

8.1.1  This Application presents the proposed Current Scheme Layout Plan for the Commercial Project on
Caroline Hill Road, Causeway Bay. As with the Layout Plans previously approved by TPB (the Approved
S16 Scheme’ and the ‘Approved S16A Scheme’), this Current Scheme proposed by the Applicant:

o fulfills the requirements of layout plan submission under Remarks of the Notes of the "C(2)" zone
on the approved Wong Nai Chung OZP No. S/H7/21;

e complies with material requirements and development parameters of the approved Wong Nai
Chung OZP No. S/H7/21;

e preserves designated features of historical and natural value located on the site;

e results in an enhanced provision and distribution of POS;

e aligns with Government policy objectives in fostering arts, culture and tourism development;
e enhances air ventilation through building design and layout;

e enhances pedestrian connectivity to the surrounding area and walkability in the wider area;

e integrates the required GIC facilities with the commercial Project for the benefit of the public;

e alleviates traffic congestion in the area through incorporation of the gazetted '‘Proposed Road
Improvement Works at Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road’; and

e poses no insurmountable adverse impacts in terms of technical aspects.

8.1.2  However, importantly, this Application provides significant enhancements to the previously
Approved S16A Scheme. Specifically, these enhancements are that it:

e protects and rehabilitates the OVT through different treatments within the three soil-rooting zones;
e allows the public to enjoy the POS at the TPZ; and

e includes an enhanced cultural placemaking proposal furthering community cultural and arts
enjoyment of the Banyan Garden (compared to the approved schemes).

8.1.3  The Applicant therefore respectfully requests the Town Planning Board, exercising its powers under
Section 16 of the Town Planning Ordinance (Cap 131), to approve the proposed Layout Plan, with or
without condition.
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Banyan Garden Scheme Comparison
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potential spread of BRRD, it became evident
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APPROVED
DEVE Lo PMENT By combining the 2 towers and

shifting them to the NW corner,

PROPOSAL a WIDER AIR CORRIDOR
could be provided which can

help to facilitate air ventilation

By combining the two towers at street level
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(o) how the assumed retail GFA in the CHR Site would affect the TR result;

(p) whether the full TR report had been submitted to WCDC for consideration;

(q) the purpose or rationale for locating the minibus stop within the CHR Site;

Community facilities

(r) whether the proposed development in the “C(2)” zone could accommodate

additional GIC facilities if those facilities were required in the future;

(s) whether the provision of residential care home for the elderly (RCHE) at the
CHR Site had been explored and whether some of the commercial GFA

could be allocated for the provision of elderly facilities; and

Open Space

(t) whether more open space could be provided notwithstanding that the OZP
had stipulated a minimum 6,000m> of public open space and whether the

management of the open space would be assigned to the future developer.

27. In response, Mr Louis K.H. Kau, Ms Fiona H.Y. Fong, Mr C.K. Wan and Ms
Charis Wong made the following main points with the aid of PowerPoint slides and

visualizer:

Site history

(a) the site was no longer reserved for open space years ago. Before
demolition works took place at the site, it was occupied by the ex-Electrical
and Mechanical Services Department (EMSD) Headquarters, a workshop
for car repairing, the ex-Civil Aid Service Headquarters, the ex-Post Office
Recreation Club and the PCCW Recreation Club. The site had long been

occupied by GIC and recreational uses rather than preserved as a green lung;
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Control mechanism

(b) the indicative layout was prepared to facilitate the preparation of technical
assessments to support the amendments to the OZP. The essential elements
had been incorporated into the Notes of the OZP. For the “C(2)” zone, a
maximum BH of 135mPD, maximum GFA of 100,000m? which should
include the GFA of GIC facilities as required by the government, and the
provision of open space of not less than 6,000m?; a public transport facility
for minibuses; and a public vehicle park of not less than 125 parking spaces
had been stipulated in the Notes while the Explanatory Statement of the OZP
also specified that quantitative Air Ventilation Assessment (AVA) would be
conducted at the detailed design stage to identify the exact alignment of the
building gap and/or other enhancement measures, the retail GFA of the
commercial development would be restricted to 10,000m?, and a DHC with
a net operational floor area (NOFA) of about 1,000m? and a CCC with a
NOFA of about 531m? should be provided. The requirements for the
submission of quantitative AVA, preservation of OVTs, protection of the
stone retaining walls and trees thereon, submission of Landscape Plan and
compliance with the SBDG would also be incorporated in the land sale
conditions. The future developer was also advised to make reference to the
‘Public Open Space in Private Developments Design and Management
Guidelines’ promulgated by the Development Bureau to design and manage

the public open space to be provided within the CHR Site;

Public consultation

(c) the proposed development at the CHR Site and the proposed amendments to
the OZP were presented three times to WCDC in 2018 and 2019. If the
amendments to the draft OZP were confirmed, the relevant government
departments would proceed to the detailed design of the district court
development, and WCDC would be further consulted in that regard. As for
the commercial development, if the future developer followed the
development parameters as stipulated on the OZP, no further public

consultation under the planning regime for the development on the “C(2)”
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zone was required. If the future developer sought for minor relaxation of
BH or GFA restrictions, submission of planning application to the Board
would be required and the public could make comments on the proposal

during the planning application process;

(d) regarding public consultation, PlanD would conduct public consultations for
major planning studies. For district planning matters, normally the District
Council would be consulted for the purpose of collecting public views.
Besides, the Town Planning Ordinance had stipulated the statutory public
consultation procedure in the plan making process. The public could make
representations/comments to the Board in respect of OZP amendments and
attend hearing meeting to make oral submission. The two residents’
forums were organized by WCDC members and the representatives of
concerned government departments had attended to explain the land use

proposals and responded to residents’ concerns;

Development intensity and building height

(e) as the district court was a government facility, it was appropriate to
designate a “G/IC” zoning while the commercial development would be
implemented by private developer and the ““C(2)” zone had incorporated the
relevant development parameters to guide and control the development.
Despite the two different zonings, an integrated design could be achieved as
demonstrated in the indicative scheme with suitable decking design. For
the site at Sai Yee Street in Mong Kok, the site context was different from
the CHR Site. The Sai Yee Street site was located close to the East Rail
Station which had heavy pedestrian flow to and from other parts of Mong
Kok through the site with more requirements for provision of the GIC
facilities than that proposed in the CHR Site. Accessibility to these
proposed GIC facilities and integrated open space design and connectivity
with the surrounding areas in the Sai Yee Street site were also concerns to
Members. Hence, the Board finally decided to require the submission of
MLP for the Sai Yee Street site to ensure that the concerns would be
properly addressed. As for the CHR Site, the design should be less
complicated in terms of pedestrian connectivity and the 6,000m? public open

space were all within the “C(2)” zone at the CHR Site. Furthermore, the
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government scheme;

Indicative Scheme by PlanD

(h) whether the design/deposition of the future district court buildings would
follow the indicative scheme provided by the government, and whether

the public could scrutinise the final design of the district court buildings;

(1) referring to the government scheme that a 25m-wide building gap had
been provided within the site between the two commercial towers,
whether the building gap of 20m between the district court buildings near
CHR(West) and the residential development opposite them were sufficient,

and whether the building gap could be widened;

(j) whether there was a standard for minimum floor height for the district
court buildings, and whether the Judiciary had finalised the court facilities
to be provided at the site;

(k) besides DHC and CCC, whether additional GIC facilities could be
provided at the site;

(I) in response to the concerns of Members, a revised conceptual layout with
disposition of the district court buildings set back further from CHR(West)
had been provided by PlanD during the further consideration of proposed
amendments to the approved Wong Nai Chung OZP (as detailed in Plan
FC-3 of MPC Paper No. 5/19). Noting R26’s request for a NBA of 40m,
what the distance was between the south-western edge of the district court
building and the residential buildings at CRH(West) in the revised

conceptual layout; and

(m) whether there was scope to swap the location of the open space at the

north-eastern corner of the site and the district court buildings.

44. Mr Louis K.H. Kau, Mr C.K. Wan, Ms Fiona H.Y. Fong and Ms Charis Wong

made the following responses:
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Traffic

(a)

(b)

(©)

(d)

(e)

®

the access road shown in the government scheme was indicative in nature.
The future developer could consider different arrangements for the access

road, including decking over it;

upon completion, the access road within the site would be handed back to
the government and become a public road to be managed by TD and
maintained by HyD. The concern on the management arrangement of
the access road affecting the operation of the district court building was

unfounded;

the traffic flow pattern on weekdays in the surrounding area was regular
with little variation only. As such, despite only one day of traffic survey
data was used, the likelihood for the TR result being not representative

was low;

the development would include 125 public car parking spaces. Besides,
the ancillary car parking spaces for the retail floor space would normally
be made available for hourly-parking by visiting customers, while the
ancillary parking spaces for the office floor spaces would normally not be
made available for public use. Regarding the concern on tailback,
sufficient queuing space would need to be incorporated into the
development following the design requirements. The actual arrangement

would be formulated at the detailed design stage;

the survey conducted for the TR had taken into account all road users,

including learner drivers;

the traffic capacity of the road junctions in the vicinity was a major
consideration for the development project. Based on the TR, the
remaining capacity of the nearby road network with improvement works
at certain junctions could support the proposed GFA of 170,000m? for the
proposed development at the CHR Site;



Annex A-2

Minutes of Town Planning Board Meeting
held on 19.6.2020 (Extracted)




-13-

(1)  private developer could be a provider for GIC facilities. The trend for
provision of GIC facilities in a commercial site was accepted and supported
by the society. It was an efficient way to increase the supply of GIC

facilities to cater to public needs; and

)] there were major public open spaces, including the Victoria Park, in
Causeway Bay and there was no need for further large open space at the

site.

14. The Chairperson summarized that Members in general supported the district
court development at the CHR site but there were diverse views on the proposed commercial
development at the site. Some Members considered that the “G/IC(2)” and the “C(2)”
zones should be maintained while some Members considered that the “C(2)” zone was not
appropriate. As Members’ views were divided, the meeting agreed to take a vote. A
majority of Members considered that the “C(2)” and “G/IC(2)” zones under Amendment
Items A and B should be maintained to facilitate commercial and district court development

at the CHR site.

15. A Member said while the “G/IC(2)” and the “C(2)” zones were supported, the
boundaries of the two zones could be suitably adjusted to allow for a more efficient site
configuration for both the commercial and district court developments. Referring to the
government’s layout, the Member said the residual open space at the southeastern corner of
the site due to the configuration of the “C(2)” zone was not desirable. Another Member
suggested that consideration might be given to swapping the open space at the southeastern
corner of the site to a better position by adjusting the zoning boundaries. The Chairperson
said that the government’s layout was indicative and it was only one of the design options.
As indicated in the alternative schemes proposed by the representers, there was possibility
for various design and layout arrangements. Members’ concern on the design and layout
of the “C(2)” site could be addressed alternatively, say by requiring the submission of layout
plan for approval by the Board. After discussion, Members agreed to maintain the

boundaries of the “C(2)” and “G/IC(2)” zones under Amendment Items A and B.

District Court Development

16. For the district court development, the Chairperson recapitulated that some
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Urbis Ltd.
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‘(Attn.: David Morkel)

Dear Sir/Madam,

Submission of Layout Plan and Proposed Minor Relaxation of Gross Floor
Area For Permitted Eating Place, Office, Place of Recreation, Sports or Culture,
Public Clinic,Public Transport Terminus or Station, Public Vehicle Park
.(excluding container vehicle), Shop and Services and Social Welfare Facility in
“Commercial (2)” Zone, Inland Lot No. 8945, Caroline Hill Road, Causeway Bay

I refer to my letter to you dated 5.5.2022.

After giving consideration to the application, the Town Planning Board (TPB)
approved the application for permission under section 16 of the Town Planning Ordinance on
the terms of the application as submitted to the TPB. The permission shall be valid until
6.5.2026, and after the said date, the permission shall cease to have effect unless before the said
date, the development permitted is commenced or the permission is renewed The permission
is subject to the following conditions :

(a) the design and provision of wvehicular access, car parking and
loading/unloading facilities for the proposed development to the satisfaction
of the Commissioner for Transport or of the TPB;

(b) the submission and implementation of a revised Landscape Master Plan to
- the satisfaction of the Director of Planning or of the TPB; and

(¢) the submission of a Conservation Management Plan and implementation of
the mitigation measures identified therein before commencement of works to

the satisfaction of the Commissioner of Heritage or of the TPB.

The TPB also agreed to advise you to note the advisory clauses as set out at the

_— bAppendix attached.

If you wish to seek an extension of the validity of this permission, you may submit
an application under 16A of the Town Planning Ordinance to the TPB no less than six weeks
before its expiry. This is to allow sufficient time for processing of the application in
consultation with the concerned departments. The TPB will not consider the application if the
time limit for commencement of development specified in the permission has already expired

\-
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at the time of consideration by the TPB. Please refer to the TPB Guidelines No. 35C and 36B
for details. The Guidelines and application forms are available at the TPB’s website
(www.info.gov.hk/tpb/), the Planning Enquiry Counters of the Planning Department (Hotline :
2231 5000) at 17/F, North Point Government Offices, 333 Java Road, North Point; 14/F, Sha
Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin; and the Secretariat of the TPB at
15/F, North Point Government Offices.

‘For amendments to the approved development that may be permitted with or
~without application under section 16A, please refer to TPB Guidelines No. 36B for details.

The TPB Paper in respect of the application (except the supplementary planning
statement/technical report(s), if  any) is available at this link
(https://www.info.gov.hk/tpb/en/meetings/MPC/Agenda/694 mpc_agenda.html) and the
relevant extract of minutes of the TPB meeting held on 6.5.2022 is enclosed herewith for your
reference.

Under section 17(1) of the Town Planning Ordinance, an applicant aggrieved by a
decision of the TPB may apply to the TPB for a review of the decision. If you wish to seek a
review, you should inform me within 21 days from the date of this letter (on or before
10.6.2022). 1will then contact you to arrange a hearing before the TPB which you and/or your
authorized representative will be invited to attend. The TPB is required to consider a review
application within three months of receipt of the application for review. Please note that any
review application will be published for three weeks for public comments.

This permission by the TPB under section 16 of the Town Planning Ordinance
" should not be taken to indicate that any other government approval which may be needed in
connection with the development, will be given. You should approach the appropriate
government departments on any such matter.

If you have any queries regarding this planning permission, please contact
Ms Floria Tsang of Hong Kong District Planning Office at 2231 4917. 'In case you wish to

consult the relevant Government departments on matters relating to the above approval
_conditions, a list of the concerned Government officers is attached herewith for your reference.

Yours faithfully,

. (Leticia LEUNG )
for Secretary, Town Planning Board

LL/CCljt



List of Government Department Contacts
(Application No. A/H7/181)

i e Y s Atz BEEIRES | RIS
Department Office Name of Contact | Telephone | Facsimile
Person No. No.
EinE T TI2CEE)ER BFS: i an 2829 5262 | 2824 0399
Transport Department | Traffic Engineering (HK) | Ms. HO Choi Yan,
Division Candy

RIS Ryt TR 2655 0834 | 2721 6216

Development Bureau Antiquities and Ms. YIP Ping, April :
Monuments Office




Appendix V of
MPC Paper No. A/H7/181

Advisory Clauses

(a)  the approval of the application does not imply that any proposal on building design
elements to fulfil the requirements under the Sustainable Building Design Guidelines,
and any proposal on bonus plot ratio (PR} and site coverage and/or gross floor area
(GFA) concession/exemption for the proposed development will be approved/granted
by the Building Authority (BA). The Buildings Department (BD) should be approved
direct to obtain the necessary approvals. In addition, if the building design elements
and the bonus PR/GFA concession are not approved/granted by the BA and major
changes to the current scheme are required, a fresh planning application to the Town
Planning Board (the Board) may be required;

(b)  tonote the comments of the District Lands Officer/Hong Kong East, Lands Department
(LandsD) that:-

1) as stated in the Information Statement attached to the Tender Notice for sale
of the Inland Lot No. 8945 (the Lot), the Government may at his sole
discretion, upon application by the Purchaser of the Lot for a lease
modification for the provision of additional Government, institution and
community (GIC) facilities, consider such application and agree to adjust the
maximum GFA as provided in the Conditions. A lease modification is
required to be applied from LandsD to implement the proposal. LandsD would
process such lease modification application in the capacity of a landlord and if
the application is approved, it will be subject to such terms and conditions,
including payment of premium and administrative fees as considered
appropriate. There is no guarantee that the lease modification application will
be approved by LandsD;

(ii) if the design and layout of the landscape bridge/covered public open space
{POS) over the internal access road is acceptable by the Board and the
concerned departments, prior written consent of the Director of Lands under
Special Condition (SC) (10)(a) of the Conditions is required to be applied to
permit the erection and subsequent maintenance of the proposed landscape
bridge;

(ii1) pursuant to SC(10)(b) of the Conditions, the Purchaser shall on or before
30.6.2026 lay and form portion of the internal access road within the Pink
Hatched Blue Stratum and Pink Hatched Blue Stippled Green Stratum and
when called upon to do so by the Director of Lands under SC(10)(h)(i) of the
Conditions, the purchaser shall at his own expense and without any
consideration, payment or compensation whatsoever surrender and deliver up
vacant possession of the Pink Hatched Blue Stratum and Pink Hatched Blue
Stippled Green Stratum (collectively referred as the “PHB Strata™) together
with the relevant structures, facilities, services and installations, provided
always that the Government shall be under no obligation to accept surrender
of the PHB Strata or any part(s) thereof at the request of the Purchaser, but
may do so as and when it sees fit and by stages on such date(s) as it decides;



(iv)

™)

(vi)

(vii)

2.

there are separate provisions of Pedestrian Links and Pedestrian Walkways as
referred in SC(21)(a) & (d) of the Conditions respectively. For the former
provision, it should be covered and segregated pedestrian ways or paths so as
to link up the buildings or facilities as specified in SC(21)(b). The latter
provision should be demonstrated to the satisfaction of relevant
bureaux/departments including the Transport Department (TD), Highways
Department (HyD), Planning Department (PlanD), Civil Engineering and
Development Department (CEDD), Harbour Office of the Development
Bureau (DEVB) on how the public could access the 24-hour Pedestrian
Walkways with barrier free access to link up the POS, the subway connection,
the footbridge connection, the ground level(s) of the Lot and the footpath(s) at
street level(s) of Caroline Hill Road. His office reserves their comments on
such upon compliance checking under the Conditions at general building plan
submission stage;

as revealed in Drawing A-3 of this Paper, the proposed subway connection
partly falls outside the Subway Connection as stipulated under SC(19)(a) of
the Conditions (i.e. points A and A’ through X2 of the Sale Plan). You are
reminded to comply with the requirements stipulated under SC(19)(a) and
SC(20)(a) regarding the construction of subway connection and footbridge
connection, in particular their locations and their specified finished floor levels
(i.e. -6.15mPD and +16.45mPD for the subway connection and the footbridge
connection respectively);

the Purchaser shall at his own expense design, erect, construct and provide the
Government Accommodation within the Lot in accordance with the
Conditions, the Technical Schedules annexed thereto and the plans approved
under the Conditions on or before 30.9.2029. The design and location of
Government Accommodation comprising a child care centre (CCC), a day care
centre for the elderly (DCCE) and a district health centre (DHC), Public
Vehicle Park, POS in the proposed commercial development should be subject
to the agreement of concerned departments including Social Welfare
Department (SWD), Food and Health Bureau (FHB), Architectural Services
Department (ArchSD), TD and PlanD. It is noted from Appendix Ia of this
Paper that one loading/unloading (L/UL) space for light goods vehicle is

+ proposed to be shared with CCC and DCCE. The shared-use arrangement of

spaces as required under the Conditions, e.g. SC(43)(b)(ii), SC(44)(a)(i))(II)
and SC(44)(b)(iX) & (II) of the Conditions for various vehicles for
Government Accommodation (including DCCE and CCC) and DHC should
be observed and complied with and you should seek advice and comments
from TD, FHB and SWD in this respect;

there is a submission requirement for a Landscape Master Plan (LMP) to the
Director of Planning for approval under SC(14) of the Conditions. In
accordance with the streamlined arrangement stated in paragraph 8 of Lands
Administration Office (LAO) Practice Note (PN) No. 2/2020, LandsD would
process the application for deemed approval for TPRP as allowed under
paragraph 8 to 11 in LAO PN No. 2/2020 in complying with preservation of
tree clause;
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(viii)  according to SC(13)(f) of the Conditions, prior written consent of the Director
of Lands is required prior to the taking of the tree protection measures for the
said Old and Valuable Tree (OVT) No. EMSD WCH/1; and

(ix) his office reserves comment on the architectural drawings, provision of

: Pedestrian Link and Pedestrian Walkways, provision of parking, L/UL
facilities and GFA accountability, etc. upon compliance checking under the
Conditions at general building plans submission stage;

to note the comments of the Secretary for Food and Health that the details of the DHC
should comply with the Technical Schedules for the government accommodation as
required under the Conditions. More window frontage with natural daylight would be
preferred and access from the adjacent street level on +5.6mPD to the DHC +4.1mPD
via escalator, stair or ramps on top of lift access should be allowed;

to note the comments of the Director of Social Welfare that lift service should be ensure
to be provided at street level for the GIC facilities. It is noted that the premises
boundary of CCC in the attachment I, Figure 4.3h in Appendix Id of this Paper aligns
with the site boundary facing to the Caroline Hill Road (East) whereas in attachment II
Indicative Boundaries of GIC Facilities in Appendix Id of this Paper, the premises
boundary of CCC is set back from the site boundary facing to the Caroline Hill Road
(East). The premises boundary of CCC should be reviewed by you at detailed design
stage. Referring to the attachment I, Figure 4.3k in Appendix Id of this Paper, the
window frontage with natural daylight wiil be further reduced by the lift lobbies as
shown on the attachment IT Indicative Boundaries of GIC Facilities in Appendix Id of
this Paper. Further review regarding the window frontage should be conducted at
detailed design stage. The extent of DCCE should not be separated into two parts by
common facilities. Besides, pedestrian crossing facilities for the connection of 24-hour
pedestrian walkway and GIC facilities at the new access road (+5.6mPD) should be -
explored at detailed design stage. In addition, the premises for the development,
including the CCC and DCCE concerned, should be provided as an integral part of the
development and will be assigned back to the Financial Secretary Incorporated as a
government accommodation upon construction completion. Following the established
practice, the maintenance and management in respect of the building structure of the
government accommodation should be handled as “development common facility” by
future building management office, whereas the internal fitting-out within the premises
will be maintained by the service operators of the CCC and DCCE;

to note the comments of the Commissioner for Transport that details of the traffic
mitigation measures as recommended in the traffic review report should be submitted
for approval prior to the commencement of works. Details of the pedestrian links and
24-hour walkways should be submitted for comment in detailed design stage. The
proposed alternative pedestrian route from the landscape bridge to street level via POS
at Tower 3 with a long detour route is not attractive to pedestrians. Alternative access
to street level without a long detour route should be considered and submitted for
consideration in detailed design stage. All the relevant SCs of the Conditions of the
application site (the Site) should be complied with. The internal transport provision and
details of the associated traffic arrangement should be subject to further adjustment in
accordance with the development schedule in detailed design stage and be submitted
for consideration in due course;



®

(8

(h)

-4-

to note the comments of the Chief Highway Engineer/Hong Kong, HyD that his office
reserves comments from highways maintenance and landscape viewpoint upon receipt
of the detailed proposals of the landscape bridge (including the support and the lighting
and ventilation) and the internal access road submitted by you for review and approval;

to note the comments of the Commissioner of Police that the proposal/site construction
of vehicle access should not cause adverse traffic obstruction in or beyond the site of
works and each Temporary Traffic Arrangement involving works on footpath and/or
carriageway, if any, has to be submitted to Road Management Office of the Police for
detailed comment prior to its implementation;

to note the comments of the Chief Town Planner/Urban Design and Landscape, PlanD
that:-

(i) detailed information on the proposed landscape treatment and recreational

function in the various covered POS under the layout plan are not provided. To
ensure the provision of POS as proposed under the layout plan, the accessibility
and the recreation function of the POS with reference to the Hong Kong
Planning Standards and Guidelines (HKPSG) in the revised LMP should be
demonstrated;

(i1} you are advised to provide information on the proposed recreational function

and landscaping within the “Recreational Garden”, and ensure the HKPSG
requirements could be met. More information on the proposed material
covering the landscape bridge is required to be included in the revised LMP to
demonstrate that sufficient sunlight could be provided for the proposed plantings
in the covered landscape bridge;

(iii) you should provide detailed information on the proposed recreational function

and landscaping in the subject “Covered POS”, clarify and ensure Banyan
Garden is at-grade and accessible from G/F of the development;

(iv) narrow area with the proposed new tree plantings to north of Tower 3 is counted

as POS. Countable open space should be accessible, functional and usable for
recreation in accordance with the HKPSG requirements;

) as tree plantings are observed along T1 and T2 despite the section-line does not

run across area with tree plantings, you should review and revise accordingly.
Besides, cross-section of T3 showing spatial relationship between stepped
terrace on G/F and covered POS should be provided,

(vi) approval of the application by the Board does not imply approval of tree works

such as pruning, transplanting and felling. Tree removal applications should be
submitted direct to relevant authority/authorities for approval; and

(vii)  in addition, you are advised to further enhance the permeability at low level by

widening of the internal pedestrian walkway at G/F under Tower 1 and Tower
2 between Leighton Road and access road. Furthermore, to soften the
perceivable building mass of the twin towers (Towers 1 and 2}, you are advised
to consider adopting permeable elements and other articulations of the building
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fagade at the detailed design stage;

to note the comments of the Chief Architect, Central Management Division 2,
Architectural Services Department (CA/CMD2, ArchSD) that the proposed footbridges
(one running across Leighton Road and another one across the new internal access road)
may block natural daylight and ventilation, overshadow the road/street underneath and
create overlooking problem. The design should be as slender as possible, with a
lightweight cover so that the proposed footbridges may blend in better with.the
surrounding environment and minimise the visual impact to the surrounding. For the
proposed social welfare/community facilities/POS, you are recommended to create a
pedestrian-friendly environment by providing barrier-free access/facilities, adequate
shading devices, seating area and greening etc. to enhance enjoyment of the public
spaces;

to note the comments of the Head of Greening, Landscape and Tree Management
Section, DEVB that DEVB Technical Circular (Works) No. 5/2020 — Registration and
Preservation of Old and Valuable Trees stipulates that OVT should be given priority
protection and preservation throughout different stages of development from planning,
design, construction to post-construction. Two OV Ts, namely HKP WCH/1 and EMSD
WCH/1, are located within the Site or in its vicinity. They should be preserved with
priority. In particular, any works within Tree Protection Zone (TPZ) should be avoided
for tree preservation, and sufficient tree protective measures should be provided for the
works in proximity with the TPZ to avoid any adverse impact to the tree health. TPZ
is defined as a zone encompassing the tree along its dripline projecting vertically from
the tree canopy and extending 2m below the ground level and 2m above the top of an
OVT;

to note the comments of the Commissioner for Heritage and Executive Secretary
(Antiquities and Monuments) that:-

® you are required to clarify if the “further setback of basement footprint”
mentioned in paras 5.2.7 and 5.2.8 of Annex B in Appendix Ia are accurate.
The Antiquities and Monuments Office (AMO) was previously informed by the
applicant that only 4.5m of setback from the face of the masonry wall to the
proposed basement could be provided. However, it is noted from the Tree
Preservation and Removal Proposal in Appendix Ia of this Paper that —

- paragraph 5.2.7: “..Zone 2 ... And further setback of the basement
footprint (about 5m) is also required to prevent affecting the stability of
the slope and the existing Masonry Wall.”, and the Typical Section on
Slope Modification at Zone 2 shows a setback of 4.5m + 5m of the
basement; and

- paragraph 5.2.8: “... only further setback of the basement footprint is
required to prevent affecting the stability of the slope and the existing
masonry wall ...”, and Typical Section at Zone 1 shows a setback of 4.5m
+3m;

(ii) supplementing a summary of the Ground Investigation works conducted at the
masonry walls on Slope No 11SW-RB/FR 190 and the Grade 3 Historie Structure
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(i.e. Slope No. 11SW-B/FR32, Slope No. 11SW-B/FR 193) to the Geotechnical
Planning Review Report is recommended. Strengthening proposal and any
proper mitigation/protective measures for the Grade 3 Historic Structure should
also be included;

it is noted that a deep excavation is proposed in the close vicinity of the Grade
3 Historic Structure to accommodate a five-level underground parking space.

‘AMO would defer to LandsD and relevant bueaux/departments to advise if the

required parking spaces are justified in accordance with the relevant condition(s)
of sale/ordinance(s)/guideline(s);

The following map legends in planning statement in Appendix Ia of this Paper,
for instance, seem to be inaccurate:

“ Figure 3.1: the accuracy of the arrow indicating the location of the
“Existing Masonry Walls and Earthenware Pipes” on the non-graded
masonry wall (11SW-B/FR190) facing Leighton Road should be checked;

- Figure 4.7b: only two masonry walls (with Slope Nos..11SW-B/FR 193
and 11SW-B/FR 32) and the Earthenware Pipes thereon are graded
structures marked in purple with legend “Masonry Walls and Earthenware
Pipes”. As the masonry wall (11SW-B/FR 190) facing Leighton Road is
not a graded structure, for clarity, a different legend for 11SW-B/FR 190
should be used;

- Figures 4.7a and 4.7b: the meaning of the legend “Heritage” and its
location(s) should be specified; and

- Figure 4.9: the area in black marked with legend “Masonry Wall” cannot
be found, which should be supplemented,;

the AMO would provide comments on the survey/study of the Grade 3 Historic
Structure and mitigation/protective measures for the protection of the Grade 3
Historic Structure upon receipt of the relevant submissions/building plans
submitted by you and referred to AMO by relevant departments;

to note the comments of the Director of Environmental Protection that a proper location
for fresh-air intake during detailed design stage should be selected to avoid exposing
future occupants under unacceptable environmental nuisances/impact;

to note the comments of the Director of Food and Environmental Hygiene that her
department should be consulted if they are invited to take up management and/or
maintenance responsibility of any part(s) of the proposed development in future;

to note the comments of the Chief Building Surveyor/Hong Kong East & Heritage,
Buildings Department (BD) that:-.
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for any bridge to be built over street, modification for exemption under
section 31(1) of the Buildings Ordinance (BO) may be considered on a case-
by-case basis when the relevant requirements under Practice Note for
Authorised Persons, Registered Structural Engineers and Registered
Geotechnical Engineers (PNAP) APP-38 (Bridges over Streets and Lanes)
have been complied with. Favourable consideration will be given if the
following requirements are fulfilled:

- the bridge is required under the lease' or approval condition of a
planning permission; or consistent with the Qutline Zoning Plan(s),
Outline Development Plan(s) or Layout Plan(s);

- the bridge is having an identified public benefit and the proposal is
acceptable to the LandsD, TD, HyD and relevant department(s);

- the bridge is having other justified special circumstances; and

- the width of the bridge is commensurate with the anticipated
-pedestrian flow with full justifications.

he reserves his comments on the proposed landscape bridge under section
31(1) of the BO and PNAP APP-38;

clarification on whether the proposed internal access street is formed for any
purpose under the BO should be provided. Your attention is drawn to
regulation 23(2)(a) of the Building (Planning) Regulations (B(P)Rs);

justification on high headroom of covered POS, the office shuttle
lobby/performing arts and cultural facilities, commercial floor, E&M floors,
carpark and Joading/unloading area should be provided for consideration;

any private street/access road/public road should be excluded from site area
7calculation for the purpose of PR and site coverage calculations under
regulations 20 and 21 of the B(P)Rs. The site area should not include any
part of any street under regulation 23(2)(a) of the B(P)R;

GFA concessions (i.e. excluding/disregarding green/amenity features and
non-mandatory/non-essential plant rooms and services from GFA and/or site
coverage calculation) under PNAP APP-151 will only be considered when
the pre-requisites in paragraph 6 of PNAP APP-151, including Sustainable
Building Design Guidelines as stated in PNAP APP-152, have been complied
with;

the portion of proposed footbridge within lot boundary should be accountable
for GFA and site coverage calculations;

pedestrian links or walkways should be accountable for GFA calculation
under regulation 23(3)(a) of the B(P)R unless exempted;

GFA concession for private carparking spaces and loading/unloading areas
may be considered when the relevant requirements ac laid down in PNAP
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APP-2 have been complied with. Aboveground public carparks that are open
and operated commercially for parking by general public should be
accountable for GFA calculation; :

all areas under building footprint should be included in GFA calculation
unless exempted;

GIC facilities including CCC, DHC, DCCE should be accountable for GFA
calculation under regulation 23(3)(a) of the B(P)R; and

detailed comments under the BO will be made at building plan submission
stage; .

to note the comments of the Director of Fire Services that detailed fire services
requirements will be formulated upon receipt of formal submission of general building
plans. As a CCC and other social welfare facilities are delineated in the proposed layout
plan, relevant height restriction should be observed and reminded that licensing
requirement will be formulated upon receipt of formal application via the Licensing
Authority. The requirements of emergency vehicular access. (EVA) as stipulated in
Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011 under the
B(P)R 41D which is administrated by BD should be observed;

to note the comments of the Chief Architect 103, Projects Management Branch,
Architectural Services Department that: -

(i)

(1)

(iii)

(iv)

the internal access road in the the Site should be constructed to the standard
for serving as the EVA for the Site and you should further coordinate with
the District Court site regarding the EVA requirements, which are essential
for the statutory compliance of the District Court development. As such,
further comments should be given upon receiving your corresponding formal
submission to relevant government departments;

details of drainage provision for the whole Caroline Hill Road site (i.e.
including the Site and the District Court site) should be provided by you in
the detail design stage. Further comments should be given upon receiving
your corresponding formal submission to relevant government departments;

details of proposed retaining structures, construction sequence and associated
provisions have not yet been made available by you at this stage. Further
comments will be given upon receiving your corresponding formal
submission to relevant government departments;

according to Appendix Id of this Paper, Section A as marked on “Schematic
Excavation and Lateral Support (ELS) Layout Plan” was not found. You
should ensure the above information, such as the top level of the proposed
retaining structures along common site boundaries between the commercial
site and the District Court site, should be included in the future submissions
to relevant government departments. You should also ensure stability of the
adjacent ground, i.e. the District Court site and the OVT, during ELS and
removal of existing sub-structures/foundation which are currently retaining
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the existing ground level difference along common boundaries between the
commercial site and the District Court site;

your responses in Appendix Id of this Paper that no constructions works
would be conducted within the TPZ of OVT No. EMSD WCH/1. Though it
is stated that struts would not intrude into the TPZ of such OVT according to
the revised “Schematic ELS Layout Plan”, the demolition of existing
basement within the commercial site which partially falls within such TPZ is
still uncertain. Relevant tree submissions due to construction works or works
area within the TPZ of the concerned OVT should be followed as proposed
by you in paragraph 4.5.3 of the Planning Statement in Appendix Ia;

design details and the tree protection measures for the OVT (No. EMSD
WCH/1) have not yet been made available by you at this stage. Further
comments will be given upon receiving your corresponding formal
submission to relevant government departments;

though no tree root was recorded in the two trial pits adjacent to OVT (No.
EMSD WCH/1) according to the Tree Root Assessment Report, relevant tree
submissions for any construction works or works area within the TPZ of the
concerned OVT should be followed as proposed by you in paragraph 4.5.3
of the Planning Statement in Appendix Ia of this Paper;

you are reminded that for the tree preservation proposal of OVT No. EMSD
WCH/1, detailed demolition and structural proposal along the interface of
internal road and OVT No. EMSD WCH/1 should be further coordinated and
agreed with District Court site before commencement of works; and

according to “Section 6 Conclusion” of the revised Air Ventilation
Assessment in Appendix Ib of this Paper, the ventilation performance in
surrounding area of the applicant’s proposed scheme would be similar to the
baseline scheme prepared for the rezoning application before. However, it is
considered a general statement about the overall condition. You should
ensure that the ventilation performance of the District Court site and its
immediate surrounding would not be adversely affected. Further comments
will be given upon receiving your corresponding formal submission to
relevant government departments;

to note the comments of the-Commissioner of Harbourfront, DEVB that by referring to
SC(20)(a), unless otherwise approved by Director of Lands, the footbridge connection
and finished floor level of the footbridge connection should be located between the
points/levels as specified in the concerned SC. Compliance with the concerned SC
should be.demonstrated and LandsD should be consulted accordingly. You should
demonstrate that 24-hour barrier-free pedestrian pathway has been allowed linking the
footbridge connection to the street level of Leighton Road/Caroline Hill Road and the
proposed route should be agreed by relevant technical departments, i.e. TD and HyD,;

and

to note the comments of the Director of Leisure and Cultural Services that according to
SC(15) of the Conditions. you should maintain and manage the POS at your expense.
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For the roadside planter to be handed over to his department for future maintenance, it
would be subject to their comment when detailed landscape plan is available.

to note the comments of the Committee that the location of the performing arts and
cultural facilities be reviewed, and its accessibility and integration with the public open
space, and the connection to the Causeway Bay MTR Station should be enhanced.
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Extracted from Confirmed Minutes of 694th Meeting of MPC held on 6.5.2022

' Agenda Item 8
Section 16 Application

~ [Open Meeting (Presentation and Question Sessions Only)]

A/H7/181 Submission of Layout Plan and Proposed Minor Relaxation of Gross
Floor Area for Permitted Eating Place, Office, Place of Recreation,
Sports or Culture, Public Clinie, Public Transport Terminus or Station,
Public Vehicle Park (excluding container vehicle), Shop and Services
and Social Welfare Facility in “Commercial (2)” Zone, Inland Lot No.
8945, Caroline Hill Road, Causeway Bay
(MPC Paper No. A/H7/181)

49, The Secretary feported that the application was submitted by Patchway Holdingé
(HK) Limited, which was a joint venture of Hysar Development Company Limited (Hysan)
and Chime Corporation Limited, and the application site (the Site) was located in Wong Nai
Chung. Ove Arup & Partners Hong Kong Limited (ARUP) was one of the consultants of

the applicant. The following Members had declared interests on the item:

Mr Ivan M.K. Chung - co-owning with spouse a property in Wong Nai
(Chairman) Chung area;
Ms Lilian S.K. Law - being an ex-Executive Director and committee

member of the Boys® & Girls’” Clubs Association
of Hong Kong which had received sponsorship
from Lee Hysan Foundation, and co-owning with

spoﬁse a property in Wong Nai Chung area;

Professor Jonathan W.C. - Lee Hysan Foundation had sponsored some of

Wong his projects;
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Mr Ricky W.Y. Yu - Lee Hysan Foundation had sponsored some of
his projects and being the Director and Chief
Executive Officer of Light Be which had

received donation from the Foundation; and

Mr Franklin Yu' - his firm having current business dealings with
ARUP.
50.  The Committee noted that Mr Ricky W.Y. Yu had tendered an apology for being

unable to attend the meeting.  As the interests of Ms Lilian S.K. Law and Professor Jonathan
W.C. Wong in relation to Hysan were indirect, the properties co-owned by Mr Ivan M.K.
Chung (Chairman) and Ms Law had no direct view of the Site and Mr Franklin Yu had no '

involvement in the application, the Committee agreed that they could stay in the meetiﬁg.

Presentation and Question Sessions

51, With the aid of a powerpoint presentation, Ms. Floria Y.T. Tsang, STP/HK,
briefed Members on the background of the application, the proposed layout plan and the
minor relaxation of gross floor area (GFA), departmental and public comments, and the
planning considerations and assessments as detailed in theA Paper. The Planning Department

(PlanD) had no objection to the application.

52. Some Members raised the following questions:
Connectivity of the Site

(a) noting from Drawing A-1 of thé Paper that a future footbridge linking up
the Site with Lee Garden Six was annotated as “to be constructed byl
others”, how the provision of the said footbridge could be ensured, and
whether the footbridge would be accessible by the public on a 7 days x 24

hours basis;



()
©

(d)
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the details of the potential subway connection to the Causeway Bay MTR

Station;

the pedestrian connection to the government/institution/community (GIC)

facilities in Tower 3;

whether the proposed visual corridor at G/F between Towers 1 and 2 would

be connected to the public open space at the Site;

Proposed Performing Arts and Cultural Facilities

©

)

(8

(h)

noting that the proposed minor relaxation of GFA of 2,000m? was to
facilitate the provision of additional GIC facilities for performing arts and
cultural, whether there was a mechanism to ensure that the additional GFA

would be used for the proposed purpose;

noting that the performing arts and cultural facilities were proposed on 5/F

~of Towers 1 and 2, why it was different from the notional schemes

previously presented to the Town Planning Board (the Board) and whether
the provision of performing arts and cultural facilitate was a mandatory

requirement under the “Commercial (2)” (“C(2)”) zone covering the Site;

the operator of and the accessibility to the proposed performing arts and

cultural facilities;

whether the Building height of the proposed development would be reduced

if the performing arts and cultural facilities were not provided;

Others

()

~whether the disposition of the proposed tower blocks had taken into account

the district court buildings to the immediate southwest of the Site; and
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whether the applicant had provided any proposal on ways to enhance
public enjoyment and vibrancy of the proposed public open space through

organising various types of event, exhibition or activity.

In response, Mr Mann M.H. Chow, DPO/HK, made the following main points:

Connectivity of the Site

(@)

(b)

(©)

(d)

the current application was submitted by a joint venture of Hysan and
Chime Corporation Limited. Hysan had applied to the Government to
waive the land premiﬁm for lease modification for construction of five
footbridges and one covered walkway in the Causeway Bay area, including
the future footbridge linking up the Site with Lee Garden Six (that did not
form part of the subject application). The Chief Executive in Council had
approved Hysan’s application for waiving the premium payable for the

aforementioned pedestrian links in 2021. The said footbridge that would

. be opened for public access 24 hours a day weuld be completed before

2029 (i.e. the estimated completion year of the proposed development under

the current application);

a connection point for a future pedestrian subway would be reserved on
B3/F of Towers 1 and 2, however, the detailed alignment of the potential
pedestrian subway connection to the Causeway Bay MTR Station was yet

to be finalised by the Government;

from the future footbridge on 2/F, the public could access the GIC facilities
in Tower 3 via the public open space at that level with barrier-free access.
The public open space would also be accessible by lifts from B3/F, the level
of which was the connection to the possible pedestrian subway to the
Causeway Bay MTR Station. Loading/unloading bay and parking of the
GIC facilities were provided on B3/F of Tower 3 with direct disabled .

access to the GIC facilities in Tower 3;

the visual corridor of 6m wide and 3-storey high was proposed on G/F
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between Towers 1 and 2 to preserve the views of the two Old and
Valuable Trees and it would be part of the public open space network on
G/F, |

Proposed Performing Arts and Cultural Facilities

(¢) the additional GFA of 2,000m? for GIC facilities (performing arts and

€3]

cultural facilities) would exceed the maximum permitted GFA of
100,000m* under the conditions of the lease goveming the Site. The
applicant had to apply for a lease modification for the provision of
additional GFA for performing arts and cultural facilities that was subject to
the Lands Department’s appfoval. The use of the additional GFA for
performing arts and cultural facilities would be stipulated in the lease

concerned;

some representers, including Hysan, had proposed that performing arts and
cultural facilities should be provided at the Site and presented their
indicative schemes to the Board during the hearing of the representations
and comments on represeﬁtations in respect of the amendment relating to
the “C(2)” zone on the draft Wong Nai Chung Outline Zoning Plan No.
S/H7/20 (the OZP). Aftci' considering the representations and comments,
the Board agreed to highlight the intention of providing additional GIC
facilities and - that performingl arts and cultural facilities (without
specification on the séope or location) were compatible uses at the Site in
the Explanatory Statement (ES) of the OZP, so as to encourage the
developer of the Site to provide such facilities as far as possible.
Flexibility was allowed on the design, floor area and location of performing
arts and cultural facilities to be provided. While the provision of
performing arts and cultural facilities was not mandatory, provision of other
GIC facilities including a child care centre, a day care centre for the elderly
and a district health centre were stated in the ES and were required under
the lease to be provided at the Site. Subsequently, the Site was disposed
through public sale and the applicant (i.e. a joint venture of two companies)
had succeeded in bidding for the Site. As such, the detailed design of the
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proposed development might be different from the notional scheme
presented during the representation hearing;

{g) the proposed perfonhing arts and cultural facilities would be operated on a
non-profit making basis by non-governmental organisation(s) to be engaged
by the applicant.” The said facilities on the 5/F would be accessible via the

lifts of Towers 1 and 2;

(h) even if pe,rforming arts and cultural facilities were not provided, the
-applicant might change the design and layout of the other floors and it
might not necessarily result in lower building height. Any major changes
in the layout required submission of the revised layout plan for the

consideration of the Board,

Others

(i) the applicant had consulted the Architectural Services Department, which
| was responsible for the design and construction of the district court, in
formulating the design for the proposed tower blocks. A 7.5m-wide tower
setback from the district court site was proposed by the applicant to allow
sufficient building gap; and

(j)  the applicant had not provided any information in the submission regarding
the means to enhance public enjoyment and vibrancy of the proposed open
space. However, Members’ view on the need to better engage the public
in the public open space area could be conveyed to the applicant for their

consideration,

54. Regarding a Member’s enquiry on whether the performing arts and cultural
~ facilities were already intended for the “C(2)” zone in the OZP amendment stage, the
Chairman suppiemented that the amendments to the OZP to rezone the Site to “C(2)” were
initiated by the PlanD and a notional scheme showing the Eossible layout of the building
blocks and open spaces, without performing arts and cultural facilities, was presented for the

reference of the Board. During the hearing, the Board noted that the ‘Wan Chai District
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Council (WCDC) had requested for more performing arts and cultural facilities in the area
and the Board agreed to revise the ES to encourage the developer of the Site to provide such
facilities on a voluntary basis. In response to the suggestion in the ES, the applicant
proposed an additional GFA of 2,000m? for provision of performing arts and cultural

facilities.

Deliberation Session

55. The Chairman recapitulated that the proposed uses were always permitted under '
the “C(2)” zone and the subject applicatioh was for submission of a layoﬁt plan as required
under the Notes of the “C(2)” zone. The major differences between the notional scheme
presented by PlanD during the OZP amendment stage and the current application were (i)
location of the open space (i.e. on G/F only in the notional scheme and on G/F and podium
level in the current application) (ii) thé design of the building blocks (i.e. instead of having
two towers with a 25m-wide building gap in the notional scheme, the towers were combined
into a twin tower (Towers 1 & 2) and a visual corridor was provided between Towers 1 and 2
at ground level); and (iii) additional performing arts and cultural facilities of 2,000m? GFA
were provided in response to the requirement as stated in the ES of the OZP which was

subject to lease modification and such provision could be controlled under the lease.

56. A Member recalled that the performing arts and cultural facilities at the Site were
proposed by WCDC during the OZP hearing stage, and the Board had a thorough discussion
on the pﬁblic open space and the facilities to be provided at the Site, including the potential to
integrate any performing arts and cultural facilities with the public open space so as to
enhance the attractiveness and public enjoyment. Noting that the performing arts and
- cultural facilities were proposed on 5/F of Towers 1 and 2, a few Members considered that
the destgn under the cﬁrrent application might not be able to attract public attention. Some
Members, on the other hand, noted that there were popular performing arts and cultural
facilities (such as the ArtisTree in Quarry Bay), located in the upper level prémises and not
integrated with the outdoor area, and had no objection to the minor relaxation of GFA to
accommodate such facilities. Members in general appreciated the applicant’s pfOposal to

provide such facilities to address the views of the Board and the request of the WCDC.

57. Some Members said that the applicant should review the location of the
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performing arts and cultural facilities e.g. relocating to G/F or lower floors and enhance
_public accessibility to the premises on 5/F. Some Members also considered that there
should be a mechanism to control the use of the additional GFA applied for under the subject
application so as to meect the public aspiration for the proposed performing arts and cultural

facilities at the Site.

-58. A Member considered that public accessibility to the proposed GIC facilities in |
Tower 3 should be further improved, such as locating the facilities on lower floors of the
building as well as better integration and connection with the public open space and
pedestrian accesses. Another Member said that the access to the MTR station should be
enhanced and various art and cultural activities should also be held in the proposed public

open space by the future operator of the performing arts and cultural facilities.

59. The Committee noted that should the application be approved by the Committee,
the applicant would be required under thé recommended approval condition to submit a
revised Landscape Master Plan. The general building plans of the development at the Site
would also need to be submitted to the Building Authority for approval. The applicant
could be advised to refine the detailed design of the public open space and layout of the
proposed development at those stages. It anjz Class B amendments were involved, an

application under s.16(A)2 of the Town Planning Ordinance would need to be submitted.

60. | The Chairman concluded that Members generally had no objection to the layout
plan and the proposed minor relaxation of GFA of 2,000m? for provision of the proposed
performing arts and cultural facilities. To address-some Members’ concerns, the Committee
agreed that an advisory clause should be added to advise the applicant to (i) review the
location of the performing arts and cultural facilities (e.g. relocating to a lower level) and
enhance its accessibility and integration with the public open space, (ii) improve accessibility

to the GIC facilities in Tower 3 and (iii} enhance connection of the Site to the MTR station.

61. After deliberation, the Committee decided to approve the application, on the

terms of the application as submitted to the Town Planning Board (TPB). The permission
should be valid until 6.5.2026, and after the said date, the permission should cease to have
effect unless before the said date, the development permitted was commenced or the

permission was renewed. The permission was subject to the following conditions :
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“(a) the design and provision of wvehicular access, car parking and
loading/unloading facilities for the proposed development to the satisfaction

. of the Commissioner for Transport or of the TPB;

(b) the submission and implementation of a revised Landscape Master Plan to

the satisfaction of the Director of Planning or of the TPB; and
(¢) the submission of a Conservation Management Plan and implementation of
the mitigation measures identified therein before commencement of works

to the satisfaction of the Commissioner of Heritage or of the TPB.”

62, The Committee also agreed to advise the applicant to note the advisory clauses as

set out at Appendix V of the Paper and the additional advisory clause as below:

“to note the comments of the Committee that the location of the performing arts
and cultural facilities be reviewed, and its accessibility and integration with the
public open space, and the connection to the Causeway Bay MTR Station
should be enhanced.”
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S I D Hong Kong District Planning Office
AR ] 14/F, North Point Government Offices,
HALATEAEE 333 5} = 333 Java Road, North Point,
BB S 1418 . Hong Kong
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FLEHE  Our Reforence TPB/A/LT/NE1.2 By Registered Post & Fax (2802 8662)
THEH  lel No: 2231 4930
{EREAMMETE  Fax Mo 2895 3957
29 May 2025
Urbis Limited :
11/F, 8iu On Centre,
188 Lockhart Road,
Wan Chai, Hong Kong

(Attn,: Mr. David Morkel}

Dear Sir/Madam,

Section 16A Application No. A/H7/181-2

I refer to your application of 28.3.2025 which was received by the Town Planning Board (TPB)
on 31.3.2025 and your letters dated 2.4.2025, 25.4.2025, 2.5.2025, 7.5.2025, 0.5.2025, 14,5.2025,
20.5.2025, 22.5.2025 and 27.5.2025 providing further information on the application.

After giving consideration to your application, the Director of Planning, under the delegated
authority of the TPB, approved your application for amendments to permission under section 16A of
the Town Planning Ordinance on the terms of the application as submitted to the TPB. The amended
permission is subject to the following conditions:

(a)

(b)

(c)

(d)

the design and provision of vehicular access, car parking and loading/unloading facilities
for the proposed development to the satisfaction of the Commissioner for Transport (C for
T) or of the TPB:

the submission and implementation of a revised Landscape Master Plan to the satisfaction
of the Director of Planning or of the TPB;

the submission of a Conservation Management Plan and implementation of the mitigation.
measures identified therein beforc commencement of works (o the satisfaction of the
Exccutive Secretary (Antiguities & Monuments) of the Antiquitics and Monuments Office
or of the TPB; and

the submission and implementation of a traffic management plan to demonstrate the
proposed internal traffic and transport arrangements for vehicles and pedestrians to the
satisfaction of C for T or of the TPB.

You are also advisced to note the advisory clauses as sct out at Annex I,

Under section 17(1) of the Town Planning Ordinance, an applicant aggricved by a decision of
the TPB may apply to the TPB for a review of the. decision.  IF you wish to seek a review, you should
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inform the Secretariat of the TPB (15/F, North Point Government Offices, 333 Java Road, North Point,
Hong Kong — Tel. No. 2231 4810 or 2231 4835 and Fax No. 2877 0245 or 2522 8426) within 21 days
from the date of this letter (on or before 19.6.2025). The Secretarial of the TPB will then contact you
to arrange a hearing before the TPB which you and/or your authorised representative will be invited to
attend. h

If you have any queries regarding this permission, pleasc contact Ms, Floria Y. T. Tsang of this
officc at 2231 4917.

I should be grateful if you could advise me in due course whether this amended permission
or other previous permission granted by the TPB in respect of the development would be implemented.

Yours faithfully,

( Ms. Janet CHEUNG )
for and on behalf of
Director of Planning
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Annex 1
Application No. A/H7/181.2

' Adyvisory Clauses

(a)

to notc the comments of the District Lands Officet/Hong Kong East, Lands Department
(LandsD) that:

(i)

(i)

(iif)

(iv)

(v)

(vi)

the proposed development should in all respects comply with the Conditions of Sale
No. 20379 dated 10 June 2021 as varted and modified by a modification letter dated 7
November 2024 and a consent letter dated 26 November 2024 (collectively referred to
as “thc C/8™) governing the Lot.  Nothing in the Submission should in any cvent
prejudice the Government's right and position to reject, disapprove, etc. any
submissions undcr the C/5, including those which are consistent with the Submission
but in conflict with any of the terms and conditions of the C/S;

regarding the loading/unloading space for shared use by child carc centre (CCC) and
day care centre for the elderly (DE), the shared-use arrangements required under the
C/8, e.g. SC (43)(b)(ii), (44)(a)(@i1)(IT) and (44)(b)(i)(1) & (II) should be observed and
complied with, as well as should closcly liaisc with relevant bureaux/ departments
(B/Ds), including the Transport Department, the Health Bureau and the Social Welfare
Department;

the terms and conditions of the modification leuter dated 7 November 2024 for
provision of the performing arts and cultural facilities (PACF) should be observed and
complied with. In particular, attention is drawn to SC (73)(b)(i) of the C/S, which
specifies that the respective numbers of spaces for the parking of motor vehicles and
for the parking of motor cycles to be provided for the PACF shall be determincd by
the Secretary for Development;

the terms and conditions of the consent letter issued on 26 November 2024 for the
erection of the footbridge within a specific area of the PHB Strata should be observed
and complied with, These include the minimum vertical clearance (i.e, not less than
3.1m above ground level), the permitted users (i.e, for pedestrian passageway Or open
space or both) and the designated boundary for the footbridge’ s erection (i.e. edged
brown on the plan annexed to the consent letter) stipulated in the said consent letter.
Furthermore, the consent letter mandates that the footbridge be constructed to such
levels, alignment and dispositions, with such materials and to such standards and
designs as shall be approved by the Director of Lands;

regarding the subway connection and the footbridge conncction (connecting the
application site with Lee Garden Six), the requirements under SC (19) and (20) of the
C/5, particularly the locations and level of connections, should be observed and
complied with;

SC (10)a) of the C/S, which spcciﬁcé that no building or structure may be erected or
constructed within the PHB $trata, except for the Tree Protection Measures for OVT
(JUD WCH/1) and structures provided in relation 1o the formation of the PHB Strata,
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(b)

(c)

(d)

-2

should be observed. Any other structures would require the consent of the Director
of Lands; ‘

(vit)  the Masonry Walls and Earthenware Pipes as shown by dotted brown lines on the plan
(PLAN 1) annexed to the C/S inclading the ungraded portion of masonry walls, should
be kept, conserved and preserved as required under SC (3) of the C/5; and

(viit) SC (13)D) of the C/S related to tree protection mcasures of the OVT, should be
observed and ¢omplicd with. Specially, the Lot Owner is required to obtain the
written consent of the Director of Lands prior to the undertaking of the Tree Protection
Measures for the OVT:

to notc the comments of the Director of Environmental Protection that a proper location for
fresh-air intake during detailed design stage should be selected to avoid exposing future
occupants under unacceptable environmental nuisances/impact;

to note the comments of the Executive Secrelary (Antiquitics & Monuments) that the
mitigation measures for the conservation of the Graded Structure as set out in the Conservation
Management Plan (CMP), which was accepted by the Antiquities and Monuments Office on
18.7.2022, should bc implemented. The following comments should also be noted:

(1) to carry out the tree felling and planting works along the top of the Graded Structure
with due care and ensurc that the structural integrity and historic fabrics of the Graded
Structure would not be adversely affected by the proposed works;

(i) the planting of new trees along the top of the Graded Structure would not cause
disturbance to the Graded Structure and the roots of the proposed tree species should
avoid penetrating into the Graded Structure;

(iii)  to ensure that all works for the proposed vent shaft ncar the Banyan Garden shall not
cause disturbance to the Graded Structure.  You should also ensure that the proposed
works at the Banyan Garden will not adversely atfect the Graded Structure;

(iv)  todevise and implement appropriate precautionary, protective and mitigation measurcs
during all stages of works to ensure that the Graded Structure will not be adversely
affected by the proposed works at Tower 3 and ils associated construction; and

(v) to ensure that the preservation works of the OVT (Registration No. LANDSD
{(LEASED) WCH/1) abutting Leighton Road that partly supported by an existing
masonry wall, would not adversely affected the connecting Graded Structure;

to note the comments of the Chief Project Manager 103, Architectural Services Department,
project tearmn of the District Court Building, on behalf of the Judiciary Administrator that trees
and plants near the peripheral of the District Court must have sufficient vertical and horizontal
scparation from top of the retaining wall.  You should take an active role in plant
management such as regular and ad hoc pruning to ensure no intrusion of plant structure into
the site area of the District Court.  As regard the transplanted tree T32 (Dimocarpus longan)
which is proposed to be close to the site boundary, with due consideration of canopy spread,

v
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a location with sufficient area (say 10m x 10m) for housing this medium to large tree species
is highly recommended to maintain sufficicnt sctback;

{c) to note the comments of the Director of Fire Services that water supplies for fireRghting and
fire service installations should be provided to his satisfaction. Detailed fire services
requirements will be formulated npon receipt of formal submission of general building plans
or referral from the relevant licensing authority. The emergency vehicular aceess provision
should comply with the standard as stipulated in Section 6, Part D of the Code of Practice for
Fire Safety in Buildings 2011, which is administrated by the Buildings Department;

(f) to note the comments of the Director of Food and Environmental Hygiene that for provision
of cleansing service for new public roads, streets, cycle tracks, footpaths, paved areas etc,
Food and Environmental Hygiene Department’s (FEHD) should be separately consulted.
Prior consent from FEHD must be obtained. No environmental nuisance should be
generated 10 the surroundings,  Also, for any waste generated from the operations and works,
its disposal should be arranged properly at their own expenses.  Proper licence/ permit issued
by FEHD is required if there is any food business / catering service / activities regulated by
him under the Public Health and Municipal Services Ordinance (Cap. 132) and other relevant
legislation for the public; and '

(g) to note the comments of the Critical Infrastructure Sceurity Coordination Centre, Hong Kong
Police Force that the covered footbridge should be fully enclosed to prevent the throwing of
projectiles or the dropping of objects from the bridge. The materials and finishes with
adeguate robustness and structural integrity of the covered foolbridge, combined with glare
mitigation measures, would assist in conducting a comprehensive assessment of the overall
security of the area. The landscaping should be arranged to prevent plants from serving as
stepping platforms to accass the new District Court, ensuring security and controlled access,
The design of the PACF must climinate potential channels for object-throwing towards the
new District Court, incorporating appropriate barricrs or spatial planning to mitigate such
risks.

TOTAL F.0OO0B
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‘ OUR REF #E&%% : BD 2/3014/21
FAX BIXCHH 2845 1585
ILDI S TEL- &35 ! 3162 8807
EPARTMENT WEBSITE #gik wwwhd.govhk
: 5 March 2025
CHEUNG Man-ching, Anthony 7/3‘*
33/F, Wu Chung House, , =T ronaio
213 Queen’s Road Esst, 7 L e
Wan Chai, Hong Kong 17 MAR 7075
Dear Mr CHEUNG, RECEIVED

@)

Caroline Hill Road, Ciuseway Bay, Hong Kong — LL. 8945
/

- I refer to your application received on 8 January 2025, supplemen information
received on 5 February 2025 and your supplementary submission on 5 March 2025 for approval of
proposals in respect of Building Amendment . and the application for consent to the
cominencement and carrying out of the above building works.

2. Your subfission of plans has been checked under the curtailed check system
aiinunced in Practice Note for Authorized Persons, Registered Structural Engineers and Registered
Geotechnical Engineers (PNAP) ADM-19. On this basis, I am satisfied that your submission is

fiindamentally acceptable and may be approved.

3. You aie reminded that the curtailed check system covers only the fundamental
issues of a building proposal. Although non-fundamental issues will not be raised as reasons for
disapproving a submission, I expéct that all contraventions of the Buildings Ordinance (BO) and its
sibsidiary legislation are rectified as and when they are discovered and in any event, before
completion of the works is certified. In this connection, I ask you to note that the Building Authority
(BA) attaches great importance to the proper assumptiofi of duties and responsibilities by authorized
persons and registered structural engineers.

4, In accordance with the provisions of regulation 30(1) of the Building
(Administration) Regulations (B(A)R), this is to notify that the _above - mentioned plans
submitted with your application received on 8 January 2025 and your supplementary submission on 5

———  March 2025 are hereby approved. One set of the said plans, on which I have signified my approval, is

enclosed. Your client has been serit a copy of this letter but I would request that you ensure that the
contents are understood by him.

5. This approval should NOT be deemed to confer any title to land or to act as a
waiver of any term ih any lease or licence; or to grant any exemption from or to permit any
contravention of any of the provisions of the BO or any other enactment. Section 14(2) of the
Buildings Ordinance refers.

6. Cofisent to the commencerient and carrying out of the above Building Amendment

—=— s given in the Form BD103 eficlosed. You are reminded to ensure that the plans now approved are

compatible with all previously approved plans, any conditions imposed are fulfilled and no works are
cafried out biefore all required plans have been approved and consent given. Your attention is drawn
to paragraph 10 of PNAP APP-97. _ . . ]
Original BD 103 retained for convenience
of future consent applications
7. e
S.L. 9A (4/2023) (GBP Stage I & ITI Cuitailed Check or A&A)

BEFEHBH: EBATRATBEI4RTAE
New Buildings Divisions, Buildings Department: 7/F, 14 Taikoo Wan Road, Taikoo Shing, Hong Kong




Our ref. BD 2/3014/21

7. This approval only covers the building works as coloured on the submitted plans on
the basis that the uncoloured parts of the plans are exactly the same as the corresponding parts in the
previous approved plans, and should niot be construed as implying the approval of the uncoloured
portion of the plans. '

8. Your plans have referred to District Planning Officer/Planning Department for
comments. Comments will be conveyed to you once available.

9. Your pldns have been referred to District Lands Officer/Hong Kong East for
comments which will be conveyed to you direct.

10. Comments from Chief Highway Engineer/Hong Kong, Highways Department
(Contact Person: Iris S.S. CHEUNG at tel. fio.: 2231 5618) are given at Appendix I enclosed.

11. Commissioner for Transport, Transport Department (contact officer: Mr Daniel P L
WONG at tel. no.: 2829 5424) has replied that they are not in a position to provide comments.

12. Comments frorh Director of Environmental Protection (contact officer: Mr KWOK Wai-
sing at tel. no.: 2516 1889) are given at Appendix II enclosed.

13. " Chief Highway Engineer/Bridges & Structures, Highways Department (Contact Person: W
K WONG at tel. no.: 3903 6515) has replied that they have no comment on the submission.

14. Chief Landscape Architect/ Landscape Division, Highways Department (Contact Person:
LO Wai Ching at tel. nio.: 3155 5727) has replied that they have no adverse comment from highways
landscape point of view.

14. Your plans have also been referred to Chief Engineer/ Lighting, Highways Department
and for comments which will be conveyed to you once available.

15. This serves to record that you have made minor amendments and submitted plans on 5
March 2025 to replace the previously submitted plans under PNAP ADM-14.

16. Your attention is drawn to Practice Note for Authorized Persons, Reglstcred
Structural Engineers and Registered Geotechnical Engineers APP-23 that a hoarding permit must be
obtained and the hoarding be erected before building works commence.

¢.c. Patchway Holdings (HK) Limited Yours sincerely,
50/F, Lee Gardén One,
33 Hysan Avenue,
Causeway Bay, Hotig Kong
DFS D of EP, EPD '
DLO/HKE, LandsD CHE/B&S (YEUNG Pak-shing)
DPO/HK, Plan D CLA/LD, HyD Senior Building Surveyor
CHE/HK, HyD CE/Lighting, HyD for Building Authority
Cfor T, TD .
CO/SM

S.L. 9A (4/2023) (GBP Stige I & III Curtailed Check or A&A)
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Acceptance of Partial Compliance with
Approval Condition (b) (ref. TPB/A/H7/181)
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WO F P Planning Department
AEELARRE . Hong Kong District Planming Olfice
F el e T 335 gR d |4/F, North Point Government Offices,
e 14 38 ‘ 333 Java Road, North Pont,
‘ ’ Hong Kong

By Post and Fax (2802 8662)
A Vour Reference HDL3-DM-2368-220568L '

ATE RN CneReference () in TPB/ASHT/181

BEBYE el No. 22314917
WMEHSRTE  Fax No 2895 3057
' 12 Auvgust 2022
URRIS Limited
11/F Siu On Centre,
188 Lockhart Road,

~ 'Wan Chai, Hong Kong
(Attn.: Mr. David MORKEL)

Dear Mr. MORKEL,

Submission of Layout Plan and Proposed Minor Relaxation of Gross Floor Area
. for Permitted Eating Place, Office, Place of Recreation, Sports or Culture,
Public Clinic, Public Transport Terminus or Station, Public Vehicle Park
{excluding container vehicle), Shop and Services, and Social Welfare Facility
in “Commereial (2)” zone, Inland Lot No. §945. Caroline Hill Road, Cansewav Bay
(Planning Application No, A/H7/181)

Submission for Partial Compliance with Approval Condition (b

I refer to your letter dated 10.8.2022 enclosing 15 copies of the full set of the accepted
Landscape Master Plan (LMP) for the captioned application for partial compliance with approval
condition (b) of the subject planning application on “the submission and implementation of a revised
LMP to the satisfaction of the Director of Planning or of the Town Planning Bourd (TPB)” (the

Submission). The accepted LMP has been stamped and duly signed, a copy of which is attached for
your retention,

Yours sincerely,

/4

( M. Floria TSANG )
for District Planning Officer/Hong Kong
Planning Department

ROTNEL - TR R ARG - SN

Our Vision = “We plan o make Hong Kong an internationat city of world prominence.”
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C.C.

CTP/UD&L, PlanD
DLO/HKE, LandsD

Ex Secy (Antiguities
Momuments), AMO, DEVE
CA/CMD2, Arch§D
CPM 103, ArchSD
CBS/HKE&H, BD
H{GEO), CEDD
CHE/HK, HyD

5 for Health

Dof SW

Clor T

Internal

HK-7/03

HE-7/03D

Site Record - H7/12

MC/FT/DL

&

(Attn.:
{Attn.:
(Attn.:

(Atm.:
(Attn.:
(Attn.:
(Attn.:
(Attn.:
{Atn,
(Attn.:
(Aun.:

Ms. Tammy CHEUNG)
Ms. Olivia TSANG)
M. Kitty LIU)

Mr. Calvin CHAN)
Mr. Kevin SUEN)
Ms. Iris YIM)

Ms. Candy CHO)
Mr. Tim CHEUNG)

: M, Natalic WAN)

Ms. Salinga KWONG)
Ms. Candy HQO)

+ BGBZ 2895 39B7 P.0O02

— With a stamped copy for retention

TOTAL F.0O0Z
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Acceptance of Partial Compliance with
Approval Condition (c) (ref. TPB/A/H7/181)




04-NOV-2022 16:38 HEDFOQ + BGBZ 2895 39B7 P.001-00%

HOE F | P Planning Department
HE R 48 1 d Hong Kong District Planning Office
AT AR 14/13, North Point Government Offices,
AR EE 14 1 ‘ 333 Java Road, North Point,
- . o Hong Kong

By Post and Fax (2802 8662)

e iy R Your Reference HDL3-DM-2368-2206491
2R Our Reference  ( Yin TPB/A/H7/181
FEAEALAN Tel Mo : 2231 4930 nse guas cor -

AR Fax No. - 2895 3957 ﬁ-sz‘-' ¢01f¢bpuuumw
4 November 2022

URBIS Limited

11/F %iu On Centre,

188 Lockhart Road,

Wan Chai, Hong Kong
(Attn.: Mr. David MORKEL)

Dear Mr, MORKEL,

Submission of Layout Plan and Proposed Minor Relaxation of Gross Floor Area
for Permitted Eating Place, Office, Place of Recreation, Sports or Culture,
Public Clini¢, Public Transport Terminus or Station, Public Vehicle Park

(excluding container vehicle), Shop and Services, and Social Welfare Facility
in “Commercial (2)” zone, Inland Lot No. 8945, Caroline Hill Road, Causeway Bay
(Planning Application No. A/H7/181)

Submission for Compliance with Approval Condition (¢)

I refer to your letter dated 13.9.2022 enclosing a Conservation Management Plan for partial -
comphancc with approval condition (c) of the subject planning application on “the submission of a
Conservation Management Plan (CMP) and implementation of the mitigation measures idcntified
therein before commencement of works to the satisfaction of the Commissioner of Heritage or of the
Town Planmng Board (TPB)".

Commissioner for Heritage’s Office (CHO) and Exccutive Secretary (Antiguities and
Monuments), Antiquities and Monuments Qffice (AMQ) were consulted and it is advised that the
CMP hay been accepted by AMO on 18.7.2022 with no further comment.  As such, the submission
part of the approval condition (c) is considered complicd with. Please be reminded that full
compliance with approval condition () rests upon the implementation of the mitigation measures
identified in the CMP before commencement of works to the satisfaction of the Commissioner of
Heritage or of the TPB. '

FFEE .

LTS - L TR R R A S e

Our Vision — “We plan (o muke Hong Kong an international cily of world prominence.”
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2

Should you have any queries, please contact Mr. David LEUNG (Tel.: 2231 4603) of the
Hong Kong District Planning Office. ‘

Yours sincerely,

L

( Mann M. H. CHOW )
for and on behalf of Director of Planning

C.C.
CHO , : (Attn.: Ms. Clarissa WAN) Fax: 2906 1574
Ex  Secy (Antiquities & (Attn.: Ms. Janice MAK) Fax: 2721 6216

Monuments), AMO, DEVEB
Internal

Secy, TPB

HEK-7/03

Site Record — H7/12

) MC/FT/DL

TOTAL F.Q02
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Background

General

Section 16 (S16) Planning Application No. A/H7/181 of Layout Plan and Proposed Minor Relaxation
of Gross Floor Area for Permitted Eating Place, Office, Place of Recreation, Sports or Culture, Public
Clinic, Public Transport Terminus or Station, Public Vehicle Park (excluding container vehicle), Shop
and Services and Social Welfare Facility in “Commercial (2)” Zone, Inland Lot No. 8945, Caroline Hill
Road, Causeway Bay was approved by the Town Planning Board (TPB) on 6 May 2022. Approval
condition (b), requires the submission and implementation of a revised Landscape Master Plan (LMP)
to the satisfaction of the Director of Planning or of the TPB.

Otherland Limited is commissioned by Patchway Holdings (HK) Limited (Applicant), to conduct the
Landscape Architectural design based on the Proposed Development scheme provided by Project
Architect - Ronald Lu & Partners (Hong Kong) Ltd.

The Application Site is located at the junction of Caroline Hill Road and Leighton Road, south of the
commercial area of Causeway Bay on Hong Kong lIsland (Figure 1.1). The Application Site is
bounded by Leighton Road to the northwest, by Caroline Hill Road to the northeast and southwest,
and by land designated for the future District Court development and by the South China Athletic
Association to its southeast.
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Figure 1.1 Site Location Plan

The visions of landscape design for the Application Site are included the followings:

e Respect for and integration with the existing natural and cultural context, in particular the Old
and Valuable Tree, abutting Leighton Road and the graded heritage walls, as well as the tree
cluster situated on the masonry wall abutting the corner of Leighton Road and Caroline Hill
Road East;

¢  Provision of sufficient high quality public open space of minimum 6,000m? for the future visitors;
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e Achieve a minimum site greenery coverage of 20% of the site area;
e  Compatibility with the surroundings in terms of the scale, massing, and outlook;
e Physical and visual connectivity with the surroundings;

e Landscape design on the ground floor and second floor with sitting out area and/or planting
area(s);

e Provision of a visual corridor between the OVTs on Leighton Road and at the future District
Court Site; and

e Soften/ integration of built forms into surrounding environment.

1.1.5  This conceptual landscape proposal also sets out the site context potential impact to existing trees
on site, landscape design parameters, open space and site coverage of greenery provisions as
justification in support of the application.

1.1.6 Relevant government guidelines, practice notes, references and standards on preparation of this LMP:

e HKPSG Chapter 4, Street Tree Selection Guide promulgated by DEVB and GMP in Sheung
Wan, Wan Chai and Causeway Bay;

e Plan Department (PlanD) PNPP No. 1/2019 — Processing and Compliance Checking of
Landscape Submissions related to Planting Application;

e Plan D PNPP No. 1/2019 — Appendix A;
e Plan D PNPP No. 1/2019 — Appendix B;

e Lands Administration Office (LAO) PN No. 2/2020 — Tree Preservation and Removal Proposal
for Building Development in Private Projects Compliance of Tree Preservation Clause under
Lease; and

e Development Bureau (DEVB) Technical Circular (Works) No. 5/2020 — Registration and
Preservation of Old and Valuable Trees.
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Site Appraisal

General

The Application Site covers the majority of the “C (2)” zone and has an area of about 14,802m?. The
Application Site is bounded by Leighton Road to the northwest, by Caroline Hill Road to the northeast
and southwest, and by land designated for the future District Court development and by the South
China Athletic Association to its southeast. The landscape character of the Site is categorised as
Institutional Landscape.

The Application Site is mostly vacant. The site currently consists of two large flat areas on two
different levels (approximately +15.3mPD & +10.3mPD to +9.3mPD respectively) bounded to the
north by Leighton Hill Road where the site slopes down to the top of an antique retaining wall. To the
east along Caroline Hill Road there is a narrow strip that slopes down to the top of an antique retaining
wall. Further south along Caroline Hill Road (east) the upper section of the site has a slightly wider
strip covered in chunam that slopes down to the top of the antique retaining wall that is to be preserved.

Structures and facilities associated with its former use as the recreation clubs of the Post Office and
PCCW; the ex-headquarters building and vehicle depot of the Electrical and Mechanical Services
Department (EMSD) and offices of the Highways Department (HyD) and Civil Aid Services are now
disused or demolished, except for the two remaining structures at the south-eastern part of the Site.
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Existing Landscape Resources

General

The Application Site is currently vacant, many of the species are typical woodland trees and have in
all probability been self-seeded over the years. There are several fruit trees present which have
reached maturity and also a number of ornamental species suggesting that these were once
purposefully planted as part of an original landscaped area.

A tree survey was conducted from 21 Aug 2021. A total of 57 nos. of surveyed trees were recorded
at the Pink Area within the Lot Boundary. All surveyed trees are illustrated on the Tree Location Plan
in Appendix A. Two (2) trees within or adjacent to the Lot boundary were found including in the
Register of Old and Valuable Trees (OVTs) promulgated under Development Bureau - Technical
Circular (Works) No. 5/2020. Only one OVT (LANDSD(LEASED) WCH/1) is located within the site
boundary, while another OVT (JUD WCH/1) is located out of boundary. The OVT (T69) has been
infected with “Brown Root Rot Disease” (BRRD) before land grant. After the land grant, the
assessments of the OVT’'s BRRD infection was conditions by independent mycology specialist.
Based on the recommendation, spent mushroom substrate harbouring Trichoderma was added as
mulching material in August 2024 in the existing tree strip. Since the implementation of this treatment,
no further decline in tree vigour has been observed. At this stage, additional testing is not considered
necessary. The status of BRRD will be continually monitored to determine whether additional testing
and treatments are necessary.

24 nos. of tree species are identified, the dominant species are Bauhinia purpurea, Dimocarpus
longan, and Mangifera indica. Two (2) nos. of trees - Michelia x alba (T31 and T33) are classified as
rare or protected species in Forest and Countryside Ordinance (Cap. 96). Part of the existing trees
are located on the flat lands within the vacancy land; while partial tree clusters are erected on the top
of the heritage wall along eastern part of Caroline Hill Road. The general conditions of surveyed tree
are found to be poor to fair. Table 3.1 summarizes the tree species composition within the tree survey
area. The detail tree conditions and tree treatments is further elaborated in Annex A — Annex C.

Table 3.1 Summary of Tree Species Composition within Survey Boundary

Species Name Chinese Name No. of Trees
1 Alangium chinense I\, 2
2 Aleurites moluccana hE 2
3 Bauhinia purpurea FARTSES S 4
4 Broussonetia papyrifera B 3
5 Casuarina equisetifolia ENTE 1
6 Celtis sinensis A& 1
7 Cinnamomum burmannii (=55 2
8 Clausena lansium =K 1
9 Dimocarpus longan RERR 6
10 Ficus elastica ENEg A 1
11 Ficus hispida HER 4
12 Ficus microcarpa AR 3
13 Ficus variegata SRE 3
14 Ficus virens =5 1
15 Ligustrum sinense I 1
16 Litsea glutinosa B 1
17 Litsea monopetala BIAREF 2
18 Macaranga tanarius var. tomentosa M4 3
19 Mangifera indica GRS 7
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Species Name Chinese Name No. of Trees
20 Michelia x alba =17 2
21 Microcos nervosa mBEE 1
22 Morus alba 2 1
23 Murraya paniculata NE® 1
24 Plumeria rubra HETE 2
Dead tree St 2
Total 57

The existing surveyed trees comprise a mix of native and exotic species and their size, health, form,
amenity value and suitability for transplanting vary. Detailed conditions of each surveyed tree are
described in the Tree Assessment Schedule (TAS) in Annex B. Photographs showing the various
views of the surveyed tree are shown in Annex C.

Criteria for Types of Trees with High Value for Priority Preservation

In general, any trees with high value should be preserved at their original location, and removal shall
be prohibited except very special circumstances with full justifications. The criteria of the trees for
priority preservation are listed as follows:

e Trees included in the Register of OVTs as mentioned in the DEVB TC(W) No. 5/2020 or any
subsequent amendments thereof issued by DEVB; or

e Stonewall trees, trees of particular interest, trees of particular value, trees of rare species and
other trees designed to be preserved under leases; or

e  Mature trees (with an individual trunk (s) over 750mm DBH.
Identified Trees with High Value for Priority Preservation within the Lot

According to the findings in TAS, one Registered OVT was identified within Lot boundary. The
following types of trees will high value for priority preservation are found within the Lot:

Registered OVT

One OVT (LANDSD(LEASED) WCH/1) (T69) - Ficus elastica is located within the site boundary,
which is located at the slope along Leighton Road.

Tree of Rare or Protected Species

Two (2) nos. of trees - Michelia x alba (T31 and T33) are classified as rare or protected species in
Forest and Countryside Ordinance (Cap. 96). Both rare species are located on the flat lands within
the vacancy land.

Mature Trees

Two (2) mature trees - Ficus microcarpa (T25 and T77) are found with 3,000mm DBH at 1.3m above
ground level. T25 is located at the SIMAR slope 11SW-B/FR32, while T77 is attached on the
abandoned building structure.

Detailed Assessment for the Trees with High Value for Priority Preservation

To minimise the loss of affected trees with high value for priority preservation, a detailed assessment
for the trees with high value for priority preservation has been carried out in this report and are shown
in Section 3.7.
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Tree Treatment (For PlanD’s Reference Only)

Some trees will be unavoidably affected by the works by for proposed commercial towers, Public
Open Space, GIC facilities, vehicular access and associated works. And some trees were felled under
Emergency Tree Felling Procedure, which have been submitted to Lands Department after the
removal works respectively, full set of Emergency Tree Removal Report is attached as Annex E.

The tree conditions, practicability of retaining and transplanting, and consideration for removal of
trees in poor condition have been assessed on a case-by-case basis in the TAS. Detailed assessment
for those trees with high value for priority preservation is presented in Section 3.7. The
recommended tree treatment for all surveyed trees is presented in Annex A — Tree Treatment Plan.

Tree to be Retained (For PlanD’s Reference Only)

According to Clause 13 — Preservation of Tree under the Lease of Inland Lot No. 8945, the OVT (T69)
shall be preserved. Some of trees (including OVT (T69)) are scattered at the narrow strip that slopes
down to the top of heritage masonry wall, the masonry walls are located along Caroline Hill Road to
the north end of the site at Leighton Road. (refers to the figure below).
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Location of Heritage Masonry Walls

In accordance with Clause 8.1.3 under explanatory statement of Approved Wong Nai Chung Outline
Zoning Plan No. S/H7/21, “Existing trees found within the site and trees situating on and/or abutting
the stone retaining walls shall also be preserved as far as possible.” The project landscape architect
has together with the project’s structural and geotechnical engineer studied the feasibility on the
preservation of the trees at the top of heritage walls as further elaborated in the following section.

Feasibility on the Tree Preservation along Masonry Walls (For PlanD’s Reference
Only)

Under lease, these heritage masonry walls are to be preserved and maintained. Substantial parts of
the wall are approximately 3 meters to 5 meters tall with an additional sloped soil, where existing
trees are located. The top of this slope is at approximately +10mPD (at Zone 1 — Main Site Area) to
+15.0 mPD (at Zone 2 — GIC Area) (refers to figures below). The combined heritage retaining wall
and the heritage retaining wall and the soil slope are considered as a geotechnical slope feature.
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i Tj‘.':'-.: e - ' e d
Masonry Wall at Zone 2 (GIC Area)

For Zone 2, as substantial parts of the heritage masonry walls required to be preserved under lease
are approximately 5 meters above ground and are abutted directly on a narrow pedestrian pavement
as adjacent to vehicular road. It is important that a proper inspection/survey and possible
strengthening shall be carried out on these heritage walls to ensure their longevity.

Secondly, in order to satisfy the requirements of the land lease, including construction of the GIC and
commercial facilities, superstructure and basement will need to be constructed very close to the
existing heritage wall. To facilitate the construction of the development under lease, it is necessary
to have site formation that removes the existing overburden soil above and behind the heritage wall
to approximately +6.0 to +8.0 mPD (ground formation level) depending on location. If the overburden
soil and slope is not removed, piling and excavation lateral support works cannot proceed. Any piling
machines that operate on top of the exiting slope will induce substantial loading and vibration that will
lead to instability or slope slippage of the existing slope above and behind the heritage walls at
Caroline Hill Road.

Besides, existing slopes gradient at Zone 2 is very steep (about 35 — 40 degree) with a height of
about 5m above the top of masonry wall and is non-compliance to current Factor of Safety (FOS)
requirement, slope modification is required for enhancing the slope stability. Hence, as the soil is
needed to be removed, the existing trees (T16 — T25) cannot be retained in-situ.

For Zone 1, given the heritage wall is only about 2-3m above ground, while existing slope gradient is
comparatively gentle with a slope height of about 1m above the top of heritage wall, no slope
modification is needed for this part of heritage wall, only further set back of the basement footprint
(total of 7.5m setback) is required to prevent affecting the stability of the slope and the existing
heritage wall, with strengthening on existing Masonry Wall may be required. Therefore, the trees
along Zone 1 are feasible to be retained at their original location.
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Typical Section at Zone 1

For this submission, existing trees at Zone 1 situating on and/or abutting the stone retaining walls are
proposed to be retained in-situ.

Tree to be Transplanted (For PlanD’s Reference Only)

Including the trees at the slope on the top of the heritage wall at Zone 2 area, 36 nos. of surveyed
trees are inevitably affected by the proposed development, or its associated works, hence, all affected
trees are recommended to be transplanted or felled.

Various factors have been taken into consideration when deciding whether it is feasible to transplant
an individual tree from the site to a new receptor site. One important consideration is whether there
is a suitable receptor site similar in nature to the existing growing environment of the tree. Many of
the surveyed trees within the site are situated on slopes that render it impracticable to prepare their
root balls and a receptor that match. Besides, tree with restricted or constrained root systems are
also poor candidates for transplanting.
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Having reviewed the suitability of individual species, their locations within the site, particularly those
on slopes, their individual sizes, the ages of the specimens, current tree form, health condition, only
four (4) nos. of affected trees are recommended to be transplanted, the proposed permanent receptor
site will be replanted back to the Lot. The Tree Protection Zone (TPZ) of each tree to be transplanted
will be erected before site clearance, the trees will be relocated to the onsite/ offsite receptor site by
the landscape contractor, and will be reinstated to the permanent receptor site with the Lot.

Tree to be Felled (For PlanD’s Reference Only)

Apart from the trees to be retained (15 nos.) and transplanted trees (4 nos.), the rest of surveyed
trees (38 nos.) (including the two rare species T31 and T33; and two mature trees (T25 and T77) are
proposed to be felled with compensation. Detailed justification of the removal of rare or protected
species, and mature trees are further elaborated in Section 3.7.

Further Assessment for the Trees with High Value for Priority Preservation (For
PlanD’s Reference Only)

Register OVT (T69)

According to Clause 13 — Preservation of Tree under Inland Lot No. 8945, the OVT (T69) shall be
preserved. Also, given the OVT has thrived for years under harsh condition, growing under a
substantially large concrete slab with no significant health deterioration. While only a portion of its
trunk remains within the open soil planter which is fully exposed beyond the slab's coverage, the tree
has adapted to survive with severely limited access to air and water at its root zone. And this scheme
is to enlarge the planting area from about 3.5m to about 9m width for significantly improving OVT's
growing environment, no significant impacts will be caused to the OVT compared to the existing
condition. Details assessment is further elaborated in Annex D.

Tree of Rare or Protected Species

Two (2) mature trees - Michelia x alba (T31 and T33) identified as protected species under Forestry
Regulation (Cap. 96A) are located within site. Given both trees are in direct conflict with the proposed
development they cannot be retained in-situ. According to the GLTMS DEVB — Guidelines on Tree
Transplanting, trees with the following features should not be considered for transplanting under
normal circumstances, e.g. tree with large size; or with poor health, structure or form. As T31 has a
large size (DBH: 995mm; Height: 28m; Crown: 10m, 28m tall). In accordance with GLTMS DEVB —
Guidelines on Tree Transplanting, a root ball with at least 8-10m diameter is needed. To transplant
such a large tree, massive scale of receptor site and lifting machine are essential, however, given the
site surrounding by the high-rise building clusters with narrow vehicular paths, and inappropriate area
for temporary holding nursery. After considering the mobility and survival rate, T31 is therefore not
recommended to be transplanted.

T33 has had temporary supports installed by others consisting of heavy-duty I-beams, and have
obviously been considered to be a hazard in the recent past and have had their risk of collapse
mitigated. The tree’s health is not in decline at present but the angle of lean is of some concern and
its long-term structural stability must be questioned. Hence, the rates of survival will be low. T33 is
also not feasible to transplant. Both T31 and T33 are therefore proposed to be felled with
compensation.

Mature Trees

Two (2) mature trees - Ficus microcarpa (T25 and T77) are found with 3,000mm DBH at 1.3m above
ground level.
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T25 is located at Zone 2 of the heritage wall, as mentioned in Section 3.3, T25 is not feasible to be
retained in-situ. While T77 will be in direct conflict with the further formation works for the vehicular
access (Pink Hatched Blue area under lease) serving both the subject site and the adjacent District
Court as required under lease, and therefore cannot be retain in-situ as well.

As T25 is located at slope area, while T77 is attached to the abandoned building structure (see
images below), where formation of a root ball of reasonable size is not practicable, both T25 and T77
are not transplantable. Besides, given Ficus microcarpa is easy to reach a large size, and it is a
common species in Hong Kong, both T25 and T77 are recommended to be felled with compensation.

Merged with Structure (T77)

erged wihStructure (T7f) . o erged with fructure (T77)
A summary of the proposed treatment to the existing trees is listed in Table 3.2, and Annex B.

Table 3.2 Summary of Proposed Treatment to Surveyed Trees

Proposed Treatment Quantity (nos.)
To be Retained 15
To be Transplanted 4
To be Felled 38
Total 57

Compensatory Tree Planting

As stipulated in LAO PN No. 6/2023, the compensation ratio of felled trees shall be not less than 1:1
in terms of quantity. All compensatory trees will be planted within the Lot boundary. Most of the
compensatory trees are proposed to be planted alongside the eastern and western side of Caroline
Hill Road, and at the POS at UG/F and 2/F. Effort has been made to achieve the optimum use of
common greenery area with consideration below. A compensatory ratio of 1:1 in terms of quantity
will be achieved. To provide greening effects and forming a visual backdrop for the future uses, a
matrix of native and ornamental species is proposed in this compensatory proposal.
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Besides, in accordance with Clause 13 (m) under Lease of Inland Lot No. 8945, twenty-two (22) nos.
of additional trees shall be planted with the Lot apart from the retaining, transplanting trees, as well
as compensatory trees. Hence, the additional tree is marked as “new tree” and demonstrated in
Appendix B — New Tree Location Plan.

To maintain the landscape features and ecological functions of the existing environment, the proposal
will include eight (8) native and exotic species as compensatory tree planting. Some of the selected
species are recommended in the “Street Tree Selection Guide” promulgated by DEVB, while some
of them are recommended in “Greening Master Plan in Sheung Wan, Wan Chai and Causeway Bay”
promulgated by DEVB. The proposed compensatory and new tree planting schedule is listed below
in Table 3.3 for reference.

Table 3.3 Compensatory/ New Tree Planting Schedule

Abbreviation| Botanical name Cn::::e ':fr:g:;t S(r:;;a)d Size Origin Q(l:‘ a:,nst.i)ty
ART.NIT. S’L‘l‘l’f;fal_’ﬁ?‘;iggg:; o| aEAR | 5000 | 3000 | A 1 Exotic 6
CAM.CRA. |Cameliia crapnelliana| s5F%¢ 4,000 2,500 Sg‘f‘z‘;{ 4 | Native 1
CIN.BUR. Cihnamormum eE 5000 | 3000 | €AW 1 Native 3
prADUP. [P~ aco”rtgzﬁl’;” duper\ ) m% | 5000 | 3,000 StHaen?j‘g; 4 | Exotic 10
OSMAUR | OSmanthus ragrans | - g 4000 | 3000 | €A | Exotic 4
OSM.FRA. | Osmanthus fragrans |~ #1t 4,000 2,500 Sg‘f‘z‘;{ 4 | Exotic 15
TERMAN. | Terminalia mantaly | /N\E#8{" | 6,000 2,500 sg?]?jg 4 | Exotic 1
VIB.ODO. . dz‘)/;ggg nm | g | 4000 | 2,500 StHaen?j‘g; 4 | Native 10

The overall compensatory proposal is summarized in Table 3.4 below.

Table 3.4 Overall Compensatory Proposal

Total number of trees to be removed: 38
Number of compensatory trees on-site: 38
Overall compensatory ratio in terms of number: 1:1
New Trees 22

(stipulated under Clause 13(m) of IL No. 8945)
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Landscape Design

Landscape Design and Open Space Provision

The Landscape Master Plan for the proposed Project is shown at Appendix C. Based on the unique
character of the Site identified in the urban design analysis, landscape design should embrace on the
one hand, this part of Causeway Bay to the north as having a higher-end commercial and retail
character, but on the other hand, it should respect the tranquillity of the neighbourhood to its south.
The key distinctive features: that is, the OVTs and the masonry wall, as well as the trees situated on
the masonry wall will be integrated into the landscape design alongside the functional and aesthetic
requirements of the Application Site. In addition, various landscape elements will be strategically
placed throughout the area to create a harmonious blend between the building and its surroundings,
e.g. landscaping and vertical greening within the POS around T3 G/F, UG/F and 2/F to provide a
green wall with climbers to create a welcoming entrance to the Tower upper ground floor lobby; a
long section is indicated at Appendix F1.

In the future post-pandemic era, functional open space will be one of the most valuable assets to
public. The Landscape Bridge across the internal access road can increase the external site capacity
and provide high-quality and safe open space to the public. In total a minimum public open space
provision of at least 6,000m2 will be provided as required by the Remarks of the Notes of the OZP
under the “C (2)” zone.

Banyan Garden at G/F

The OVT, perched atop a historic masonry wall 2 to 3 metres above Leighton Road, stands as a
prominent natural landmark in the urban fabric. Its expansive canopy and aerial roots extend nearly
40 metres along the street, forming a green threshold between city and nature. The proposed Banyan
Garden, entrance plaza, and internal street at the G/F level, covering approximately 2,850m? will form
a vital pedestrian linkage, connecting Leighton Road to an interim platform at +8.9mPD and ultimately
to the Landscape Bridge at +18.75mPD (i.e. finished floor level).

The Banyan Garden is conceived as a restorative civic space that celebrates and safeguards the
OVT while offering a dynamic public realm. Informed by expert input from ITS, the scheme
significantly improves the tree’s long-term growing conditions through the expansion of the rooting
zone from the current 3.5-metre-wide strip to a total soil width of approximately 19 metres. This
includes the addition of a subterranean soil crescent beneath the plaza, filled with uncompacted,
fabricated soil mix within modular soil cell systems to facilitate healthy root development. Detailed
proposal with protection measures is prepared by Independent Tree Specialist Professor Jim Chi
Yung, BH, JP, and can be referred to the Annex K under Planning Statement.

The Banyan Garden represents a refined integration of ecological infrastructure and urban design.
By merging technical tree rehabilitation with multifunctional public use, the scheme creates a layered
landscape that serves both environmental and social needs. The information related to tree protection
measures for the OVT, as outlined in this section and throughout the submission, is for PlanD’s
reference and subject to detailed design.

Open Space at 2/F and UG/F

A total area of approximately 3,165m2 comprises the remaining portion of the POS at 2/F and UG/F.
The POS at 2/F podium is designed to let visitors escape from the hustle and bustle of Causeway
Bay and enjoy a moment of tranquillity. At the same time, this is designed to respect the existing
natural and cultural context. A number of existing trees on site will be transplanted and brought back
to the POS at 2/F and UG/F. This area will include a number of recreational features of various types
including open lawns for multi-use purposes by groups or individuals. Within the 2/F podium, a small
area will be designated for non-POS use, namely Event Plaza. The public can still access and use
the space most of the time, except during special events when temporary barriers will be erected
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along the perimeter of this area. A unified landscape design will be adopted for the entire open space
at 2/F regardless of whether it is a POS or non-POS area. This approach aims to achieve an
integrated design and provide high-quality open space for public enjoyment, without any physical
barriers. However, clear demarcation lines will be implemented between POS and non-POS area,
such as incorporating a different colour of pavement/ material at detailed design stage.

The Landscape Bridge featuring a transparent cover, will provide access to carefully designed natural
elements and biophilic design for its primary users, including elderly individuals, young children, and
patients traveling to Tower 3 GIC facilities. This design approach aligns with the recommendations
of the WHO and aims to promote health and well-being. It is expected to contribute to accelerated
recovery rates, reduced stress levels, and enhanced mental relaxation for both GIC users and the
general public (refer to Appendix F2). The specific trees proposed are illustrated in Appendix B.

According to WELL standards, creating space for physical activity is important for encouraging
physical movement and fostering a healthy lifestyle and their standards suggest that a minimum
space of 1,860m2 is required for the Project. The Landscape Bridge connected to the covered public
open space under Tower 3 can contribute to this purpose. Apart from the area, the quality and
usability of the public open space is crucial. Innovative devices and ideas for smart microclimate
control in the covered parts of the Landscape Bridge are to be incorporated to increase its usable
period.

The POS at G/F Banyan Garden and 2/F podium will be accessible to the public 24-hours a day with
barrier-free access. To cater for the heavy pedestrian flows and at the same time provide a natural
urban environment, there will be an appropriate balance between hard (paved) and soft (planted)
landscape.

Raised Tower and Covered Public Open Space at 2/F of Tower 3

In order to further enhance air ventilation flow, Tower 3 is proposed to be raised above the podium
level at 2/F with the provision of covered public open space underneath. The covered POS area will
be landscaped with greenery and recreational facilities. By raising the tower above the podium level,
it will allow passage of air flow underneath, and, thereby, facilitate air ventilation at podium level
(Appendix F4 refers).

Visual Corridor between the two OVTs

In order to preserve views of the two OVTs at street level, a visual corridor of 6m wide is proposed at
the podium between Towers 1 and 2, 3-storeys high. Such corridor shall allow visual connections
between the two OVTs and integrate better with the existing site context. The visual corridor will also
serve as a Public Open Space (POS) where street life and activities could take place. It will also act
as an internal street to allow a more direct pedestrian access to the District Court to the south.
(Appendix F3 refer).

Soft Landscape Design

e Tree and shrub plantings are proposed along the south-western boundaries to soften the
building edge and will be visible from pedestrians;

e Tall shrubs are proposed to be scattered within the covered landscape bridge with transparent
cover;

e Integrating greenery areas with open space at Banyan Garden, 2/F podium, and along
retaining masonry walls for visitors, e.g. open lawn with shrubs provides multi-functional open
space for visitors;

e The amenity planting strip along the open space of T3 to maximize opportunities for at-grade
greening (refer to Appendix F5);
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Flowering, ornamental species and small size trees are proposed to be planted at the at the
Covered Landscape Bridge at 2/F;

Lawn area is recommended to be installed at T3 3F and R/F to provide sheltered views at the
lower levels to provide buffer the landscape from the adjacent buildings; and

The plant selection will consider the form, colour and foliage texture and seasonal effect. The
intended choice of species, size and densities are listed in Table 4.1, the quantity of planter
will be provided in the later design stage.

Table 4.1 General Planting Sizes and Densities

Planting Type/ Design Function Size Spacing (mm)

Shrub and Groundcover

Intended choices of species:

- Acacia podalyriifolia ($5E£4: &#5)
- Buxus microphylla (/NEE1S)
- Carmona microphylla (f22%5)

- Fatsia japonica (/\Fa<:#) Shrubs — 400 to 1000mm |Shrubs — 300 to

- Ficus microcarpa var. crassifolia (K LLIFE) in height 900mm

- Hydrangea macrophylla (55EKAE)

- llex crenata (35 FF L &5k) Groundcovers — Min. Groundcovers — 100
- Monsteria Deliciosa (§25/77) 100mm in height to 250mm

- Murraya paniculata (JLE®)

To create a multi-level layered planting, to define different
outdoor spatial arrangement.

Lawn

Intended choices of species:
- Zoysia japonica (Fff5L)

To soften the hardscape of the Application Site and provide
lawn area for multiple purposes.

30mm height -

Climber

Intended choices of species:

- Epipremnum aureum (#%%&)

- 200

Hard Landscape Design

All hard landscape areas and associated features will be in full compliance with universal
access and relevant safety standards and guidelines. The choices of materials for different
kinds of finishes will be compatible with the architectural style of the proposed architectural
scheme, the brief schedule of hardscape elements is listed in Table 4.2;

Adequate signage shall be provided to indicate the public space;

Site furniture such as benches will be located at appropriate area, in order to serve its functions
fully;

The floor tiles to be used on pedestrian accesses/ floor finishes will be able to achieve certain
slip-resistant effect;

Lighting will be utilised strategically at the public pedestrian passageway at the entrance plaza
and the Banyan Gardan and 2/F podium to encourage the use of the spaces at night time and
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provide an increased sense of security. Lux calculations will be assessed by Building Services
Engineer for the whole site; and

e Irrigation system and sub-soil drainage shall be provided for all plantings.

Table 4.2 Brief Schedule of Hardscape Elements

Hardscape Elements Intended Choice of Materials
Paved area Granite/ Homogeneous tiles/ Artificial granite tiles
Planter wall/ curb Granite/ Artificial granite tiles
Others
Soil Depth

The proposed landscaped area of the Application Site will be designed with adequate soil depth and
width for healthy plant growth. Sufficient soil depth and volume will be provided for all landscape
planting at ground, intermediate and roof levels. Excluding drainage layer, minimum soil depths of
1200mm, 600mm and 300mm will be provided for tree, shrubs, grass/ground covers respectively, the
typical sections are demonstrated in Appendix G1 to G3 respectively. The detail levelling plan at 2F
is supplemented in Appendix I.

Drainage

Adequate drainage in forms of soak away system or subsoil drains by pipes with aggregated drainage
layer will be provided for all planting areas to protect plants from waterlogging problems.

Irrigation

Adequate water points will be provided for general maintenance and watering of vegetation. To
facilitate maintenance of soft landscape works, provision of water points located at a distance of
maximum 40m centre to centre, which allows for 20m hose connection, for manual watering will be
provided for irrigating all planting areas, the location of irrigation points is indicated in Appendix H —
Irrigation Plan.

Maintenance and Accessibility

All landscaped areas will be provided with sufficient safe maintenance access.



5.1
5.1.1

5.2

5.2.1

522

5.2.3

524

5.3

5.3.1

Commercial Development at Caroline Hill Road, Causeway Bay, Hong Kong
Landscape Master Plan Submission (Rev.0)

Enhanced Provision of Public Open Space and Appeal of Landscape

General

As required by the Explanatory Statement of the OZP, a minimum of 6,000m2 of Public Open Space
will be provided as part of the Project. Also as required by the Explanatory Statement of the OZP,
much of this space will be provided on the eastern side of the Application Site. In contrast to the
design of the public open space in the rezoning application for the site, the Public Open Space which
is open to public 24 hours a day, in the Layout Plan is an integrated open space network that is not
fragmented by the intervening internal road.

As discussed in Section 4, the POS will comprise two portions. The Banyan Garden, entrance plaza,
and internal street at G/F, covering an approximate area of 2,835m2, will be included in the POS.
This portion will serve as a connection for pedestrians traveling from Leighton Road to the interim
platform.

Proposed Enhancement to Banyan Garden at G/F

The Banyan Garden is designed not only to preserve the OVT but also to celebrate its significance
as a natural and cultural landmark. By creating an immersive environment around the tree, the project
invites the public to interact with and appreciate its beauty, fostering a deeper connection between
the community and nature.

6.2.5 The Banyan Garden is conceived as a restorative civic space that celebrates and
safeguards the OVT while offering a dynamic public realm. Informed by expert input from ITS, the
Current Scheme significantly improves the tree’s long-term growing conditions through the expansion
of the rooting zone from the current 3.5-metre-wide strip to a total soil width of approximately 19
metres. This includes the addition of a subterranean soil crescent beneath the plaza, filled with
uncompacted, fabricated soil mix within modular soil cell systems to facilitate healthy root
development. Detailed proposal with protection measures is prepared by Independent Tree
Specialist Professor Jim Chi Yung, BH, JP, and can be referred to the Annex K under Planning
Statement.

The installation of balustrades, use of lightweight planting materials, and creation of a functional
circulation area demonstrate a commitment to both tree preservation, public enjoyment and safety.
These measures ensure the OVT remains a centrepiece of the urban landscape while providing a
high-quality, accessible public space for all to enjoy.

The current alternative design of the Banyan Garden will provide a flexible and multi-functional open
space located around the OVT for non-commercial cultural and arts events, such as outdoor
performances, installations and light shows for the public to enjoy. To synergize with the PACF on
5/F of Towers 1 and 2, some of the performances and cultural events will be organised by the operator
of the PACF to create rich cultural experiences. It will also achieve a synergy effect with the al fresco
dining and retail at G/F where the diners and the public can enjoy the unique setting of the Banyan
Garden, forming a vibrant open space. It will serve as a landmark, natural heritage resource and an
element of the collective memory of the public, enhancing the sense of place and stimulating a sense
of identity.

Other Provisions of Public Open Space in the Approved Scheme

A total area of approximately 3,165m2 comprises a core portion of the POS at 2/F and UG/F. The
open space on 2/F will integrate the Edged Blue and Edged Red sites of the Project and act as a
community node to pull in pedestrian flow via the elevated pedestrian walkway. The POS at 2/F
podium will be designed with various types of open spaces, including open lawn, multi-functional area
and covered public open space. Additional landscape elements with multiple smaller paths will be
integrated into the open space at 2/F. There will be the provision of flexible and multifunctional open
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space at 2/F, enhancing the opportunities for chance encounters and will also diversify the use and
appeal of the landscape as a whole (refer to Appendix C3).

The open space at the podium level is designed to be located outside the building entrances,
providing users with maximum flexibility and a sheltered area that offers relief from the urban density
of the city. Meandering routes are planned to encourage people to walk through the greenery, while
pocket spaces within these areas are intended to create enjoyable environments. The extensive
covered POS at 2/F, extending from the Landscape Bridge to Tower 3, will seamlessly connect
pedestrians while providing weather-proof protection. Moreover, the increased greenery coverage
will help mitigate the urban heat island effect. The open space area is envisioned to be a busy and
vibrant space throughout the year.

To enhance the visitor experience and encourage social interaction, additional placed POS will be
integrated throughout the area. For example, POS areas will be incorporated around T3 on the G/F,
UG/F, and 2/F. These areas will feature landscaping and vertical greening, including green walls
adorned with climbers, to create an inviting entrance to the Tower's upper ground floor lobby. These
POS locations will provide opportunities for visitors and users to rest, gather, and enjoy the
surroundings.

The Applicant will follow the requirements of the “Public Open Space in Private Developments Design
and Management Guidelines” promulgated by the Development Bureau.
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Landscape Management and Maintenance

General

Upon completion of the construction works after practical completion, a 12-months Defect Liability
Period will be implemented which applies to both the hard and soft landscape works.

The Applicant will be responsible for the management and maintenance for both hard and soft
landscape with the Lot boundary.

Hard landscape element works as described below:
¢ Routine Maintenance (Daily — Weekly)
o Rubbish and litter removal;
o Sweeping and cleaning; and
o Damage inspection, repair of site furniture and light bulb replacement.
e Annual / Long-term Maintenance
o Repainting;
o Resurfacing of worn paving;
o Replacing worn parts of site furniture, lighting fixtures and other facilities; and
o Replacement of damaged landscape furniture.
The specialist soft landscape contractors will also be responsible for the maintenance of proposed
planting in the site during the first year (Establishment Period). The contractors will carry out all
measures necessary to ensure that all plants shall thrive and become established, and keep works

neat and tidy and free from litter at all times. The maintenance routine for the soft landscape is shown
in Table 6.1.

Table 6.1 Maintenance Routine for Soft Landscape Elements

SPRING SUMMER AUTUMN WINTER REMARKS

Fertilization | As necessary As necessary

Watering D D D D Depends on exact
weather condition of the
day

Mulch As necessary

topping up

Pruning As necessary

Weeding M M M M

Firmingup | M M M M Action will also be taken

staking after typhoon or rain
storm occurred on site

Monthly M M M M

Inspection

Legend: D- Daily; M- Monthly

-End-
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Appendix A
Tree Location Plan
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Appendix B
New Tree Planting Plan
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PLANTING SCHEDULE| OF NEW TREES ‘,
| VA
OSM.FRA. Osmanthus fragrans 2 1,500 2,500 Heavy Exotic 15
Standard
ART.NIT. Artocarpus nitidus subsp. AHEA 5,000 2,500 Heavy Exotic 6 TER.MAN. Terminalia mantaly INER 2,000 2,500 Heavy Exotic 1
lingnanensis Standard Standard
CAM.CRA. Camellia C(OPHEWOHO %EEAX: 3000 2’500 Heovy Native 1 VIB.0DO. Viburnum odoratissimum %H)jﬁj W,5OO 2,500 HEO\/)/ Native 10
Standard Standard
CIN.BUR. Cinnamomum e 2,000 2,500 Heavy Native 3
burmannii Standard
DRA.DUP. | Dracontomelon duperreanum INEd 5,000 2,500 Heavy Exotic 10
Standard
OSM.AUR. Osmanthus fragrans var. S 4,000 2,500 Heavy Exotic 4
aurantiacus Standard
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