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ARAnYIRBI R AR A/H21/160

The application no. to which the comment relates:
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Name of person making this comment: L+ Ms. WKL
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Details of the Comment :
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Date and time of submission: 25/02/2026. 2021833
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A/H21/160
The application no. to which the comment relates:

rREE A HE/RHE

Name of person making this comment: FGE M. Keith TANG

BER#HE

Details of the Comment :
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Deadline for submission: 17/03/2026
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Date and time of submission: 23LR0S0 D0

ARARYR B P E AR R A/H21/160

The application no. to which the comment relates:

MEERAL U#&/aH

Name of person making this comment: 784 Mr. Jackie Chan

BREE

Details of the Comment :
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Reference Number: 260225-210025-74836
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Deadline for submission: 17/03/2026
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Date and time of submission: 2062080211005
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The application no. to which the comment relates:

"RERAL Ha/2H 54 Mr. Yeung

Name of person making this comment:

RRHE

Details of the Comment :
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Reference Number: 260225-211324-74080

1R 3ZPRAA

Deadline for submission: 17/0542026
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Date and time of submission: 43022026 21z15:28

A BARY R B R 55 4R 5k A/H21/160

The application no. to which the comment relates:

TRERA. H3/2H

Name of person making this comment: 3t Ms. Jessica Ma

ER&E

Details of the Comment :
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SERM;®

Reference Number: 260225-211650-73846
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Deadline for submission: 17/03/2026

123 2 A KB e o

Date and time of submission: 25/02/2026 21:16:50
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The application no. to which the comment relates:

"RERA . E8/218

Name of person making this comment: St Mr. Mr Wong

BR#E

Details of the Comment :
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Date and time of submission: 2502(2026 21:17:52
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The application no. to which the comment relates:

MEERA L 3/21

Name of person making this comment: 3t Ms. Helen Mak

BRHE

Details of the Comment :

Given that the building directly fronts Tai Koo Shing Road and Tai Fung Avenue—both of whic

h already suffer from limited road width and inadequate traffic capacity—any proposal to appro

ve additional floor area must be deemed fundamentally incompatible with responsible urban gov
ernance.

ural ventilation corridors and causing a marked deterioration in air quality for surrounding reside
ntial properties. Such a degradation of environmental conditions would constitute a clear breach
of core planning principles designed to protect public health, residential amenity, and environme
ntal integrity. It would also run counter to established policy obligations requiring authorities to
avoid approving developments that impose foreseeable and significant environmental harm.

Moreover, traffic conditions in the area are demonstrably close to saturation. Introducing additio
nal office space—without any corresponding enhancement of transport infrastructure—would pr
edictably overwhelm the existing road network. The resulting congestion, safety risks, and press
ure on public facilities are not speculative concerns; they are direct, inevitable outcomes that ren
der the proposal incompatible with sustainable development requirements and with any credible
capacity-assessment standard.

For these reasons, the proposed extension presents clear, material, and unacceptable adverse imp
acts across environmental, traffic, and public-safety dimensions. It fails to meet the threshold of
public interest, conflicts with established planning policy, and therefore must be rejected unequi
vocally.

The expansion would substantially increase the building’s massing, unavoidably obstructing nat
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A B RY 53 8 BB 55 4R 51k A/H21/160

The application no. to which the comment relates:

TRERA L /AR 44 Mr. Tang Chiu Fai

Name of person making this comment:

ERHEE

Details of the Comment :
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Reference Number: 260225-221156-48533

1AL PR

Deadline for submission: 17/03/2026

1232 H #A K R

Date and time of submission: 25i022026.22:1 130

A B A8 B R R 4R 5ik A/H21/160

The application no. to which the comment relates:

TRERA. 3/a%

, :
Name of person making this comment: I\ Miss CATHINA HUEN

BREE

Details of the Comment :
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SE R P
Reference Number: 260225-223054-15596
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Deadline for submission:

1232 H ﬂﬂ)ﬁ sl . . 25/02/2026 22:30:54
Date and time of submission:

ARARYR Bl R A HR 5% A/H21/160

The application no. to which the comment relates:

TRERRAL EB/aB %+ Ms. Sai Ning Celine

Name of person making this comment:

BERFE

Details of the Comment :
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Reference Number: 260225-223151-55564

12 32 PREA
Deadline for submission: 17/03/2026
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Date and time of submission:
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The application no. to which the comment relates:

TRERA . #2/21

Name of person making this comment: 78 Mr. Martin Cheung

BRHE

Details of the Comment :

To whom it may concern,

I would like to formally express my objection to Swire’s proposed commercial building develop
ment under Quarry Bay Outline Zoning Plan No. S/H21/28 (Application No. A/H21/160). As th
e proposed site is located in the heart of a residential area near Taikoo Shing, I am deeply concer
ned that the development will negatively impact the overall living environment of the communit

Y.

Best regards,
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SRR

Refetence Nigiler: 260225-224521-93724

HEAZ PR

Deadline for submission: 17/03/2026

1232 B 8 R B

Date and time of submission: 2502202622522
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The application no. to which the comment relates: AFRI/160

TRERA. t3/2HE

Name of person making this comment: 3t Ms. lau pui yu

BRR#EE

Details of the Comment :
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Deadline for submission: 17/03/2026
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Date and time of submission: 25/00/2026 22:35:23

AR R B P IEARSR A/H21/160

The application no. to which the comment relates:

TIRERA. B2/2HE

Name of person making this comment: FEE M. Li Yuk

ERHIE

Details of the Comment :
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Date and time of submission: 25/02/2026 22:39:35
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The application no. to which the comment relates: AHILA50

Name of person making this comment:

RR&HB

Details of the Comment :

In fact, the building is situated within a predominantly residential area rather than a commercial
zone. Apart from the shopping mall, it is substantially surrounded by residential towers, with the
nearest residential units located within 30 meters of the site. Construction works at any time of d
ay would cause serious disturbance to the surrounding residents. Furthermore, the proposed dev
elopment would have a permanent adverse impact on the visual outlook, views, and ventilation
of the affected properties.

The submitted assessment report evades the core issues and downplays the actual impacts by ina
ppropriately relying on reference points such as the One Island East, which is several hundred m
eters away, or even the distant Kai Tak Cruise Terminal, as benchmarks for evaluating visual and
landscape impacts, and therefore not a bona fide or full and frank disclosure. It must be decline
d.
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Reference Number: 260226-061955-59268

232 PR

Deadline for submission: 17/03/2026
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Date and time of submission: 26/02/2026 06:19:55
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The application no. to which the comment relates: AlHZLT60

TRER A H2/218

Name of person making this comment: Lt Ms. Cecilia

BERH#E

Details of the Comment :
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Deadline for submission: 17/03/2026

B B EA K S A
Date and time of submission: 26/02/2026 15:27:33

AR BIPBELRTE A/H21/160

The application no. to which the comment relates:

TEERA.L B/21

Name of person making this comment: 76 Mr. Poon Wa Ho

ER&HS

Details of the Comment :
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Reference Number: 260226-230622-55160
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Deadline for submission: 17/03/2026
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Date and time of submission: 26022026 23:06:22
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The application no. to which the comment relates: Glis it

TRERRA.L R/21E 7+ Ms. #H/)\00

Name of person making this comment:

BRFE

Details of the Comment :
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Reference Number: 260226-231805-97532
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Deadline for submission: ' 17/03/2026

B HHA K B A
Date and time of submission: 26/02/2026 23:18:05
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The application no. to which the comment relates:

TRER AL &/aH

N i
Name of person making this comment: J\H Miss yuen

ERHE

Details of the Comment :
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Reference Number:

260227-004353-78570
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Deadline for submission: 17/03/2026
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Date and time of submission: 27/02/2026 00:43:53

AR IR & P E 4R SR

The application no. to which the comment relates: A/H21/160

"RER AL t&/aMH

Name of person making this comment: X+ Ms. Wong

BERHE

Details of the Comment :
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The application no. to which the comment relates:

& EE%AJ ﬁ%/gig 5‘5% M. %

Name of person making this comment:
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Details of the Comment :
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Ticforenee Number: 260228-205648-00763
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The application no. to which the comment relates: aikiR1ilen

"RERAL #R/2H

Name of person making this comment: otk Mr. P Chan

BERHIE

Details of the Comment :

The application of GFA relaxation of 20.7% is excessive and should not be regarded as minor a
mendment

The application of BH relaxation of 22.2% is excessive and should not be regarded as minor am
endment

The proposed open to public of the refuge floor cum sky garden would against the paragraph 2
(d) of the Appendix A to JPN2 i.e. Sky gardens shall be for the exclusive use of the owners, tena
ints and their visitors only as indicated on the approved plans and such areas shall not be used for
any other purpose or by any other person without the prior consent of the BA.

The traffic impact assessment did not take into account of the nearby development (no completi
on date) and the increase of public transport (bus) and the traffic condition during the constructi
on period.

In conclusion, I objection the proposed Application.




iR BB A/ & % 1R B R Making Comment on
SE R

Reference Number:
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Deadline for submission:
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Date and time of submission:
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The application no. to which the comment relates

MRERAL ¥&/218

Name of person making this comment:

BRRFE

Details of the Comment :

Planning Application / Review

260304-152150-94680

17/03/2026

04/03/2026 15:21:50

A/H21/160

%4 Mr. Lee Felix
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A2 iE/EZIRH E R Making Comment on Planning Application / Review
SERIE

Réfetaies Nibes: 260305-191130-10918

IR PRAH

Deadline for submission: 17/03/2026

1232 B H# R W

Date and time of submission: 05/03/2026 19:11:30

A RARY R B R FH 4R 5%

The application no. to which the comment relates: AHRLLG

TRERA. r&/218

Name of person making this comment: ¥t Ms. AdiaLam

BERFE

Details of the Comment :
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w78 2| B 55/ B 1Z IR £ = R Making Comment on Planning Application / Review
S£E 1Rk

Reforenes Numibiar: 260306-150704-30921

1R3ZPRAA

Deadline for submission: 17/03/2026

1238 H A K B

Date and time of submission: UerOR/2025 1w/

ARV R B R B 4R SR

H21/16
The application no. to which the comment relates: B ¢

TRERAL &/218

Name of person making this comment: e Mr. H. C. TSE

BREE

Details of the Comment :
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Referaiss Nimber: 260307-191454-40218

1RAZPRA

Deadline for submission: 17/03/2026

132 B R R B

Date and time of submission: 07/03/2026 19:14:54

AR R B P E 4R ER

The application no. to which the comment relates: SRk

MEERA L H&/21 %4+ Ms.

Name of person making this comment:

BRFEE

Details of the Comment :
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SERIR
Reference Nuniher: 260309-105400-11364
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Deadline for submission: 17/03/2026
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Date and time of submission: 09/03/2026 10:54:00

A RARYFR &I ERFH 4R 5% A/H21/160

The application no. to which the comment relates:

"RERAL HB/aH

Name of person making this comment: SUE Mr. YLPANG

BERHE

Details of the Comment :

OBJECTION TO PLANNING APPLICATION A/H21/160

Proposed Relaxation of Non-Domestic GFA and Building Height Restrictions

Sites zoned "Commercial (7)" between King's Road and Taikoo Shing Road, Quarry Bay, Hong
Kong

To: The Secretary, Town Planning Board

[/We write to formally object to Planning Application No. A/H21/160, which seeks to relax the n
lon-domestic gross floor area (GFA) and building height restrictions on the above-mentioned site
s in Quarry Bay. The grounds of objection are as follows:

1. Incompatibility with Adjacent Residential Uses

The subject sites are located in close proximity to high-density residential developments in Quar
ry Bay and Taikoo Shing. Any upward relaxation of GFA and building height will intensify the ¢
ommercial use of the site and generate additional noise, light pollution, and late-night activity th
at is incompatible with the amenity needs of thousands of nearby residents. The existing "Comm
ercial (7)" zoning already represents a significant intensification of use in an area that is fundam
entally residential in character.

2. Adverse Impact on Nearby Educational Institutions

There are schools and educational facilities in the vicinity of the subject sites. Increased commer
cial GFA and a taller building envelope will generate higher volumes of vehicular traffic and ped
estrian congestion during school drop-off and pick-up hours, posing road safety risks to student
s. The noise and activity generated by an intensified commercial development is inconsistent wit
h the learning environment these institutions require.

3. Traffic Congestion and Road Capacity

King's Road is already one of the most heavily congested arterial roads on Hong Kong Island, p
articularly during morning and evening peak hours. An intensified commercial development wit
h relaxed GFA restrictions will attract significantly greater volumes of delivery vehicles, private
cars, and coaches than permitted under the existing restrictions. The applicant has not demonstra
ted, to the satisfaction of the Board, that the existing road network—including King's Road and t
he surrounding secondary streets—can absorb the additional traffic generated without materially
worsening existing congestion.

4. Obstruction of Sunlight and Ventilation




The relaxation of building height restrictions will result in a taller built form that will cast exten
ded shadows over adjacent residential towers, reducing natural sunlight access for a significant p
ortion of each day. This is contrary to the Hong Kong Planning Standards and Guidelines (HKP
SG) on air ventilation and the established policy of maintaining meaningful sky exposure and br
eeze penetration corridors in urban areas. Quarry Bay already suffers from diminished air ventilal
tion due to the dense built environment; further height relaxation will aggravate this problem.

5. Disruption to Air Ventilation Corridors

The Government's Air Ventilation Assessment (AVA) framework requires that new development
s of significant scale be assessed for their impact on prevailing winds and local air flow. The sub
ject site lies in an area where sea breezes channelled from Victoria Harbour are an important sou
rce of natural ventilation for surrounding residents and pedestrians. A taller and bulkier commer
cial development risks blocking these ventilation corridors, worsening urban heat island effects
and air quality in the neighbourhood. '

6. Non-Conformity with the Statutory Outline Zoning Plan (OZP)

The building height and GFA restrictions currently in force on the Quarry Bay OZP were specifi
cally calibrated to reflect the appropriate development intensity for a "Commercial (7)" zone in t
his urban context. The restrictions serve an important planning purpose: to prevent over-develop
ment and to ensure that the quantum of commercial floorspace remains proportionate to the supp
orting infrastructure. The applicant has not advanced exceptional or materially changed circumst
ances sufficient to justify a departure from these parameters, as required by established TPB pra
ctice. -

7. Precedent Effect

Granting this relaxation will establish an undesirable precedent for adjacent and comparable site
s along King's Road and Taikoo Shing Road. Once one applicant successfully obtains a relaxatio
n of GFA and height restrictions, neighbouring landowners are likely to seek similar permission
s, resulting in a cumulative intensification of the commercial corridor that was never contemplat
ed under the OZP.

8. Inadequacy of Information Submitted

The applicant's supporting materials do not appear to include a comprehensive Traffic Impact As
sessment (TIA), a detailed Air Ventilation Assessment, a Pedestrian Flow Study, or a Shadow Im
pact Assessment. Without these technical assessments, the Board is not in a position to properly
evaluate the full impact of the proposed relaxation on the surrounding community.

Relief Sought

For the foregoing reasons, I/we respectfully urge the Town Planning Board to refuse Application
No. A/H21/160 in its entirety. Alternatively, if the Board is minded to consider any relaxation, I/
we request that the Board require the applicant to submit full technical assessments addressing tr
affic, air ventilation, shadow, and visual impact before proceeding.
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Dear Town Planning Board,

| am writing as a long-time resident living opposite the application site. | am deeply concerned about the proposed
minor relaxation and would like to express my strong objection. My home, daily life and neighbourhood environment
will be directly and immediately affected by an approval of this application.

Below are my reasons for objecting:

1. Taikoo Shing has always been planned and understood as an established residential neighbourhood, not a regional
commercial hub. Cityplaza already suitably provide for the residents’ day-to-day needs, and their office towers are
meant to support, rather than dominate, the community. Increasing the commercial intensity at this site goes beyond
the residential and commercial mix the area has been designed to handle and negatively affects the residential
character and amenity that residents rely on.

2. Taikoo Place, owned by the same developer of this application, is where taller and denser commercial buildings are
appropriate. Even the applicant’s own submission makes reference to the taller buildings which are located in Taikoo
Place. Intensification of commercial activity should remain focused in Taikoo Place, away from the Taikoo Shing
residential neighbourhood.

3. The same developer of this application also owns multiple sites in the area: No.1067 King’s Road on the corner of
Shipyard Lane to the west, and the Cityplaza and the East Hotel at the same zone as the Application Site. If this
application is approved, similar applications for minor relaxation for those sites may follow. As someone who livesin a
unit facing these sites, the cumulative negative impact on sunlight, privacy, open views, noise and congestion would be
severe.

4. The site is already allowed a reasonable building height under the existing planning controls, the proposed height
with a further increase exceeds what the residents expect based on the Outline Zoning Plan. Planning controls exist to
protect the living environment of the surrounding residents, and this proposal will have a detrimental impact that
cannot be alleviated. The existence of an older approved building plan should not automatically justify a relaxation of
the current planning controls. '

5. The proposal puts all of the extra floor area and floors at one end of the commercial zone, such that the expanded
development becomes exceptionally tall and bulky right next to our residential buildings. A fairer and more reasonable
approach, if any increase were considered acceptable by the Town Planning Board, would be to allow only a modest GFA
increase proportionate to the site area of No.1111 King’s Road itself. This would result in a GFA increase by about 7.8%,
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and a pro rata building height increase of about 9 metres, with respect to the relationship with the residential
neighbourhoods in which the site is located.

6. The claimed “public benefits” are not genuine planning gains justifiable for the proposed intensification. First, the BFA
provisions and pedestrian circulation improvements on 5/F could be provided without adding extra floor space or
height. Second, the sky garden is mainly a refuge floor required by fire safety regulations and minimum open space
standards. It is not a dedicated public facility, and its benefits are overstated.

7. The proposal intends to elevate the commercial floors for better views, above the 10-metres tall E&M floors and the
5-metres tall sky garden. This is at the expense of residents’ sunlight, privacy and open views.

8. The applicant states that the office workers and the public can use the sky garden for activities. However, there are
already public jogging paths at Quarry Bay Park and yoga studio and gym at the commercial towers in the area. It is also
unclear how access would be managed, especially when overcrowded whether requiring first-come-first-served or
tenants prioritized, so the real public benefit is questionable.

9. As a resident living across from the site, the negative impacts on the quality are real and unavoidable and that cannot
be alleviated:

e Sunlight to living rooms, master bedrooms and podium gardens would be blocked.

e Sky view and sense of openness across the roof top of the development would be blocked.

e Living rooms and master bedrooms would be overlooked. This is especially so for the sky garden, which may be
common but not appropriate in this case serving office workers with sightlines to residential dwellings.

e Additional glare, which does not replace the sunlight which will be blocked. Glare is focused reflection that is
sharp and harmful to the eyes that has not been suitably addressed by standards and remains a common
problem.

e Night-time light pollution, which has not been suitably addressed by standards and remains a common problem.
e There was a low-rise wet market serving the local needs that had been demolished and redeveloped into the
East Hotel. This redevelopment at the application site has already detracted from the sunlight and privacy
available to the residents once before.

e Cityplaza and the footpaths on Taikoo Shing Road are very congested during the morning, lunch and
afternoon peaks. It is very difficult for the locals to travel at these peaks against the officer workers who occupy
the entire widths of the covered footpaths, having to stop- start at every second step, use the uncovered part of
the footpaths in the sun or rain, or avoiding travelling at these peaks. This is not the experience reasonably
expected from a resident living in a residential neighbourhood. This is already problematic, since the completion
of One Island East and Taikoo Place One and Two, introducing more office floor space in the area would worsen
the problem. .

e The crowds at these footpaths also generate much noise that is not the experience reasonably expected from
a resident living in an established residential neighbourhood. This is already problematic, introducing more office
floor space would worsen the problem.

e The restaurants in the Citiyplaza are often to capacity during the lunch hour, so as those around Taikoo Shing
Road, Tai Mou Avenue and Tai Yue Avenue where queues occupy a large part of the pavement. Again, it is very
difficult for the locals to travel on the pavements or eat out at the lunch hour.

e These are indications that the carrying capacity has been reached and the population in the neighbourhood
should be stabilised.

e Itisthe responsibility of the Town Planning Board to protect the remaining amenity, liveability and wellbeing
available to the Taikoo Shing residents. It is also under the prevailing Government direction in providing for such
in the New Development Areas and the public housing developments.
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10. There is the reasonable expectation to preserve the character of the Taikoo Shing provided under the planning
controls of the Outline Zoning Plan. The Taikoo Shing residents have paid a premium to be a residents of this
neighbourhood and moreso to be in close proximity to the centre. This proposal changes the built environment, visitor
profile and quality of life in ways that go far beyond what residents were led to expect to be able to retain for
enjoyment.

11. There was no consultation with the local residents before this application was submitted to the Town Planning
Board, despite Taikoo Shing being an integral part of the Swire Properties Limited with residents contributing
management fees and with direct frontages and on interface with the proposed expansion.

12. Residents are not widely informed of this application, there are no notices in the common area or circular. Most of
the residents | am in touch with are not aware of it. While | have given my comments separately to the Management
Office, without the benefit of viewing the submission by the Management Office, | am making this public comment to
the Town Planning Board to fully or accurately voice my concerns.

13. The proposal at the site with direct frontages and interfaces with residential development adversely affecting the
quality of life of the surrounding residents is intrinsically not suitable. Overall, in consideration of the non- genuine public/

planning gain against the significant and permanent damaging impact on the residential living environment amenity and
wellbeing of the Taikoo Shing residents, the proposal will result in a negative net cost and benefit in the community.

For all these reasons, | strongly urge the Town Planning Board to reject Application No. A/21/160. Should the Board
consider an increase be appropriate, the extent should be proportionate to site area of No. 1111 alone, to significantly

reduce the proposed height and GFA increase to minimise the potential impacts on the surrounding residents.

Thank you for your attention.

Yours Faithfully,

Woon Lou
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Dear Sir / Madam,

| am writing as a long-time resident living immediately around the Application Site to express my strong objection to
Application No. A/21/160. Having lived here for many years, | have personally experienced the negative consequences
of past redevelopments, including One Island East and East Hotel resulting in increased congestion and loss of sunlight
and privacy. As a senior, | am deeply concerned that further intensification will pose real safety risks for myself and
many neighbours in similar situations.

1. Taikoo Shing has always been recognised as one of the first residential communities in Hong Kong with integrated
supporting facilities. While Cityplaza shopping mall and the office towers are ancillary, they have never been intended
to become a regional commercial cluster.

2. The current mix of residential and commercial uses represents an optimal and intentional balance. Increasing the
commercial scale at this location would disregard the planning intention and exceed the area’s carrying capacity,
directly affecting residents’ wellbeing, comfort and sense of community.

3. If additional office space is considered necessary, it should be directed to the Taikoo Place commercial cluster, where
infrastructure, urban design and zoning support it. The Application Site, being surrounded on three sides by residential
buildings, is not suitable for further intensification.

4. The planning control already allows reasonable flexibility for an expansion. This has been put in place to provide
certainty for residents who have made long-term commitments in the neighbourhood. Departing from these
parameters without compelling justification undermines public trust.

5. The public benefits stated in the application, including the enhancements proposed at the 5/F and the sky garden at
30/F do not justify the proposed increase in GFA and building height. The enhancements mainly rearrange the existing
facilities and can be done without additional GFA or height. The sky garden is located on a refuge floor, which is already
required for fire safety and open space requirement, and therefore is not a standalone public gain. These required
provisions cannot be used as a justification to increase building bulk.

6. The proposal to provide commercial floors with better views is at the expense of the existing amenity enjoyed by the
residents and essential to the wellbeing of the residents. This application has solely prioritised commercial advantages
while creating irreversible harm to the neighbouring homes.

7. Public use of the sky garden is questionable. The neighbourhood already has jogging paths in Quarry Bay Park and
fitness facilities in the neighbouring commercial towers. It is unclear how access to the sky garden will be managed: Will

1
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it be first-come-first-served? Will tenants have priority? How will overcrowding be handled? The public benefit is
therefore uncertain and overstated.

8. Intensification at this site will cause unavoidable negative impacts. This is based on past experiences with the One
Island East and the redevelopment of the former low-rise wet market into East Hotel. The impacts are real, long-lasting
and cannot be mitigated:

e Loss of sunlight to living rooms, bedrooms, and podium gardens

e Loss of sky views and an increasingly oppressive built environment

e Direct overlooking from office floors and the sky garden

e Increased glare from glass facades

e Night-time light pollution, affecting sleep quality

.
9. The Taikoo Shing Road footpaths are overcrowded, with the office workers traffic in the morning and afternoon, and
their lunch time queues outside over-capacity restaurants. This makes locals leaving home at these hours especially
difficult and unsafe for seniors and moreso for those with mobility difficulties. We are forced to navigate against the
crowds, or at least through the crowds before reaching the less busy part of the footpath which is uncovered from the
sunand in the rain or on the opposite across the road, or worse avoiding to travel at these hours. The work day congestion,
following One Island East and the latest Taikoo Place towers has already made it dangerous for many seniors. Introducing
even more office population would worsen an already critical situation.

10. The proposed 20% minor relaxation is not insignificant or insubstantial. It does not respond to the unique
constraints of this sensitive location surrounded by residential developments. The proposed increase in GFA and
building height have not been justified in consideration with the site conditions nor by planning merit. When comparing
the minimal and non-genuine public gains with the substantial and irreversible harm to residential amenity, privacy,
sunlight, walkability and safety, the proposal results in a negative net impact on the community.

11. The Town Planning Board has a responsibility to safeguard the liveability for the citizens of Hong Kong. The
Government’s planning direction for new development areas emphasises liveability and, wellbeing. The same principles
should apply to the long-established residential communities in Taikoo Shing.

12. Public consultation for the application has not been effective. The neighbours whom | have come across and in
discussion with about this proposal while have grave concerns on the potential negative impact on the living
environment, they are pessimistic with the applicant or the Town Planning Board in giving a response to properly
address the concerns. This is given the track record of the excessive development at the One Island East and the East
Hotel, they do not have hope in public comment to voice their concern.

Given the above, | respectfully urge the Town Planning Board to reject the application, as the proposal would
significantly and negatively impact the wellbeing of the large residential population surrounding the site.

Thank you for your consideration. | sincerely hope the Board will carefully protect the liveability of our long-established
neighbourhood, especially for vulnerable residents such as seniors and those with mobility difficulties.
Yours Sincerely,

Alain Chan
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To Town Planning Board Secretariat tphpd@pland.gov.hk

$16 application no.A/21/160

Proposed Minor Relaxation of Non-domestic Gross Floor Area and Building Height Restrictions for Permitted
Commercial Development, at various Lots in “Commercial (7)” Zone Bounded by King’s Road and Taikoo
Shing Road, Quarry Bay, Hong Kong

Objection

| refer to the abovementioned S16 application and am writing to strongly object to the proposed minor relaxation of
GFA and building height at this location, for the reasons below.

1. Necessity to maintain the currently permitted commercial development intensity, to respect the
residential neighbourhoods in which the Application Site is located

Taikoo Shing and Kornhill Garden are established residential neigbhourhoods. The Cityplaza and Kornhill Plaza
shopping malls intrinsically support the resident’s daily needs, and the office towers supplement the
employment needs. They are by no means anchor or driving force planned or intended to be a regional
commercial hub and need not be intensified. The commercial intensity at the Application Site should be kept
asthey are currently permitted and intended to be, in order to respect the existing optimal balance of residential
and commercial mix, the residential character and amenity in Taikoo Shing and Kornhill Garden, and the
carrying capacity for the liveability and wellbeing of the locals.

2. Intensification of commercial development should be kept at the Taikoo Place

The Application Site is a commercialisland surrounded by residential developments that is a sensitive location
on the interface with high density residential character. Any intensification of commercial development should
be kept and concentrated at the Taikoo Place, also owned by the same property developer of the Swire
Properties Limited and positioned as a comprehensive commercial area.
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3.

Negative precedent for future development in the same locality, resulting in cumulative negative impact
on the amenity of the surrounding residents

No0.1067 King’s Road on the corner of Shipyard Lane to the west of the Application site has been cleared and
ready for commercial development also owned by the same property developer of the Swire Properties Limited.
Similar application for minor relaxation of building height restriction could be made, in following the Town
Planning Board’s decision on this application. While it is appreciated that the Town Planning Board would
consider each and every application on the basis of its own merit, with a track record of this application, an
approval of an application for the future development at the site of similar characteristic in the same locality
becomes very plausible. An approval of this S16 application is very likely to incur cumulative negative impact
on the amenity of the Taikoo Shing Horizon Garden, Kam Tin Terrace and On Shing Terrace south facing units
who have with views to the both of the two properties, negatively affecting the amenity of a significant number
of the residents.

Negative precedent for future development in the same commercial zone, resulting in cumulative
negative impact on the amenity of the surrounding residents '

Similar application for minor relaxation of building height and GFA restrictions could be made for the Cityplaza
and the East Hotel at the same commercial zone, in following the Town Planning Board’s decision on this
application. While it is appreciated that the Town Planning Board would consider each and every application on
the basis of its own merit, with a track record of this application, an approval of an application for the future
development at the same zone becomes very plausible. An approval of this S16 application is very likely to incur
cumulative negative impact on the amenity of the Taikoo Shing Horizon Garden and Kam Tin Terrace, and
Kornhill Garden Towers No.4 to 9 units with frontages to the commercial zone, negatively affecting the amenity
of a significant number of the residents.

20% minor relaxation is not appropriate at this location

Applications for minor relaxation of development restrictions are generally for 20%, which is a common practice
and is not stipulated under any guideline. A 2014 Policy Address of the Chief Executive initiative announced a
general 20% increase in maximum domestic plot ratios for housing sites in Density Zones across main urban
areas and new towns. However, it referred to residential development. Furthermore, it excludes the denser
north of Hong Kong Island and Kowloon Peninsula. Accordingly, the 20% intensification of the commercial
development at the Application Site at the north of Hong Kong Island is not appropriate.

The development at the Application Site is already permitted to be taller under the current planning
controls, and should respect the existing restrictions which have been put in place with a detailed
rationale

Under the current planning controls, the development at the Application Site is already permitted to be up to
135mPD, which is 30 metres above the existing building at 106.35mPD. The proposal for an additional 30 metres
at 165 metres is significant. This increase does not respect the development restriction of the Outline Zoning
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Plan which would have been put in place by the Town Planning Board for a host of considerations, and is in
contrary to the detailed rationale of the building height restrictions under paragraph 7 of the Explanatory
Statement of the Outline Zoning Plan.

6. The reference tothe taller building inthe Taikoo Place and the approved GBP with greater building heights
and GFA in the applicant’s planning statement is irrelevant

The reference to the taller buildings in the Taikoo Place in the applicant’s planning statement is not considered
to be relevant. First, Oxford House, Dorset House and PCCW Tower are compliant with the building height
restriction of the Outline Zoning Plan; and Cambridge House completed in 2023 precedes the introduction of
the building height restriction on the Outline Zoning Plan. Second, these buildings are at the Taikoo Place
outside the locality of the Application Site with different characteristic.

The reference to a valid approved GBP under which No.1111 King’s Road has been approved with a building
height and GFA exceeding the current planning controls in the applicant’s planning statement is also not
considered to be relevant. This approved GBP may be given with sympathetic consideration but need not be
acceded to, by no means does it automatically justify minor relaxation. It needs to be weighed against the Town
Planning Board’s articulated rationale given to the current planning controls in place. A balance should be
stroked between the applicant’s development right and Town Planning Board’s responsibility to protect the
amenity of the surrounding residents.

7. Concentration of the 20% GFA increase for the entire commercial zone at No.1111 King’s Road is
unbalanced, resulting in an exceptionally tall and bulky building

The proposed 20% increase is based on the 123,129m?GFA currently permissible at the commercial zone with
site area of 13,674 m?, but this additional mass is concentrated only at No.1111 King’s Road with site area of
about 5,500 mZ, turning the proposed development into an exceptionally tall and bulky building. Should any GFA
increase be acceptable at all, it would be more equitable to allocate the GFA increase proportionate to the site
area of No.1111 King’s Road itself. This would avoid over-massing at a single-point, and thereby the detrimental
impact on the amenity of the surrounding residents.

8. The claimed planning/ public gain are inadequate justification for the proposed minor relaxation

The provision in the Outline Zoning Plan for minor relaxation requires the consideration of the individual merits
of a development or redevelopment proposal that is not a de facto intensification mechanism. There is a lack of
planning/ public gain in this S.16 Application to justify the proposed intensification.
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First, the barrier free access and improved pedestrian circulation on 5/F can be pursued as retrofit without any
additional GFA or building height. The incentive for this works already exists commercially. There is no nexus
between the proposed additional development intensity and this works.

Second, the refuge floor/ sky garden is primarily a fire-safety requirement, and a sky garden is also to meet the
local open space requirement of the Hong Kong Planning Standards and Guidelines. The sky garden serving a
dual function is not a standalone public/ planning gain to justify the additional development intensity. While it
will be open to public, its usage in conjunction with the office workers it is not a public/ planning gain in its own
right. Mere compliances with the relevant controls are not merits justifiable to exchange for intensification of
the development. This is especially the case in view of the damaging effects on the amenity of the surrounding
residents.

9. Inadequate public consultation of the proposal

There has not been any form of public consultation of this proposal prior to lodging the application with the Town
Planning Board as good planning practice. This is despite the Taikoo Shing is part and parcel of the Swire
Properties Limited, contributing 5% of the management fee to its income, and is immediately surrounding the
Application Site. The public consultation under the legislative requirement of the Town Planning Ordinance is
already too late, as the building design is often already at an advanced stage and the developer is very likely to
be reluctant to make substantial changes in response to any public comment.

The Taikoo Shing (Management) Ltd in response to a notice of the Town Planning Board Secretariat regarding this S16
Application, has notified the Management Liaison Council members by way of a letter dated 27 February,
gathering comments which would be consolidated for submission to the Town Planning Board. The Council
members (33 members max representing the 12 phases) would pass this information to the Representative (2
members max. of each block). Consequently, residents are not well informed of this application, none of the
residents | am in touch with are aware of it. By the time | was informed, | have less than a week time to submit
my input to the Management Liaison Council for consolidation. Furthermore, some commenters having
submitted their input to the Management Liaison Council do not make separate submission to the Town Planning
Board. Therefore, in considering the public consultation, the Board should not merely look at the quantity of the
public comments received.

The site notice is posted at the ground floor lobby of No.1111 on the corner of Taikoo Shing Road and Tai Mou
Avenue that is not heavily trafficked. The residents of Kornhill Garden and those including and west of Taikoo
Shing Horizon Garden would never see it; the residents east of Taikoo Shing Horizon Garden are partly diverted
to the aboveground passageway through the footbridges and indoor air-con. In any case, the notice is set back
about 2 metres behind the entrance door, passers-by are very like to missit.

10. Conclusion and Request
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Given with the above, the Town Planning Board is requested to reject the application. The proposed 20% minor
relaxation appears to have simply follow the general practice that is beyond necessary, without adequately
demonstrating planning/ public gain/ design merits. It undermines the liveability and exacerbates negative
impact and potentially cumulative adverse impacts at the residential neighbourhoods.

Alternatively, the Town Planning Board is requested to require the applicant to confine 20% GFA increase
proportionate to the site area of No. 1111 King’s Road only. In other words, the 20% GFA increase should be on
the basis 0of 5,500m?at No. 1111 King’s Road instead of 13,674m?at the Commercial zone, outlined below. This
would resultin a GFA increase by about 7.8%, achieving a more reasonable bulk.

GFA Site area Plot ratio
Currently permissible | 123,129 m? 13,674m? e
at Commercial zone
“C(7)”
Applicant’s  Proposal | 148,629 m? 13,674m? ~10.8*
for 20% increase in
GFA (+25,500m?) (+1.8)
Alternative Proposal of | ~59,400 m? ~5,500 m? ~10.8
this public comment,
on the basis of 20% | (+~9,900 m? (No. 1111 King’s (+1.8)
GFA increase for the Road)
site area at No.1111
King’s Road 133,029 m? 13,674m? ~9.7
(+~9,900 m? or (+0.7)
~7.8%)

On the basis of the about 7.8% GFA increase, a pro rata building heightincrease would be ~9 metres at~144mPD
instead of the 30 metres increase at 165mPD of the proposal. This would respect the relationship with the
established residential neighbourhoods.

Furthermore, consideration should be given to reduce the extent of building height and GFA increase at this
Application Site as far as possible e.g. consolidation of the E&M with the objective to. In any case, any materially
revised scheme should be lodged under a fresh S.16 Application and with due public consultation undertaken.

Regards,

W. LO
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This extension is gonna build a whole sky garden, and you can even look out the harbour view,
which is a good common space for public. It will be good if the sky garden can be free for publi
c access so that the residents in Taikoo Shing can relax and enjoy the panoramic view.
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. Z2 AR MBRBE RS BRBEEERHS  BNERZEZRE -
* TIREIBGHRAEPEMGR - SFt TSHRYRHIEE -

2. BERETE. TRES - ERRRAGIEHREFEELPEERE -
* B E TR FRIBRA R AER - RERESFEE -

3. RBERMER S ADEINENEBERE - AERAEREEDS -
*HWIBAERRUABRRERFARTHE -

ERMUEER  AABRRHEMBEEES 2R °
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R 2l eh A/ B iz iR B R Making Comment on Planning Application / Review
SE iR

Reference Number: 260312-222515-12200

1R3ZPRAA

Deadline for submission: 17/03/2026

1232 H HA R I ]

Date and time of submission: 12/03/2026 22:25:15

ARRY IR B P IA AR SR

The application no. to which the comment relates: L

MERRAL H&/BE

Name of person making this comment: 78 Mr. Simon Yeung

BRFHE

Details of the Comment :

Writing to object the above-mentioned application in following reasons:

- Swire Properties already indicated in its latest annual report that a commercial complex with ~
200,00 GFA with be built 300 metres from the site of this application, King’s Road of this sectio
n is single lane, this will inevitably create serious traffic problems, but there is not addressed in t
he submission;

- no. of smokers outside the building likely increases creating a dense second-hand smoke envir
onment, this not only affects residents of the apartment blocks next to the building but also pede

strians going to the Cityplaza; **the added restaurant on the King’s Road level (“Cou Cou /&

7% "releases hot pot smell polluting pedestrians area outside the building**;
- the proposed extension inevitably causes blockage of sunlight, wind, but also light reflections af
ffecting residential units around the building;

- assessment included in the submission apparently does not accurately take into account of incr
ease human traffic on no. of workers in building, in case there will be medical centres or fitness
centres located in the extended floors of the building;




A28 FE/ZE 1Z1E 1 B R Making Comment on Planning Application / Review
SEIRR

Reference Number: 260312-222536-20583

12 3ZPRHA

Deadline for submission: 17/03/2026

1232 H HA R 5

Date and time of submission: 12/03/2026 22:25:36

ARV BIEREF AR

The application no. to which the comment relates: AHELLO0

TRERAL &/215

Name of person making this comment: P55 Mr. Kwan

BRR#FE

Details of the Comment :

MRENFARBASEASELTER BERIEE—HNREANEHRET - BF
BREPEREEFEREARNIE -

AANBRRUBETRE - LTAIENRE RRBSHEREFEERNET - SEIKER

.
\;]
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Fi iR B85/ 1% iR H A R Making Comment on Planning Application / Review
SE R

i . 260313-111700-22013

1RAZRAA

Deadline for submission: 17/03/2026

=32 B #A R s e

Date and time of submission: 13052026 11:17:00

7 BRI A9 75 &Il BB 55 4R 5%
The application no. to which the comment relates: A/HE/160
riggs
RERA L /5 e

Name of person making this comment:

BRHE

Details of the Comment :

This is absolutely NOT a "minor relaxation of Non-domestic Gross Floor Area and Building Hei
eht Restrictions." The Taikoo area has always been primarily residential, and the roads around C
ityplaza and in Taikoo have not been built to accommodate much outside traffic from non-reside
nts. The roads are already congested as it is currently.

Currently skyline is also relatively uniform between Cityplaza and surrounding buildings. Increa
sing the height of Cityplaza will adversely affect the current skyline and urban landscape. It will
be very jarring against the rest of the area.

The short-term impact will be the noise and air pollution from the construction, in addition to th
e traffic created by construction vehicles. There is a school in extremely close proximity to the p
roposed site, please think about the students' learning during the likely multi-year construction p
eriod.

The long-term impact will be much more far reaching. The blocked sky view and sunlight are ju
st the beginning. The glimmering commercial building will reflect light into surrounding residen
tial buildings, which again, are very close in proximity. Air pollution is also going to increase fro
m 1) increased traffic to the area; 2) diminished natural ventilation; 3) heat effect as the area wo

uld be more enclosed by taller buildings--all of which will negatively impact the quality of life r
esidents in the area.

The developer/owner needs to be more socially responsible and consider the impact they want to
bring to residents in the area. Making money is not everything.
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hiR | EBFE /B %12 B B Making Comment on Planning Application / Review

iﬁfﬁcﬁe Number: 260313-113824-49214
fe?dﬁ?ff for submission: 17/03/2026

i)Eatﬁe Elngt'? ?nﬁiaf submission: 13/03/2026 11:38:24
BRI B R FE AR SR AR/ 160

The application no. to which the comment relates:

"RERRAL HR/BH

Name of person making this comment: JU%E Mr. LOKAMPOR

BRRFHE

Details of the Comment :

AABRFERBEN  HERRHAEEENIFESBENEE AR

' EREFEHMENNEBERR - :

- RERRBREBREARN RN YUETHRMESREEENEREMRBIFE AN
R

ENESENESETEERARERENE HRAMBH—ENRERBZARERS

= .

4 BT RRIRERRMEEERENFGEERAMNBEARZBEESHS HXPENE
B BEEMEEOKRES  TEAHINERREAMEMESEIA/NREENTRE -

3



R 2| R FF /B 1Z1R H E R Making Comment on Planning Application / Review
SEZHRM

- 10-33527
Reference Number: 260313-130810-33

1R3ZPRAA

Deadline for submission: 17/03/2026

=32 B #A K R

Date and time of submission: 13/03/2026 13:08:10

AR B P H AR SR

The application no. to which the comment relates: /it

"RERAL HB/5H

e
Name of person making this comment: R Mr. 3R

RR#HB

Details of the Comment :

AAEBERIERE - EREM - CRALOHIFABEAN - WERTH - RAVEEXR
BN EREBFEAR ‘

HIRBHNFE  KRANSE  SEARARIEIMNG - CREREEERFZE - BINA
T - ORBMY RIS - MERK (BRE  WmEEMMEE )  TENESAE
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FROM :MTRC FAX NO. :+B852 2884 8285 16 Mar. 2826 11:53 P1

BB ReRE -

B )ARRENE FEILAREE 133 RILABRAS 1548
B : 2877 0245 B 2522 8426

BE: tpbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand ot post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail ; tpopd@pland.gov.hk

AINAE R RS54SR The application no. to which the comment relates
A/H21/160

RRFE WHERE  SRHEHH)

Details of the Comment (use separatc sheet if necessary)

o0 il

THRERA  E2/EHE ?\7 persony/company making this comment
8

#3 Sigoature Aler B Dae 16 HAR 2006

16-MAR-2026 12:06 +852 2884 0285 B6% P.001
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ARSI R TR R R,

Comments on Planning Application

S A TEFE4R5E Reference No.
For Official Use Only U £l H HE Date Received

EHERN
Important Notes:

(€Y

@)

3)

(4)

BROAFMEERZENR eI R RHZE S (ZAT)

the comment should be made to the Town Planning Board (the Board) before the expiry of the specified
statutory period;

Z: R 8 H R AT e R H I i 2 B gHY4E E (bitps://www. tpb.gov.hk/) - Z HE R B
T TRV RCGEF TRV BRI » G AREIR - OREE TS  HRETERIN—K
ATLAEEER(2231 5061) ~ {HEL(2877 024582522 8426)5% B & (tpbpd@pland.gov.hk)[H % B e
VETARE EEQL - FEf GRS MR RIS 5

the tentative date of the Board to consider the application has been uploaded to the Board’s website

(https://www.tpb.gov.hk/). The meeting for considering planning applications, except the deliberation

parts, will be open to the public. For observation of the meeting, reservation of seat can be made with
the Secretariat of the Board by telephone (2231 5061), fax (2877 0245 or 2522 8426) or e-mail
(tpbpd@pland.gov.hk) at least one day before the meeting. Seats will be allocated on a first-come-

first-served basis;

HEEGIEER ARSI  SESEEEE G EGERIN RS ZEN SRS
(EEEE 2231 5000) SR & 48 HE (bt tps: //www. tpb.gov.hk/tc/meetings/index. html) » BL

KAEERE HFRN SRS s - DIARER © &

the paper for consideration of the Board in relation to the application will be available for public

inspection after issue to the Board Members at the Planning Enquiry Counters of the Planning
Department (Hotline: 2231 5000) and  on the Board’s website
(https://www.tpb.gov.hk/en/meetings/index. html) and at the Public Viewing Room on the day of
meeting; and

FEZEGHEAFHR - TEEE2231 4810572231 48358 A BIILE - SREAGHE L - #EE
FHVMEE LB e -

after the Board has considered the application, enquiry about the decision may be made at tel. no. 2231

4810 or 2231 4835 or the gist of the decision can be viewed at the Board’s website after the meeting.



B HEZEEWE ,
HABRSCENR: BRI AEEEE 333 SRILABINSE 1518
{HE : 2877 0245 B 2522 8426

S tpbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk

HRFAIREEE 55457 The application no. to which the comment relates
A/H21/160 |

BHEE WERE  BHHERE)
Details of the Comment (use separate sheet if necessary)

Details of the corﬁment, please refer to the attached letter.

o Taikoo Shing Management
e of person/company making this comment Lsfsom Canmesil

HHA Date 16 March 2026




Taikoo Shing Management Liaison Council
K& WY ¥ 8 EBE KT
16" March 2026

Secretary, Town Planning Board
15/F, North Point Government Offices,
333 Java Road,

North Point,

Hong Kong

To Secretary, Town Planning Board,

Comment on the “Proposed Minor Relaxation of Non-domestic Gross Floor Area and Building
Height Restrictions for Permitted Commercial Development Various Lots in Various Lots in
“Commercial (7)” Zone Bounded by King’s Road and Taikoo Shing Road, Quarry Bay, Hong Kong
(Application No.: A/H21/160)”.

1. Maintain the Development Intensity and Mixed-use Balance under the Planning Intention
forTaikoo Shing and Kornhill Garden
e Taikoo Shing and Kornhill Garden should retain their current development intensity to preserve
the planned residential-commercial balance and neighbourhood liveability.

2. The 20% Minor Relaxation Is Not Appropriate At This Location
e Gross Floor Area (GFA) relaxation of 20.7% and Beam Height relaxation of 22.2% are excessive
and not “minor”.
e A 20% “minor relaxation” is only a practice, aimed at housing in less dense areas, and is unsuitable
for this already dense commercial location.

3. Intensification Should Be Directed to Taikoo Place Away From This Sensitive Location With
Residential Interfaces
e The site is a small commercial block within a mainly residential area; more commercial GFA here
upsets the planned residential-commercial balance of Taikoo Shing/Kornhill and should instead
go to Taikoo Place.

4. Risk of Setting Precedents For The Future Development Of The Property In The Same Locality
and Cumulative Negative Impacts On The Amenity Of The Surrounding Residents
e Approval of this S.16 Application could set a negative precedent for similar developments nearby,
leading to cumulative impacts that harm residents’ amenities—such as sunlight, sky view,
openness, and light conditions—for surrounding properties like Taikoo Shing Horizon Garden,
Kam Din Terrace, and On Shing Terrace.

5. The Current Planning Controls Already Allow Significant Development
e The current planning controls already allow building up to 135 metres above the Hong Kong
Principal Datum(mPD), but the proposed increase to 165mPD is substantial and unjustified, as it
conflicts with height restrictions meant to protect view and ventilation, and lacks sufficient
planning or design merits for relaxation.



6. The Taller Building in The Taikoo Place Comprehensive Commercial Area is Irrelevant

Reference

The taller buildings cited in Taikoo Place are irrelevant because they either comply with or predate
the height restrictions, and they are located in a separate commercial area with different
characteristics from the application site.

7. The Approved GBP May Be Given With Sympathetic Consideration But Need Not Be Acceded
To In Order To Protect The Amenity Of The Surrounding Residents

A previously approved General Building Plan (GBP) exceeding planning controls may be
considered sympathetically but does not guarantee approval; any relaxation must balance the
applicant’s rights with the Town Planning Board’s duty to safeguard surrounding amenity.

8. Concentrating The Additional GFA For The Entire Commercial Zone at No.1111 King’s Road
Is Unbalanced, Resulting In An Exceptionally Tall And Bulky Building

10.

Concentrating the entire GFA increase at No. 1111 King’s Road creates an oversized, unbalanced
development; the added floor area should instead be proportionally distributed to avoid
over-massing and protect nearby residents’ amenity.

The Claimed Public/ Planning Gains/ Design Merits Are Insubstantial And Inadequate
Justification For The Proposed Minor Relaxation

L ]

The 5/F Barrier Free Area and pedestrian circulation enhancements can be retrofitted without
increasing GFA or building height, are already commercially incentivized, and are unrelated to the
proposed additional building bulk.

The 30/F refuge floor/sky garden mainly fulfills fire-safety and open-space requirements under
Hong Kong guidelines. Since it is essentially regulatory compliance rather than a genuine public
planning gain, it should not justify additional building bulk—especially given the negative impact
on nearby residents’ amenity.Opening the refuge floor/sky garden to the public contradicts JPN2
App. A 2(d), which limits sky gardens to owners, tenants and visitors unless BA agrees.

Adverse Amenity and Liveability Impacts at a Highly Sensitive Residential Interface

a)

b)

d)

Sunlight/ Daylight Access and Sky View

It is crucial that a micro-climate study should be carried out to assess the impact on the environment
of Taikoo Shing. The proposed extra height and bulk at Taikoo Shing’s southern edge would
significantly reduce year-round sunlight and sky views for nearby residences, further disrupting
the area’s planned roofline harmony and harming residents *wellbeing.

Overlooking Concerns and Privacy

The proposed additional floors will directly overlook more units at Taikoo Shing and Kornhill
Garden, affecting residents’ wellbeing.

Glare/ Light Pollution

The enlarged curtain-wall fagade would worsen daytime glare and night-time light spill for nearby
homes, and existing government lighting guidelines fail to sufficiently protect residents” wellbeing.
Nuisance during Construction

The proposed relaxation and extension is in the close proximity of the adjacent residential
buildings, that the nuisance during construction stage will definitely adversely affect
the liveability of the residents.



11. Pedestrian & Traffic Congestion and Noise in the Neighbourhood

e The applicant provided only a vehicular, not a pedestrian, traffic assessment. Existing footpaths in
Taikoo Shing are already congested and noisy during peak hours, and adding more office space
would further worsen pedestrian comfort, safety, and residents’ living conditions.

e The traffic study is incomplete: it omits nearby planned developments, added bus services and
construction-period traffic.

e The assessment overlooked nearby undeveloped projects, expected growth in bus services, and
traffic conditions during construction.

e The proposed planning application do not have new car parking provisions and will make use of
existing car parking spaces, that the new office use may lead to higher traffic at adjacent roads,
potentially lead to bottle-neck or traffic congestion, as well as more frequent maintenance of nearby
roads.

12. Excessive Office Population In The Residential Context Not Adequately Accommodated By
Shops And Services
- Lunch-hour crowding at Cityplaza, Kornhill Plaza, and nearby streets shows that local facilities
and pavements are already at full capacity, indicating the area’s population and GFA should not
be further increased.

13. Reasonable Expectation To Preserve The Character of The Taikoo Shing
- Residents paid a premium to live in Taikoo Shing for its balanced residential-commercial character,
and further development intensification would alter this character and harm residents’ amenity
during peak periods.

14. Public Consultation

- No prior public consultation was conducted with nearby Taikoo Shing residents despite their close
connection to the site prior to lodging the application. Consultation only at the statutory stage is
too late, as the design is already advanced and the developer is unlikely to change significantly.

- Consultation was only indirectly informed through Taikoo Shing Management Liaison Council,
leaving most residents not well-informed. As some views were submitted through Taikoo Shing
Management Liaison Council, the Town Planning Board should not assess consultation quality
solely by the number of public comments received.

- The site notice is placed in a low-visibility location at G/F lobby of no. 1111 King’s Road, making
it unlikely to be seen by many nearby residents, particularly those from Kornhill Garden and parts
of Taikoo Shing.

Conclusion
- Object the proposed Application

- The Town Planning Board is urged to limit the 20% GFA increase to No. 1111 King’s Road’s site
area only, reducing the overall gain to about 7.8% for a more reasonable building bulk

Yours sincerely,




ih iR B e /B 1% 12 H & R Making Comment on Planning Application / Review

SE 1R
pbvncs Numlier: 260313-191602-98794

1R 32 PR

Deadline for submission: 17/03/2026

132 B HI R 5 .
Date and time of submission: 13/03/2026 19:16:02
AR RV R & BB 55 4R 5% SIS

The application no. to which the comment relates:

TRERA L E2/218

Name of person making this comment: 7G4 Mr. Tang

BRHE

Details of the Comment :

[ am a resident of The Floridian, 18 Sai Wan Terrace, which is just opposite to the proposed exte
nsion plan of 1111 King's Rd.

The proposed plan would impact the residents of the whole Sai Wan Terrace, Kornill, Kornhill G
arden, and Taikoo Shing Estate.

[Firstly, the new floors will increase the number of office workers there and pose traffic jams to t
he roads and pedestrian walkways.

Secondly, the new floors will definitely affect the ventilations from the north and south, heat isla
nd effect will be deteriorated, and sun radiation would cause light pollution.

Thirdly, it will damage teh sky lines of the vicinity seriously and breached the Town Planning Pr
inciple of stepped skyline along the coast.

Fourthly, it will affect the privacy of many residents nearly cos the office workers can see us fro
m his workplace.

Finally, the noise and air pollution during its construction period will be harmful to all residents
nearby.

In conclusion, I strongly object to the proposed extension on 1111 King's Rd. Please kindly cons
ider the overall well beings of the residents nearby and the ugly skyline to be made to our beauti
ful Victoria Harbour. Many tks.




#h R Bl B8 A/ B Z IR ' B R Making Comment on Planning Application / Review
SERR

ReTeiiiaNiban 260313-223642-34417

1A PRA

Deadline for submission: 17/03/2026

1232 B B R e

Date and time of submission: 13/03/2026 22:36:42

AR B R A AR SR

The application no. to which the comment relates: S/H21/160

"RERA HR/EHE

Name of person making this comment: FB%E Mr. Chiu chap fai

BRFIB

Details of the Comment :

BRAREZETNEIRZAAMAEACKRE  MESHMREBEE  AHRIER
[RATRINRIE - HHBMERARFFE KERESHRALSHE  HEHREEAR
S BRENNEREE D E B E R RIS ZIE.




TR BB/ B IR R R Making Comment on Planning Application / Review
SE Rk

Reference Number: 260313-225310-01033

1RAZPRAA

Deadline for submission: 17/03/2026

1232 B R K B

Date and time of submission: 13/03/2026 22:53:10

ARARYH B R A AR AR

A/H
The application no. to which the comment relates: i

"RERAL H8/2H

Name of person making this comment: JCE Mr. Ronald Cheng

BRR&HE

Details of the Comment :

[Regarding the expansion project of Cityplaza:

An expansion project to a Cityplaza will be greatly detrimental to public interests. Firstly, this pr
oject will, environmentally, prove to be a hazard to air quality in the area. With the increase in b
uilding height, winds in the area will be further blocked and natural breezes will weaken, contrib
uting to Hong Kong’s grave matter of an intensifying Heat Island Effect. This basic disadvantag
e to all the residents in the area will be especially due to the developer’s negligence.
Additionally, an office building with high reflective character (albedo), will result in light polluti
on from sunlight being reflected from its windows. On an average day, the glare from the Citypl
aza windows is already distracting and confusing to many, and adding more floors will only exa
cerbate this issue.

This avoidable and futile pursuit will also cause local issues with traffic congestion in the proces
s, and lead to nuisance in the normally peaceful and private neighbourhood near Cityplaza. The 1
lives of numerous residents, schools and businesses in the area will be disrupted by this unnecess
ary change.

The above reasons highlight the imperative to stop this development project in its tracks. This ne
edless and redundant project undermines the rights of citizens living in the neighbourhood, and t
he voices of dissent received are more than justified. Please abandon this project with harms that
outweigh the benefits.
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iR B R FE/ B IZIR H B R Making Comment on Planning Application / Review
SERW

Reference Number: 260314-103414-90461

=3z PREA

Deadline for submission: 17/03/2026

132 B 8 R B ]

Date and time of submission: 14/03/2026 10:34:14

ARARYFR Bl B 35 4R 5k

The application no. to which the comment relates: Al Tgo

MEERAL HR/5HE

Name of person making this comment: FEMr. Lee SW

ERHE

Details of the Comment :

¥ - EAEERCLARTENEEE  MBENEFBHORE - ERABREAENSR
g - TRUTHERARANEE  THEXEHNPAREFANTRZLS - SERX
DA — MR

4%



TR EI RS
SERM

Reference Number:

/BziRrEE R Making Comment on Planning Application / Review

260314-105914-57802

7R3z PREA

Deadline for submission: 17/03/2026

1232 5 HA B B ]

Date and time of submission: LAE025 Mol

ARV BI R FE 4R 5%

1/1
The application no. to which the comment relates: SO0

"EERAL HR/218

Name of person making this comment: 3t Ms. Mary Kan

BERFE

Details of the Comment :

[ ¥} i B ERRA

AT ERMRER  MERSUE REMANSE TEERESRER  £FE% -
ERERREERAEYE - NEBEXEDS - Wﬂﬁﬁmﬁ KIREHHEBRE - HB
ISR E KR A FEEINAIE -
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iR B B E/ Bz iR H S R Making Comment on Planning Application / Review

SEIRIE
Refeisiice Nitnibei: 260314-121642-19239

B2 RHA 17/03/2026

Deadline for submission:

=]
imi‘EElﬁﬂis:iH%Faﬁ . 14/03/2026 12:16:42
Date and time of submission:

A B9 AR B 58 55 4R 5k A/H21/160

The application no. to which the comment relates:

"RERA L HR/21

Name of person making this comment: 2+ Ms. Clee

RREFE

Details of the Comment :

Dear Sir/Madam,

[ am a resident of The Floridian .Comments as follows:

The redevelopment program has adverse impact on light source and air circulation. The reflectio
n of sunlight on exterior walls is a source of light pollution.

Creates traffic problems and over population in our communities. Noise and air pollution during
construction is also a nuisance in our residential areas .

Please kindly take the above comments into consideration, much appreciated.




whIR B e 55/ B Z IR H B R Making Comment on Planning Application / Review
SEMRWR

Reference Number: 260314-234502-91864

1Az PRAR

Deadline for submission: 17/03/2026

13 H EA R IRs

Date and time of submission: EHRIEIEE 220

ARV B R EH AR5

The application no. to which the comment relates: AJH21/160

"RERAL HR/218

Name of person making this comment:

4 Mr. ERWH

BRFE

Details of the Comment :

FARSERUMEZREREDS - E2BIRAEUENRBEEER - BAEH
FLTtESSEAERRE - % EHEEMETAEERERE - SR EINESGmEEN
FREREE  BRAEMSEBEREBE RO AEEATRERE - RERATCAR
Hi R BARISEENEZEFRRETEERBRARR CF EEMIEEREINES
SEMEARE - ﬁ?ﬁﬁ”ﬁﬁ’é’&@:ﬁb?}g@%‘i ZRIRERE - ZBRERAOE
& MHARETERAECARE  REARBSREN  BAEEBRZERBNR
iE -

ZRERAARAOYBRERNETPIESTIEDXE - BOCRAEEENME - T
FEMARBRENIATER  SEEMRENEADENTEH  BRARRERER
NEEERERFER]L - FARRBRB ABEANEELEEEREEAERE

i HEZE ISR - @% iﬁlﬁﬁlﬁf’;ﬁ EEXNE HETK  HFEZRBEETA
REEFTELEERR




Th 78 B eh 55/ B 1% IR i B R Making Comment on Planning Application / Review
SELRIR

Reference Number: 260315-141530-34960

HR3ZPREA

Deadline for submission: 17/03/2026

=32 B 8 R i

' Date and time of submission: 15/03/2026 14:15:30

AR B BERR

1/1
The application no. to which the comment relates: AH21/ _60

"ERRAL HB/EH

Name of person making this comment: 785 Mr. Tse Po Wah

ERHE

Details of the Comment :

MIRHEADREREEEAMEBEAE - HEHESEMSREARFERE - 5
SNEIEAEEREMSINENBER[E - MENBFRAR  SEMEHTERTLRSK
HIE BRREREERAR |




TR 2 R A/ B 1R B R Making Comment on Planning Application / Review

LRI

Referaics Nilice 260315-164547-26904

TR AZPRAA

Deadline for submission: 17/03/2026

=32 B H K I

Date and time of submission: 13i03/2026 164247

AR RY AR B R 4R SR

The application no. to which the comment relates: avbalien

TRERAL E3/aH

Name of person making this comment: 30+ Ms. Avon Yue

BR#FE

Details of the Comment :

AANBRIREZEPFERIER |

(—) ZEREEBSEHAIFAEBHNERBSRER - 2B5RARERBEBYAAE

MEEE - MZAERDTER  PRBEHAREE  JEEHREOREENTHA

CrnEREREas  HEERERE  FoRUTEERRIRTEENERDASRERA

AEI S BB FEPAZE - ‘

(Z) ZEREEBERL—FIERRRERE - IFHERF - MREFARELERED
AEREMI— - FREMIBEES - BIAFAKEMRZBRINER - BAMIER

REENZE -

(=) FHEREERRERERIZE SR  WHOZBAEERIRBONENH - EWLAE

B REZERRRTTEEENSLMEREMERAREE -

(M) ER#ENEESEIRES L 130K - RIRIBGIFEFEOMHRE - ZREVSIE
BRIVTUZE - IR HRE -

(h) MEBEESERESHE TEEFEEYNBERBEE  FEREHERERENS

RRRER FEHEHIERFIMNENEERE - HiPEMFA -

ER FIEE - AARIIRHZEENERPHE - BUTABEREEB ANNZM RS
ERVEAL - SiHTHREMR AR -




TR B iE/E Z IR E R Making Comment on Planning Application / Review
SERT

Reference Number: 260315-182223-88151

1= 3ZPRAA

Deadline for submission: 17/03/2026

#E 32 H R R B

Date and time of submission: LR/0RIE0RD L0

AR IR B P IH AR ER

The application no. to which the comment relates: AH21/160

"EERA. 8/2H

Name of person making this comment: 3+ Ms. Yue Nga Fong Avon

BREE

Details of the Comment :

AANBP ez HREIRE |

(—) ZBEEEEERIABNENBSRER - ZBERAEERHERY RIS
MESHhE - MZEERDLER  WAEERAREE  JEEHREREZ2ENHLA
OWMERBRESR  HEEREE  BHoRUTEERFRTEENERDABRRA
AMEIA S| 2B REEE -

(Z) ZRREEBERLI—FERRERE - RER - URTEAEERRHEEHAR
SEMIT—% - REARBEZEN  BRFAKENZERINEAR - eRIER RS
ENRE -

(=) REGEARSRERRESR  HROZBEERFEANAGN - RUEER -

REREERETEERNSLEEENEAIREE -

() WEENEEZLRFBSH0ZK - WIRIRFEEMEAWMHERT - ZBENS
FFRRIVTIUZE - BN =E -

(7)) FERE£EERERE FEEFEEYNERER  FERIERERNS
RRfRER  NEMBHIERBMEMEERE  HMMEHRAL -

HR EER - ANRIIREZEENRESE - B FER AR AN ERED
RHEL - SHHRENAR -




7R 2l BB A/ @ % 2 1 B R Making Comment on Planning Application / Review

et b
Hiteremeeiumihes 260315-195116-27228

1R PRER
Deadline for submission: 17/03/2026

1232 B HA R 5 15/03/2026 19:51:16

Date and time of submission:

ARARY R B B4R 5% A/H21/160

The application no. to which the comment relates:

"RERAL WR/8HE

Name of person making this comment: 78 Mr. George cheng

ER&HE

Details of the Comment :

Damage to Urban Landscape and Deviation from Planning Principles
The proposed expansion of Cityplaza poses a serious threat to the landscape and undermines the
integrity of established planning principles.
Control of Development Intensity
The development intensity exceeds reasonable limits, because of overcrowding and infrastructur
e strain. The Cityplaza expansion erodes livability and falsely claims a hard to access “Sky Gard
en” could be compensated.
Preservation of Skyline
The proposed expansion definitely introduce a structure that disrupts the skyline. The result will
be a fragmented and chaotic landscape.
Light and sound pollution
Hong Kong Palace Museum was designed by renowned architect, Mr Yim who emphasized har
ony and reduced pollution to the environment. Obviously, the redevelopment project epitomiz
es this problem: unnecessary, excessive, and harmful to the long-term stability of the neighborho
od.
onclusion
he Cityplaza expansion is not merely a construction project; it is a violation of planning princip
les designed to protect the public interest.
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IR B R A/ B #%IZRE B R Making Comment on Planning Application / Review

SR
RS o N 260316-093952-27581

12 32 PREP
Deadline for submission: 17/03/2026

1232 B HE B A5 20
Date and time of submission: 16/03/2026 09:39:52

ARAAYR B R FR AR AJH21/160

The application no. to which the comment relates:

TRERA L HB/A%

/N i i
Name of person making this comment: JMB Miss Ko Tsz Ying

BRFE

Details of the Comment :

[FENAERREBETESRNASFBEERTLUEE A B RISHRE

sk



iR 2 R FE/ B iZ IR H = R Making Comment on Planning Application / Review

SERN

Refereios N 260316-114110-30968

1E3ZPREA

Deadline for submission: 17/03/2026

=32 HHA R ks

Date and time of submission: Mol0oi2tie Hat:l0

ARARY R B R FE 4R SR

The application no. to which the comment relates: A/HlIo0

"RERA. B&/2H

Name of person making this comment: JE%E Mr. LIU SHING KWOK

RRFHE

Details of the Comment :

[ am writing to formally object to the planning application No.A/H21/160 regarding relaxation o
f non-domestic gross floor area and building height restrictions to facilitate commercial develop
ment proposal.

As a resident of The Floridian, I opine that this proposal should be refused based on the followin
g considerations:

1. The proposal will significantly increase traffic congestion on the adjoining Kings Road, whic
h is already over the capacity during peak hours.

2. The proposed increase of building height design is out of character with the existing neighbou
rhood and will overshadow the surrounding public and recreational areas.

3. The significant increase in commercial floor areas would adversely affect the usage of public t
ransport for the existing users.

[ request the Board to consider these concerns and reject this application.

Sincerely,
LIU SHING KWOK

£b



MR BB iE/EZIZ H B R Making Comment on Planning Application / Review

SE LR
Bt e 260316-115555-70518

RS2 PR B 17/03/2026

Deadline for submission:

B E ARG E &%,
Date and time of submission: IE/D3NEE 1123808

ARV RS R A/H21/160

The application no. to which the comment relates:

48 == 5
RN ﬂi%/%#ﬁ . ¥+ Ms. HO KIT PING SALINA
Name of person making this comment:

BRHEE
Details of the Comment :

The construction works for the office building development would involve extensive air and noi
se pollution to the nearby residents.

The increase of height of the existing office building will form a huge block to the wind flow wh
lich causes poor ventilation to the environment

The safety and normal operation of the MTR could be severely affected by the proposed works.

5



w8 2R 5/ B %R 2 R Making Comment on Planning Application / Review
SEURR

Botepeina Koo 260316-131607-21709

1A PR

Deadline for submission: 17/03/2026

B3 B4R I

Date and time of submission: 16/03/2026 13:16:07

ARV FR B P FE 4R A A/H21/160

The application no. to which the comment relates:

"RERAL HR/218

Fis . _ .
Name of person making this comment: 1\ Miss Olivia Choi

BRHE

Details of the Comment :

RECERBESTZE  MERREQMATRF T KERPL—BINSE41EBRUER -
KAMMEMEARZBEL - MEPBE_RPAMLR  ZRENE - 11B3EELWERTE
FHNBEEBREARAZ  REASE - REAMABHMABEHRE F#IRE -

RBFEHREFEEE  REBUTNREIIEES

LBRATELUESE - NBEPOSEREENAETS  MARE - MEAAYE
VETE - BHEENTRE  AHEEBEXER  @EKERNTETEERAEENE
BSRE - BT ZERTFHEBE -

) BABERBRIEE  BEAOHEEENRBERCEFSEE - mthBliaE RS _ &
MXFERAZSHRENAERE  SABOARIINEE - BN LCEZETERESHF
i ZESEEZEEHEAE  IRRURBEANBEES - SRR SHUEXSH
—HNE  WESAHRRBEBES NG  FEERLFER - 3% PONSEER
DEIBBRAEBELL  ARELBBRENMGHES - FEUASEEREBAOTEN
B8 -

3. FRIESES  KEEOo—#EiAD  IISREREHR A - MEREMINE
R BEEEERR LR -

4 RVERE Nk BEASREER AEEASERE - HEHSERZE  BA
Fom A -

5 WHEEREMAX SR BERRBRAEBY FEWLER  TLUFRRIR - £EE
& B BAEREBEILLREP O —HARELREZR LERERN - BPONS
BLTREEFRSE - JUREEERER -

HERDEBERR  AABAREILE - BERFNGAHAEHRBUERS - SRS
MERHEERE  BMTARE -




TR 2P FE/ B 1R i B R Making Comment on Planning Application / Review
S E R

Reference Number:

260316-151357-99298

1R 3ZIRAH

Deadline for submission: 17/03/2026

1232 H 8 K I fe]

Date and time of submission: 16/03/2026 15:13:57

AR B P B LR A/H21/160

The application no. to which the comment relates:

FEERAL E&/2HE

Name of person making this comment: JCE Mr. John Wong

BRFE

Details of the Comment :

[ support the expansion. I often wait for the bus near 1111 King’s Road, where the area is open a
nd lacks any shade. If the project adds trees and plants to provide shelter from the sun, it would
make waiting for the bus much more comfortable.
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BUR AN RS -

B RIEEENE- G0 AE I 333 St ABR &S 1512
B : 2877 0245 B 2522 8426

B tpbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong

By Fax : 2877 0245 or 2522 8426
By e-mail : tpbpd@pland.gov.hk

ARG B4 4R%SR The application no. to which the comment relates
A/H21/160

BRFE WERE - HBHEAH)

Details of the Comment (use separate sheet if necessary)

o B M

TIRERA ) #2/4E8 Name

of person/company making this comment

L - ]
% Signature l “1 - HH# Date 16 MAR 2026




O E Planning Department
" G e w D - North Point Government Offices
TRl AREE=T=1=0 d 333 Java Road, North Point,
bAEENEE * Hong Kong

RERAHE Your Reference By Post
AR Our Reference TPB/A/H21/160
TWEEFES Tel. No. : 22314936
PELEESRES Fax No.: 2895 3957

24 February 2026

Dear Sir/Madam,

Proposed Minor Relaxation of Non-domestic Gross Floor Area and Building Height Restrictions for Permitted
Commercial Development
Various Lots in “Commercial (7)” Zone Bounded by King’s Road and Taikoo Shing Road, Quarry Bay, Hong
Kong
(Application No. A/H21/160)

Please refer to the attached statutory notice issued by the Town Planning Board (the Board). As you can
see from the notice, the Board is now inviting public comments on the captioned planning application which is in your
neighbourhood. Any comments you wish to make must be made in writing to the Board direct and not later than
17 March 2026.© Under the Town Planning Ordinance, any out-of-time comment shall not be accepted. You may use
the attached submission form for making comment. Details of the application can be inspected on the Board’s website
(https://www.tpb.gov.hk/en/plan_application/A° H21 160.html or by scanning the QR code below) or at the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000).

The tentative date of the Board to consider the application has been uploaded to the Board’s website
(https://www.tpb.gov.hk/).

The paper for consideration of the Board in relation to the application will be available for public inspection
after issue to the Board Members at the Planning Enquiry Counters of the Planning Department (Hotline: 2231 5000)
and on the Board's website (https://www.tpb.gov.hk/en/meetings/index.html), and at the Public Viewing Room on the
day of meeting,.

After the Board has considered the application, enquiry about the decision may be made at tel. no. 2231
4810 or 2231 4835 or the gist of the decision can be viewed at the Board’s website after the meeting.

Please bring this matter to the attention of the owners and tenants of your building.

Yours sincerely,
(AU Ho-cheong Henry)

for District Planning Officer/Hong Kong
Planning Department

(This is a computer print-out and no signature is required)

BRI EEBRR—EEE - ERF IR ROTNEREN S
We plan to make Hong Kong a Liveable « Competitive » Sustainable ASTA’S WORLD CITY



oW = Planning Department
. ) D North Point Government Offices
HFHlbmrEE === d 333 Java Road, North Point,
JEAB&E Hong Kong
Rtk Your Reference
AR Our Reference TPB/A/H21/160
WS Tel. No. : 22314936
PITHESEES Fax No. : 2895 3957
o2

v vk g u it

BB AR R R R B R W R TR (T) ) ML 9 2 b B
BMBABMRAFEHNESmEME BT ERS - DEAFNEERRE
(4R 5% - A/H21/160)

HEMBERRNORTRBZEG(TH "WRRE, )FHNEERN -
—HAMPTE > BARTRBFE A RHEET R AR B FECS ROV ERERZR - W
R R R > RIS 2026 4 3 H 17 AR AU HE XN EREBEGRY - 1B
Co AR EIRG ) EEABRHOER G TR - R U RE LHETER - 5
GHEY RS B R R R & @ 5 (https://www.tpb.gov.hk/tc/plan_application/A H21 160.html
B f 760 DA T A 0 ) SRR M B AV AR B R i R (AR 2231 5000)# B - '

WA EEERHEYE YA S LW 68 E (https://www.tpb.gov.hk/) -
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METHEHFRNERUEE  DBEAREHN -

MR GHEREBHR > TEE 223148108 22314835 BEHAMRE  AETEEH
ERE ERAGNMAELERMAERE -

Rt PMEEENMAOAEANRAEEIANEE -
REIZEENRBER
( BEE 1)

2026 4 2 B 24 H
(I 55 1 7% B FIET - fE % F)

FHBE T > EEERRA—EERE - ARSI ES RN
We plan to make Hong Kong a Liveable « Competitive » Sustainable ASIA’S WORLD CITY



BB R REER

Comments on Planning Application

AL LA _ FEZE4R5% Reference No.

For Official Use Only W ZI|H HE Date Received

BN

Important Notes:

¢Y) BRMEPEERACIHREMFIER T REZEES (ZEE) #BH

@)

3

“@

the comment should be made to the Town Planning Board (the Board) before the expiry of the specified
statutory period;

ZEGERPHVY EG#H 0T L#NZE B g E (tps://www.tpb.gov.hk/) - B REAL I
IS fTHY SR CETTRIBAVEN BRI » I ARFER - MARBE & SHEcEE R IHN—X
BTLLEERE(2231 5061) ~ {HF (2877 0245542522 8426)m & E (tpbpd@pland.gov.hk)[H % 5 S FE
BRTHRIEAL - BEfr i feBl SRR -

the tentative date of the Board to consider the application has been uploaded to the Board’s website

(https://www.tpb.gov.hk/). The meeting for considering planning applications, except the deliberation

parts, will be open to the public. For observation of the meeting, reservation of seat can be made with
the Secretariat of the Board by telephone (2231 5061), fax (2877 0245 or 2522 8426) or e-mail
(tpbpd@pland.gov.hk) at least one day before the meeting. Seats will be allocated on a first-come-

first-served basis;
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the paper for consideration of the Board in relation to the application will be available for public

inspection after issue to the Board Members at the Planning Enquiry Counters of the Planning
Department (Hotline: 2231 . 5000) and on the Board’s website
(https://www.tpb.gov.hk/en/meetings/index.html), and at the Public Viewing Room on the day of
meeting; and

FZEEGFBAFHE - WEE2231 4810802231 4835EARIAE - SREHEGHERER - HEA
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after the Board has considered the application, enquiry about the decision may be made at tel. no. 2231
4810 or 2231 4835 or the gist of the decision can be viewed at the Board’s website after the meeting.
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TES: tpbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk

HEERYHE IR 54757 The application no. to which the comment relates
A/H21/160

BREE WERE  BHEHH)

Details of the Comment (use separate sheet if necessary)

TEERA ) #2/2F8 Name of person/company making this comment

%2 Signature HHA Date




FERMEE Postal Address
BEESEES Tel No.
{HE SRS Fax No.
BEEHEE E-mail address

(BT B LI LB EH)

(This part will not be made available for public inspection)

FIERRA sHHRER

Particulars of “Commenter”

{8 A ZDEHE2EE Statement on Personal Data

The personal data submitted to the Board in this comment will be used by the Secretary of the Board and Government

departments for the following purposes:

(a) the processing of this application which includes making availablé the name of the “commenter” for public
inspection when making available this comment for public inspection; and

(b) facilitating communication between the “commenter” and the Secretary of the Board/Government
departments

in accordance with the provisions of the Town Planning Ordinance and the relevant Town Planning Board

Guidelines.
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The personal data provided by the “commenter” in this comment may also be disclosed to other persons for the
purposes mentioned in paragraph 1 above,

TRERA L REHERREOEATR - i A ALHEE - DAE EARER 1 BB RV

A “commenter” 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,
R (EARRHRARE) BRE1) (348 6%) tWilE - TIEERRA, BHSMEEEREEARE - 0%
BRI FEIEEARR « [EAZESSWERHARMESR - Hinl REHILAEER 333 RILABFSE 15
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TOWN PLANNING ORDINANCE (Chapter 131)
Notice under sections 16(2D) and/or 17(2B)
(taken together with sections 16(2K)(c)(i) and/or 17(2I)(c)(i) for accepted further information)

Pursuant to sections 16(2C) and/or 17(2A) (taken together with sections 16(2K)(b) and/or 17(21)(b)
for accepted further information) of the Town Planning Ordinance (the Ordinance), the planning
application(s) made under sections 16(1) and/or 17(1) of the Ordinance and/or the further information
for the application(s) accepted by the Town Planning Board (the Board) under sections 16(2J) and/or
17(2H) as set out in the Schedule(s) below is/are available for public inspection during normal office
hours at the following locations and can be viewed at the Board’s website (http://www.tpb.gov.hk/)
(if applicable) -

(1) the Planning Enquiry Counter, 17th Floor, North Point Government Offices, 333
Java Road, North Point, Hong Kong; and

(i)  the Planning 'Enquiry Counter, 14th Floor, Sha Tin Government Offices, 1
Sheung Wo Che Road, Sha Tin, New Territories.

In accordance with sections 16(2F) and/or 17(2D) (taken together with sections 16(2K)(c)
and/or 17(2I)(c) for the accepted further information) of the Ordinance, any person may make
comment to the Board in respect of the application(s) and/or the further information.  The comment
shall state the application number to which the comment relates and shall be made to the Secretary of
the Board by hand, post (Secretariat of the Board: 15th Floor, North Point Government Offices, 333
Java Road, North Point, Hong Kong), fax (2877 0245) or e-mail (tpbpd@pland.gov.hk), or through
the Board’s website not later than the date specified in the Schedule(s).

In accordance with sections 16(21) and/or 17(2G) (taken together with sections 16(2K)(c)
and/or 17(2I)(c) for the accepted further information) of the Ordinance, any comment made to the
Board will be available for public inspection during normal office hours at locations (i) and (ii) above
until the Board has considered the application in question under section 16(3) or reviewed the decision
in question under section 17. The tentative date of the Board meeting to consider the application
has been uploaded to the Board’s website.

The gist(s) of the application(s) (including location plan(s)) can be viewed at the above
locations, the Secretariat of the Board and the Board’s website. Guidelines on submission of
comments and arrangements of the Board meetings can also be viewed at the Board’s website.

Statement on Personal Data

The personal data submitted to the Board in any comment will be used by the Secretary of the Board and Government

departments for the following purposes:

(a) the processing of the application which includes making available the name of the person making the comment
(hereafter known as “commenter”) for public inspection when making available the comment for public inspection;
and

(b) facilitating communication between the “commenter” and the Secretary of the Board/Government departments

in accordance with the provisions of the Ordinance and the relevant Town Planning Board Guidelines.
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Schedule(s)

Section 16 Application for Planning Permission

Building, No. 31 Tai Yau
Street, San Po Kong

Charging) with Ancillary Shop and
Services

. Deadline for
Application No. Location Applied Use / Development Making
Comment
A/HSK/596 Various Lots in D.D. 129, Lau [Renewal of Planning Approval for 3 March 2026
Fau Shan, Yuen Long Temporary Logistics Centre with
Ancillary Staff Canteen for a Period I
of 3 Years )
ATHSK/597 [Various Lots in D.D. 127, Proposed Temporary Public Vehicle| 3 March 2026
'Yuen Long Park (Excluding Container
Vehicles) with Ancillary Electric
Vehicle Charging Facilities and
associated Filling of Land for a
Period of 5 Years i
A/NE-TKL/832 |Lot 2021 S.C RP (Part) in D.D. |Public Vehicle Park (Private Cars 3 March 2026
76 and Adjoining Government |Only) with Ancillary Electric
Land, Leng Tsai Tsuen, Ta Vehicle Charging Facility
| ~_|Kwu Ling o B B
A/SK-HC/371 Various Lots in D.D. 244, Ho | Proposed House (New Territories 3 March 2026
Chung, Sai Kung Exempted House - Small House)
|A/TKO/133 Government Land to the south [Religious Institution (Temple) 3 March 2026
of Ma Yau Tong Central
Sitting-out Area, S.D.3,
~ |Sai Kung - 7
A/YL-HTF/1207 [Lot 129 S.B (Part) in D.D. 128 |Proposed Temporary Open Storage | 3 March 2026
and Adjoining Government of Construction Materials and
Land, Ha Tsuen, Yuen Long  |Associated Filling of Land for a
B Period of 3 Years - ‘
A/YL-TT/768 Various Lots in D.D. 116 and |Temporary Shop and Services (Real| 3 March 2026
Adjoining Government Land, |Estate Agency) and Public Vehicle |
Tai Tong Road, Yuen Long  [Park (Private Cars Only) for a ’
. Period of 3 Years |
A/H21/160 Various Lots in “Commercial |Proposed Minor Relaxation of Non- | 17 March 2026
(7)” Zone Bounded by King’s |domestic Gross Floor Area and
Road and Taikoo Shing Road, |Building Height Restrictions for
Quarry Bay Permitted Commercial |
Development |
A/HSK/598 Various Lots in D.D. 125, Proposed Temporary Open Storage | 17 March 2026
Yuen Long of Construction Materials and
Public Vehicle Park (Excluding
Container Vehicles) with Ancillary
Electric Vehicle Charging Facilities
B ) for a Period of 3 Years
A/K11/250 Unit C, G/F, Perfect Industrial - |Green Fuel Station (Electric Vehicle| 17 March 2026




3 -

D.D. 17, Lo Tsz Tin, Tai Po

Temporary Shop and Services
(Store) for a Period of 3 Years

A/NE-KLH/663 |Various Lots in D.D. 16, Lam Proposed Temporary Place of 17 March 2026
Tsuen, Tai Po Recreation, Sports or Culture
(Hobby Farm) with Ancillary
Facilities and Associated Filling of
A - : Land for a Period of 5 Years :
A/NE-KTS/570 |Various Lots in D.D.100 and  |Temporary Warehouse (Electronic | 17 March 2026
Adjoining Government Land, |Parts and Construction Materials)
Kwu Tung South with Ancillary Office for a Period
of3 Years -
A/NE-KTS/571 |Lots 3335 S.U ss.1 and 3335  |Proposed Temporary Private 17 March 2026
S.Tss.1in D.D91, Lin Tong |Vehicle Park (Excluding Container
Mei, Kwu Tung South Vehicle) and Associated Filling of
Land for a Period of 3 Years
A/NE-KTS/572 |Lot 3335 S.BF in D.D.91, Lin |Renewal of Planning Approval for | 17 March 2026
Tong Mei, Kwu Tung South  |Temporary Shop and Services for a
o ~ |Period of 5 Years
A/NE-TK/853 Lots 1340 (Part) and 1366 in  |Renewal of Planning Approval for | 17 March 2026

A/TM-LTYY/512

Various Lots in D.D.130 and
Adjoining Government Land,
Wong Kong Wai Road, Lam
Tei; Tuen Mun

Temporary Public Vehicle Park
(Private Cars Only) with Ancillary
Facility for a Period of 5 Years

17 March 2026

Uk Tsuen, Ping Shan, Yuen

[Long

A/YL-KTN/1209 |Lots 375 S.C RP (Part) and 376|Proposed Temporary Private 17 March 2026
RP (Part) in D.D. 110, Tsat Vehicle Park (Excluding Container
Sing Kong, Kam Tin North,  |Vehicle) and Associated Filling of
Yuen Long Land and Pond for a Period of 3
Years |
A/YL-KTN/1210 |Various Lots in D.D. 107 and |Proposed Temporary Warehouse 17 March 2026
Adjoining Government Land, |(Excluding Dangerous Goods
Kam Tin North, Yuen Long Godown) with Ancillary Facilities
and Associated Filling of Land for a
Period of 3 Years
A/YL-KTN/1211 |Government Land in D.D. 103, |Proposed Government Use 17 March 2026
Au Tau, Yuen Long (Maintenance Depot)
A/YL-KTS/1117 |Lot 1280 RP (Part) in D.D. 106 |Proposed Temporary Open Storage | 17 March 2026
and Adjoining Government of Construction Materials and
Land, Kong Ha Wai, Kam Construction Machineries with
Sheung Road, Kam Tin South, |Ancillary Site Office, Staff
Yuen Long Restrooms and Facilities for a
Period of 3 Years
A/YL-NSW/364 |Lot 592 S.C ss.1 RP (Part) in |Temporary Site Office with 17 March 2026
D.D.115, Tung Shing Lei, Ancillary Facilities and Associated
Yuen Long Filling of Land for a Period of 3
Years
A/YL-PH/1109  |Various Lots in D.D. 111, Temporary Public Vehicle Park 17 March 2026
Leung Uk Tsuen, Pat Heung, |(Excluding Container Vehicle) and
. [Yuen Long Associated Filling of Land for a
S Period of 3 Years
A/YL-PS/774 Lot 422 S.B in D.D. 126, Shing Proposed House (New Territories 17 March 2026

Exempted House - Small House)
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Yuen Long

A/YL-SK/448 Lot 1030 S.A (Part) in D.D. Proposed Temporary Shop and 17 March 2026
114, Shek Kong, Yuen Long  [Services with Ancillary Facilities
and Associated Filling of Land for a
i o ~[Period of 5 Years
A/YL-TT/770 - |Lot 1302 RP (Part) in D.D. Proposed Temporary Open Storage | 17 March 2026
118, Tai Shu IHa Road West, |and Warehouse for Storage of

Construction Materials and
Associated Filling of Land for a
Period of 3

Years

Section 16 Application for Planning Permission - Submission of Further Information

Deadline for

Application No. Location Applied Use / F“"““’T Making
Development Information
Comment
A/YL-KTS/1079 [Various Lots in Temporary Vocational [Responses to 3 March 2026
D.D.106, Kam Tin, |Training Centre fora |Departmental
Yuen Long Period of 3 Years Comments, revised Fire
: Service Installations
Proposal and Drainage
Proposal
A/NE-KLH/660 |Government Land |Proposed Public Responses to 17 March 2026
in D.D. 9, Yuen Utility Installation departmental comments,
Leng, Tai Po (High Voltage Pillar) |revised application
form, layout plan and
other supporting
documents.
A/TM-LTYY/502 [Lots 531 RP, 532 |Proposed Residential |Responses to 17 March 2026
S.D RP and 532 RP|Development (Flat)  |departmental comments,
inD.D. 130 and  |with Shop and revised Air Quality
Adjoining Services Use and Impact, Sewerage
Government Land, |[Minor Relaxation of |Impact, Noise Impact
Lam Tei, Tuen Plot Ratio and and Drainage Impact
Mun Building Height Assessments,
Restrictions replacement pages of
the supplementary
planning statement, and
revised drawings.
A/YL-HTE/1200 |Various Lots and |Temporary Warehouse|Responses to 17 March 2026
Adjoining (Storage of departmental comments
Government Land |Construction and a new Drainage
in D.D. 128, Ha Materials, Metal and |{Impact Assessment.
Tsuen, Yuen Long |(Electronic Parts) with
Ancillary Open
Storage and
‘|Associated Filling of
Land for a Period of 3
Years

24 February 2026

Town Planning Board
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E-mail Disclaimer

The information contained in this e-mail (including any attachments) is confidential and is intended solely for the addressee. If you are not the intended recipient,
please notify the sender immediately and delete this e-mail from your system. Any unauthorized use, disclosure, copying, printing, forwarding or dissemination of
any part of this information is prohibited. MTR Corporation Limited does not accept responsibility and shall not be liable for the content of any e-mail transmitted by
its staff for any reason other than bona fide business purposes. There is no warranty that this e-mail is error or virus free. You should not rely on any information
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Dear Secretary, Town Planning Board,
Please find attached the comments on Planning Application (A/H21/160) for your review.

Please note that the original hard copy was delivered to the Board by hand on 16" March 2026 at 3:01 p.m.

Yours sincerely,
Taikoo Shing Management Liaison Council
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the comment should be made to the Town Planning Board (the Board) before the expiry of the specified
statutory period;
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the tentative date of the Board to consider the application has been uploaded to the Board’s website

(https://www.tpb.gov.hk/). The meeting for considering planning applications, except the deliberation

parts, will be open to the public. For observation of the meeting, reservation of seat can be made with
the Secretariat of the Board by telephone (2231 506 1), fax (2877 0245 or 2522 8426) or e-mail
(tpbpd@pland.gov.hk) at least one day before the meeting. Seats will be allocated on a first-come-
first-served basis; '
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the paper for consideration of the Board in relation to the application will be available for public

inspection after issue to the Board Members at the Planning Enquiry Counters of: the Planning
Department (Hotline: 2231 5000) and  on the Board’s website
(ILﬁDs:lfwww.tDb.gov;hk/cn/meetinas/indcx.html), and at the Public Viewing Room on the. day of

meeting; and :
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after the Board has considered the application, enquiry about the decision may be made at tel. no. 2231
4810 or 2231 4835 or the gist of the decision can be viewed at the Board’s webéite after the meeting,
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To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426 '

By e-mail : tpbpd@pland.gov.hk

HREIWFRE B 54R57 The application no. to which the comment relates
A/HZ21/160

BRE WAETE  FSHEHSHH)
Details of the Comment (use separate sheet if necessary)

Details of the corhment, please refer to the attached letter.

Taikoo Shing Management

MEERA | /4 me of person/company making tlns comment | inisan Cauncil

#re Signature HHA Date 1" March 2026
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16" March 2026

Secretary, Town Planning Board
15/F, North Point Government Offices,
333 Java Road,

North Point,

Hong Kong

To Seéretary, Town Planning Board,

Comment on the “Proposed Minor Relaxation of Non-domestic Gross Floor Area and Building
Height Restrictions for Permitted Commercial Development Various Lots in Various Lots in
“Commercial (7)” Zone Bounded by King’s Road and Taikoo Shing Road, Quarry Bay, Hong Kong
(Application No.: A/H21/160)".

1. Maintain the Development Intensity and Mixed-use Balance under the Planning Intention
forTaikoo Shing and Kornhill Garden
e Taikoo Shing and Kornhill Garden should retain their current development intensity to preserve
the planned residential-commercial balance and neighbourhood liveability.

2. The 20% Minor Relaxation Is Not Appropriate At This Location
e Gross Floor Area (GFA) relaxation of 20.7% and Beam Height relaxation of 22.2% are excessive
and not “minor™.
* A 20% “minor relaxation” is only a practice, aimed at housing in less dense areas, and is unsuitable
for this already dense commercial location.

3. Intensification Should Be Directed to Taikoo Place Away From This Sensitive Location With
Residential Interfaces
o The site is a small commercial block within a mainly residential area; more commercial GFA here
upsets the planned residential-commercial balance of Taikoo Shing/Kornhill and should instead
go to Taikoo Place.

4. Risk of Setting Precedents For The Future Development Of The Property In The Same Locality
and Cumulative Negative Impacts On The Amenity Of The Surrounding Residents
e Approval of this S.16 Application could set a negative precedent for similar developments nearby,
leading to cumulative impacts that harm residents’ amenities—such as sunlight, sky view,
openness, and light conditions—for surrounding properties like Taikoo Shing Horizon Garden,
Kam Din Terrace, and On Shing Terrace.

5. The Current Planning Controls Already Allow Significant Development
e The current planning controls already allow building up to 135 metres above the Hong Kong
Principal Datum(mPD), but the proposed increase to 165mPD is substantial and unjustified, as it
conflicts with height restrictions meant to protect view and ventilation, and lacks sufficient
planning or design merits for relaxation.



6. The Taller Building in The Taikoo Place Comprehensive Commercial Area is Irrelevant

Reference

The taller buildings cited in Taikoo Place are irrelevant because they either comply with or predate
the height restrictions, and they are located in a separate commercial area with different
characteristics from the application site.

7. The Approved GBP May Be Given With Sympathetic Consideration But Need Not Be Acceded
To In Order To Protect The Amenity Of The Surrounding Residents

A previously approved General Building Plan (GBP) exceeding planning controls may be
considered sympathetically but does not guarantee approval, any relaxation must balance the
applicant’s rights with the Town Planning Board’s duty to safeguard surrounding amenity.

8. Concentrating The Additional GFA For The Entire Commercial Zone at No.1111 King’s Road
Is Unbalanced, Resulting In An Exceptionally Tall And Bulky Building

10.

Concentrating the entire GFA increase at No. 1111 King’s Road creates an oversized, unbalanced
development; the added floor area should instead be proportionally distributed to avoid
over-massing and protect nearby residents’ amenity.

The Claimed Publie/ Planning Gains/ Design Merits Are Insubstantial And Inadequate
Justification For The Proposed Minor Relaxation

The 5/F Barrier Free Area and pedestrian circulation enhancements can be retrofitted without
increasing GFA or building height, are already commercially incentivized, and are unrelated to the
proposed additional building bulk.

The 30/F refuge floor/sky garden mainly fulfills fire-safety and open-space requirements under
Hong Kong guidelines. Since it is essentially regulatory compliance rather than a genuine public
planning gain, it should not justify additional building bulk—especially given the negative impact
on nearby residents’ amenity.Opening the refuge floor/sky garden to the public contradicts JPN2
App. A 2(d), which limits sky gardens to owners, tenants and visitors unless BA agrees.

Adverse Amenity and Liveability Impacts at a Highly Sensitive Residential Interface

a)

b)

d)

Sunlight/ Daylight Access and Sky View

It is crucial that a micro-climate study should be carried out to assess the impact on the environment
of Taikoo Shing. The proposed extra height and bulk at Taikoo Shing’s southern edge would
significantly reduce year-round sunlight and sky views for nearby residences, further disrupting
the area’s planned roofline harmony and harming residents *wellbeing.

Overlooking Concerns and Privacy

The proposed additional floors will directly overlook more units at Taikoo Shing and Kornhill
Garden, affecting residents’ wellbeing.

Glare/ Light Pollution

The enlarged curtain-wall fagade would worsen daytime glare and night-time light spill for nearby
homes, and existing government lighting guidelines fail to sufficiently protect residents’ wellbeing.
Nuisance during Construction

The proposed relaxation and extension is in the close proximity of the adjacent residential
buildings, that the nuisance during construction stage will definitely adversely affect
the liveability of the residents.



11, Pedestrian & Traffic Congestion and Noise in the Neighbourhood

The applicant provided only a vehicular, not a pedestrian, traffic assessment. Existing footpaths in
Taikoo Shing are already congested and noisy during peak hours, and adding more office space
would further worsen pedestrian comfort, safety, and residents’ living conditions.

The traffic study is incomplete: it omits nearby planned developments, added bus services and
construction-period traffic.

The assessment overlooked nearby undeveloped projects, expected growth in bus services, and
traffic conditions during construction.

The proposed planning application do not have new car parking provisions and will make use of
existing car parking spaces, that the new office use may lead to higher traffic at adjacent roads,
potentially lead to bottle-neck or traffic congestion, as well as more frequent maintenance of nearby
roads.

12. Excessive Office Population In The Residential Context Not Adequately Accommodated By
Shops And Services '

Lunch-hour crowding at Cityplaza, Kornhill Plaza, and nearby streets shows that local facilities
and pavements are already at full capacity, indicating the area’s population and GFA should not
be further increased.

13. Reasonable Expectation To Preserve The Character of The Taikoo Shing

Residents paid a premium to live in Taikoo Shing for its balanced residential-commercial character,
and further development intensification would alter this character and harm residents’ amenity

during peak periods.

14. Public Consultation

No prior public consultation was conducted with nearby Taikoo Shing residents despite their close
connection to the site prior to lodging the application. Consultation only at the statutory stage is
too late, as the design is already advanced and the developer is unlikely to change significantly.
Consultation was only indirectly informed through Taikoo Shing Management Liaison Council,
leaving most residents not well-informed. As some views were submitted through Taikoo Shing
Management Liaison Council, the Town Planning Board should not assess consultation quality
solely by the number of public comments received.

The site notice is placed in a low-visibility location at G/F lobby of no. 1111 King’s Road, making
it unlikely to be seen by many nearby residents, particularly those from Kornhill Garden and parts
of Taikoo Shing.

Conclusion

Object the proposed Application
The Town Planning Board is urged to limit the 20% GFA increase to No. 1111 King’s Road’s site
area only, reducing the overall gain to about 7.8% for a more reasonable building bulk

Yours sincerely,

—

Taikoo Shing Management Liaison Couhgil-
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To: The Secretary, Town Planning Board
RE: OBJECTION to Planning Application No. A/H21/160 (1111 King's Road)
Deadline: 17 March 2026

[ am a resident of The Floridian (18 Sai Wan Terrace). | formally OBJECT to the proposed 20.7% GFA and
22.2% Height relaxation. This intensification is not "minor” and poses insurmountable impacts:

1. Unrepresentative Carpark/Traffic Data (Oct 2024 & Jan 2025) (Appendix C4.2.1 & 3.2.2)
The applicant relies on carpark utilization in October 2024 and traffic count in early January 2025. This
data is fundamentally unrepresentative:
* Post-Pandemic Bias: In late 2024, many major firms in the Quarry Bay hub were still utilizing hybrid
Work-From-Home (WFH) models.
" Seasonal Distortion: January 2025 data captures a period influenced by the Lunar New Year holiday
and the temporary post-COVID surge in online shopping over physical retail.
e Demand: ] request the Board defer approval until a 2026 survey is conducted to reflect the "full
return-to-office" reality and the true saturation of Tai Koo MTR Station.
2. Critical Structural Risk to MTR (Scheduled Area 3)
Adding 13 storeys to a 30 year old foundation above the Island Line is a major safety concern. A Full
Structural Preliminary Appraisal must be made public before approval to ensure no risk to the station box
or tunnels.

3. Lobby and Public Area Conversions & Misleading Planning Statement

The 1/F, 2/F, 3/F near escalator zones and 5/F, 6/F lobbies have already been converted into food courts,
restaurants, or a bank. In particular, the Planning Statement (Para 3.4.2.) is misleading by presenting 5
‘planned’ Kiosks at 5/F where a resturant already physically in place in the marked photo(Photo 1 and 2).
would demand a GFA Audit to ensure proper land use. In any case, the applicant has already sacrificed
escalator zone spaces and spacious lobbies for commercial profit. Granting a further 20.7% GFA relaxation on
top of this already ‘maxed out’ building is an excessive and unjustified request. The Board should prioritize
the preservation of building quality and neighborhood character over applicant’s desire for further
commercial expansion.
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BAGr-Ires DCCEss 1o Mo S6rvice WS inside 1111 King's Road, including Lin 14
shown on Figure 3 4.

Currently, layby for pick-sp / drop-off is only avallable at Talkoo Shing Road. For

Enhancement Works on 5/F

To urthet release potentials of the area on 5/F cutside the main entrance of 1111
King's Road abutting King's Road. the Applicant proposes lo upgrade this area for
enjoymant by everyona and provide & comionable environment for paoplo waiting
for buses. The 5F Landscape Plan at Figure 3.4 summarises the enhancement
works 10 be carried out on 5/F.

Part of the current office lobby area on 5F will be renovaled as a semi-outdoor /
indoor area o provide relaxing space within an indoor engsaament but with sides
opened-up lacing King's Road to achieve a more interactive space between
outdoor / indoor atmosphere, Flexibie seating is provided in this area, both along
the outdoor-indoor boundary and the more indoor nrea, making this area a dining
space lor people 1o enjoy kght meal and coffee. This area also provides comiort for
peoplo walting for buses. because digital signage board showing bus arrival time
will be installed here. People can sit in & semi-ouldoor / indoor area to wait for
Incoming bus instead of walting outside. where there is currently nil provision of
soating.

Uimarstyn Canvies Hong Kong Lid [ Jaraary 020

5/F Landscape Plan
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4. Fundamental Rejection of 30/F Sky Garden (Privacy/Security)

Per Para 3.2.1, the open-air garden has no glass facade, creating a permanent "lookout” into the private
bedrooms as well as living and dinning rooms of The Floridian. We reject this "gain" entirely as it is

a private nuisance and a security risk.

5. Scientific Inadequacy of Air Ventilation Assessment (Appendix D)
The "Expert Evaluation” in Appendix D is a qualitative study back in 2008 which is considered outdated. It
also lacks the numerical rigor of CFD or Wind Tunnel testing.

o It fails to quantify the loss of wind velocity for uphill residents at Sai Wan Terrace.

o Italso fails to provide the latest Urban Heat Island (UHI)effect caused by the increased bmldmg bulk,

which will lead to higher night-time temperatures for our estate.

* The Board should require the updated Quantitative AVA and Study before making any decision.
6. Undesirable Precedent
Approving this will trigger a "domino effect” for commerical/office building in this area leading to a 20%
cumulative density increase that will collapse local infrastructure.

I urge the Board to REJECT this application.

Submitted by: Miss Hazel Yip
Address:

Date: March 16, 2026

Sent from my iPad
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¥ 44 Comment_form A_H21_160_ SC.pdf
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Dear Panel,

Please find attached my comment form for the captioned subject. Thank you for your attention.

Regards,
Stanley

£
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The comment should be made to the Town Planning Board (the Board) before the expiry

of the specified statutory period;

2. iﬁkkﬁ@%"f&lﬁiﬁﬂ‘ﬂwﬁ@%ﬁlﬂ%Etﬂﬁ"ﬁ?iﬁziﬁgﬂ’ﬂéﬁﬁ
(https://www.tpb.gov.hk/tc/) * 5 [EARL M e S T 2B T Y S G T RS2 53 B84 »
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(2877 0245)5% B} (tpbpd@pland.gov.hk) 5734 & i pE T WT By « J iy ird 45 2
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The tentative date of the Board to consider the application has been uploaded to the

Board’s website (https://www.tpb.gov.hk/en/). The meeting for considering planning

applications, except the deliberation parts, will be open to the public. For observation
of the meeting, reservation of seat can be made with the Secretariat of the Board by
telephone (2231 5061), fax (2877 0245) or e-mail (tpbpd@pland.gov.hk) at least one day
before the meeting.  Seats will be allocated on a first-come-first-served basis;

3. PRSI & 7 25 8 B 0 2 B S YERREWR O T BRI ot
H - iﬁm%#ﬂiﬁﬁ{lﬁ}ﬁ-ﬁ%@%(ﬁ?&]ﬁﬁ 2231 5000) » DARAE €3 & B EROR @
W= » DEATER B
The paper for consideration of the Board in relation to the application will be available
for public inspection after issue to the Board Members on the Board’s website, at the
Planning Enquiry Counters of the Planning Department (Hotline: 2231 5000) and at the
Public Viewing Room on the day of meeting; and

4. ERAR G 31 » FTE(E62231 4810882231 48353 A - BRAE St
ik ARG E R iR -
After the Board has considered the application, enquiry about the decision may be made
at tel. no. 2231 4810 or 2231 4835 or the gist of the decision can be viewed at the
Board’s website after the meeting.
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To: Secretary, Town Planning Board

By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax: 2877 0245

By e-mail: tpbpd@pland.gov.hk
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Public Comment on Planning Application A/H21/160
Minor Relaxation of GFA & BH at 1111 King's Road, Quarry Bay (S/H21/160)

Dear Panel,

| am a Kohnkill resident strongly objecting to this application. As a community stakeholder
and daily user of the surrounding streets and spaces, my photos taken recently expose the
gaping flaws in the TIA, AVA, and VIA reports.

1. TIA Ignores Real lllegal Loading & Pedestrian Danger
The TIA claims "no observed queueing from basement or illegal on-street loading". False.

o Heavy trucks routinely block the brick pavement on King's Road for direct loading: |
saw truck unloading midday and in the morning, causing pedestrians with strollers
and wheelchairs squeezing past dangerously. Also illegal waiting on G/fl.

« The proposed 5/F "shared" drop-off/loading bay on a single-lane bus stop will create
chaos, worsening existing illegal parking at the busy bus terminus.

Photo Support for 1.

Existing Issues related to Transport on Ground Floor and 5/Fl




2. AVA & VIA Hide the "Canyon Trap" Reality

AVA admits a "larger wake zone" post-extension but calls impacts "insignificant". VIA uses
distant views (e.g., 2.8km Kai Tak) to claim "negligible" effects. My ground photos prove
otherwise: '

« The site is already a narrow concrete canyon between Taikoo Shing towers: minimal
sky visible, 1111 King's Road looms oppressively).

« Adding 13 storeys (30m to 165mPD) will seal this canyon, trapping exhaust/heat in
residential heart.

3. No Glare/Light Pollution Assessment - Glass Tower Disaster
No mention of facade materials or reflectivity. Existing blue glass is a mirror:
« Intense daytime glare bounces into homes: reflections blinding from street level.

e 13 new office floors = massive nighttime light pollution beaming into bedrooms.



Photo Support for 2 & 3.

The ‘Ground Truth’ as seen from Taikoo Shing
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The ‘Ground Truth’ as seen from the Vicinity Public Areas

4. "Public Benefits" Are Meaningless; Construction Risks Ignored

Sky garden on 30/F for "yoga/jogging" ignores we have ample parks, podiums, and indoor
facilities already. Regarding the environment of the building: more office workers = worse
smoking/pollution around podiums which is irritating for users like me already.
Furthermore, there is no discussion of years-long construction and safety hazards.

The attached photos alone question the reports' credibility. Reject this 20.7%
GFA/22.2% height relaxation, which is by no means minor, that crushes our livability.

Sincerely,
Stanley Chak

Kohnhill, Quarry Bay

emait I

16 March 2026
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A/H21/160

East HONG KONG/ Cityplaza One / 1111 King’s Road, Quarry Bay
Site area: 13,581sg.m

Zoning: "Commercial(7)"

Applied development: MR GFA and BHR 165mPD (45/135mPD) / OS 3,203sq.m / 845 Car — 45
Goods Vehicle Parking

Dear TPB Members,
Strong Objections. While the Applicant states that

1.1.4 It should be highlighted that although the Application Site will be the whole “C(7)” zone on
the OZP covering 1111 King’s Road, Cityplaza and east HONG KONG, the addition of GFA and BH
is to 1111 King’s Road (Subject Site). Existing development parameters of Cityplaza and east
HONG KONG in “C(7)” zone will remain unchanged

But approval of the application would effectively increase the BH on all three sites to 165mPD. This
would encourage further development that would effectively wipe out the spatial relief provided by
Cityplaza One and further compromise the already ruptured step down formula by creating a
significant wall effect that would impact many residential buildings in the district.

The application should be restricted to the 1111 King’'s Road portion only.

Mary Mulvihill
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Ms. Doris HO Pui-ling, J.P.
Chairperson of Town Planning Board
15/F, North Point Government Offices

333 Java Road, North Point, Hong Kong

17 March 2026

llectiv jection of Nearby Residents to Planning Application No. A/H21/16

1111 King’s Road, Quarry Bay

Dear Ms. Ho,

| am writing in my official capacity as the District Councillor for the Eastern District to
formally present the collective voice and strong opposition of the local community

regarding the above-mentioned application.

A thorough public consultation conducted within the district has yielded 257 petitions
from residents of Taikoo Shing and nearby areas. The results are clear: 255 residents

(over 99%) demand the rejection of this application, while only 2 expressed support.

As the representative for these stakeholders, | am duty-bound to convey the following

grounds for their collective objection:
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1. Community Rejection of the “Minor” Relaxation Label
The residents consider the applicant’s description of a 20.7% GFA relaxation as
“minor” to be a misleading representation of the actual impact on their
neighbourhood. While the increase is calculated across the entire “Commercial (7)”
zone, the community notes that the entire 25,500 m? of additional floor area is
concentrated solely on 1111 King’s Road. This represents a site-specific
intensification of approximately 32.7% over the building's existing GFA. The residents
feel that such a massive vertical expansion atop an existing structure is an over-

development that fundamentally alters the local urban grain.

2. Concerns Over Contradictory Claims and Environmental Integrity

The community expresses deep concern over what they perceive as a lack of

transparency in the application. Although the applicant claims in Part 9 of the form

(i.e. Form No. $16-1) that the proposal will have no adverse impacts on the

environment or traffic, their own technical reports admit otherwise:

* Air Ventilation: The Air Ventilation Assessment admits the increased height
"would create a larger wake zone" and that wind performance for downwind
areas—including Taikoo Park, Sunway Garden, and Harbour View Gardens—may
be reduced.

= Sky View: The Visual Impact Assessment acknowledges that the development
"will obstruct portions of the open sky view" from various vantage points used by

the public.
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3. DirectImpact on Residential Quality of Life

Residents of the adjacent mansions, specifically Fu Shan Mansion and Kam Shan
Mansion, highlight that the proposed increase from 106.35mPD to 165mPD wiill
severely shadow their homes and obstruct natural lighting. The extreme proximity of
the development to these residential clusters makes the loss of sky view a constant

grievance for those living in its shadow.

. Safety and Regulatory Doubts Regarding the “Sky Garden”

The community is highly sceptical of the proposed "planning gain" on the 30/F. It is
noted that this floor is designated as a refuge floor. Residents have raised serious
questions regarding the safety and legality of placing intensive "active" facilities such
as jogging lanes, fitness mirrors, and yoga areas on a floor mandated by fire safety
regulations for emergency evacuation. They believe a life-safety refuge floor should

not be marketed as a recreational amenity.

. Omissions in Traffic Impact and Infrastructure

Local stakeholders point out that the applicant’s Traffic Impact Assessment fails to
account for well-known community bottlenecks. Specifically, it ignores the
congestion at the Island Eastern Corridor (IEC) Taikoo Shing exit, where vehicles often
gueue to enter the Cityplaza car park via Tai Fung Avenue. The addition of 1,020

workers will inevitably worsen these lane-shifting hazards and overall gridlock.
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6. Prolonged Construction Nuisance for an Aging Population

The residents express dread regarding the construction phase, which is expected to
last until 2029. Because this involves building 13 new storeys directly on top of an
active office building, the community anticipates years of noise, vibration, and dust.
This is particularly concerning for Taikoo Shing’s significant population of retirees and
elderly residents who spend their days at home in the immediate vicinity of the

construction site,

. Inadequate Public Benefit and Restricted Access
The community feels the proposed benefits are insufficient to offset the negative
impacts. The 30/F sky garden is restricted to 8 a.m. to 8 p.m., making it unavailable to

many residents after work.

. Grossly Inadequate and Ineffective Consultation Process

The community strongly criticises the consultation process as being both insufficient
and poorly timed. Although the Board received the application on 12 February 2026,
the District Councillors were not informed until 24 February 2026. This notification
coincided with the Chinese New Year celebration period, a time when most residents
were occupied with family festivities and traditional holidays. Consequently, the
effective window for informing the public and gathering meaningful feedback was
reduced to only three weeks before the 17 March 2026 deadline. This is an
unacceptably short duration for a 50-year-old established estate to digest a complex

technical proposal involving a nearly 60-metre height increase. The applicant’s failure
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to conduct any proactive private consultation prior to this narrow window further
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demonstrates a lack of transparency and a disregard for the community’s right to be

heard.

In conclusion, on behalf of the 257 objecting residents who have entrusted me with their

petitions, | request the Town Planning Board to seriously consider the extensive and valid

concerns raised above. We trust the Board will carefully weigh the residents' quality of

life against the applicant's desire for commercial intensification.

Yours sincerely,

/ /
/

Calvin Kwok

Eastern District Councillor

Enclosure:

Appendix: Report on Community Consultation



§ i A RAMASSEITRE

% Hong Kong Special Administrative Region of the People’'s Republic of China

K;‘;ilﬁ
. astern |
% 2 [® % & EASTERN DISTRICT COUNCIL District Couni

ZBIE® «. wa Dr Calvin KWOK Ho-king

ndix: R ton mmunity C ltation

To ensure the Town Planning Board receives a representative and verified account of the
local sentiment regarding Application No. A/H21/160, a comprehensive public
consultation was conducted within the Taikoo Shing community. The methodology and

results are detailed below:

1. Consultation Methodology

A multi-channel outreach strategy was employed to reach a broad cross-section of

residents, from long-term owners to young professionals.

* [nformational Outreach: An informational flyer was prepared to outline the
proposed development plan at 1111 King’s Road. (Figure 1)

* Digital Engagement: To facilitate accessibility, a digital version of the flyer and a
link to an online gquestionnaire (Figure 2) were distributed via WhatsApp to
approximately 500 verified residents of Taikoo Shing. The consultation was also
publicised through official social media channels to ensure maximum community
awareness.

» Direct Public Engagement: Three sessions of physical street stations were
conducted at the junction of Tai Fung Avenue and Taikoo Shing Road (Figure 3) on
27 February 2026, 6 March 2026 and 16 March 2026. The location was selected as
a primary pedestrian gateway for residents of the adjacent mansions (such as Kao

Shan Terrace) who are most directly affected by the proposed development bulk.
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2. Data Collection and Integrity
To maintain strict data integrity, residents were invited to submit their views through
either a physical petition or a digital questionnaire. To prevent overlapping or
duplicate responses, clear instructions were provided that each resident should
utilise only one of these two methods. Consequently, the results represent 257

unique stakeholders.

3. Summary of Results

The findings of the consultation reveal a near-unanimous rejection of the proposed

relaxation.

* Physical Petition: A total of 136 signatures were collected. Of these, 134 (98.5%)
expressed strong objection to the application, while only 2 respondents expressed
support. (Figure 4)

* Online Questionnaire: 121 responses were received through the digital portal.
100% of these respondents (121 out of 121) registered their objection to the

proposed development. (Figure 5)

4. Conclusion
The consolidated results show that of the 257 community members consulted, 255
(over 99%) demand the rejection of the application. This overwhelming consensus
demonstrates that the local community does not view the proposed vertical
expansion as a "minor relaxation" but as a significant threat to their established living

environment, natural lighting, and overall quality of life.
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Figure 1: The Flyer
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Figure 2: The Online Questionnaire
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Figure 3: Direct Public Engagement
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Figure 4: Petition Results
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Figure 5: Online Questionnaire Results
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Comments on Planning Application
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5% H Hf Date Received
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Important Notes:

L B ROVEREENAESRERRI T REZEEE (TF TRg ) '
The comment should be made to the Town Planning Board (the Board) before the expiry
of the specified statutory period;

2. A g ERAFFONET ECTEAONE LERBRAGHNHEE
(https:/www.tpb.gov.hk/tc/) - E K& FH T AR ITHY G HRCEITRHRAVEL TBRID) - &
FIABRA - ARG H  HEB g HHn—RATLIEE (2231 5061) ~ {#E
(2877 0245) = B T (tpbpd @pland. gov.hk) [F] AR € B E iE TH BE AL  BE L &% 5E E 5
REVERAISEC |

The tentative date of the Board to consider the application has been uploaded to the

Board’s website (https://www.tpb.gov.hk/en/). The meeting for considering planning

applications, except the deliberation parts, will be open to the public. For observation
of the meeting, reservation of seat can be made with the Secretariat of the Board by
telephone (2231 5061), fax (2877 0245) or e-mail (tpbpd@pland.gov.hk) at least one day
before the meeting. Seats will be allocated on a first-come-first-served basis;

3. HEIAR & 155 8 SR I S BRI - §E SRS 8 E BRERNIE §694
H - HEFWREE R TR (&R 2231 5000) » DARFEEH#E 0 RS
R E - DIMERARER ) K
The paper for consideration of the Board in relation to the application will be available
for public inspection after issue to the Board Members on the Board’s website, at the
Planning Enquiry Counters of the Planning Department (Hotline: 2231 5000) and at the
Public Viewing Room on the day of meeting; and

4. FEWR G B ER - TTEER2231 481022231 4835EHARATE » R GHL
Rig » PR GV E D BB ERHE -
After the Board has considered the application, enquiry about the decision may be made
at tel. no. 2231 4810 or 2231 4835 or the gist of the decision can be viewed at the
Board’s website after the meeting.
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To: Secretary, Town Planning Board

By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax: 2877 0245

By e-mail: tpbpd@pland.gov.hk

AR B R GRR

The application no. to which the comment relates AH21/160

BRARE (WARE  FXHESAH)

Details of the Comment (use separate sheet if necessary)
Objection to the above application. Please see attached for details.

TRERA L & HE

R. Kong
Name of person/company making thigComment
s HH
: - 16 March, 2026
Signature Date




Visual Impact Assessment

The conclusion that the visual effects of the proposal would generally be “negligible to slight”
appears to be insufficiently substantiated. The application states that the VIA is based on five
selected viewpoints, namely Sai Wan Ho Playground, Shau Kei Wan Service Reservoir
Playground, Taikoo Park, Quarry Bay Park and Kai Tak Cruise Terminal

These selected viewpoints appear to place considerable weight on distant, elevated or partly
screened views. While those viewpoints are relevant to the assessment exercise, they do not

appear to fully capture the everyday visual experience from the surrounding public realm, including

nearby streets, podium-level spaces and public sitting-out or rest areas within the nearby estates.
In addition, the VIA seems to rely to a significant extent on foreground planting and incidental

screening as factors moderating the apparent visual effect.

The VIA also appears to adopt relatively low viewer-sensitivity assumptions at certain public
viewpoints. This is of particular relevance to VP2 (Shau Kei Wan Service Reservoir Playground),
VP4 (Quarry Bay Park) and VP5 (Kai Tak Cruise Terminal), all of which are public or strategic
viewpoints where visual amenity, spatial openness and appreciation of the skyline may reasonably
be regarded as important. In that context, the sensitivity ratings warrant closer scrutiny, as they
materially affect the significance rating ultimately assigned to the proposal.

Air Ventilation Assessment

The application relies on a qualitative air ventilation assessment and concludes that the scheme
would be acceptable from an air ventilation perspective. The stated position is that the additional
storeys would be constructed above the existing building, that the footprint of the proposed upper
floors would be the same as or slightly smaller than the existing storeys, and that wind flow along
the existing road network would therefore not be significantly affected.

Against the background of the Planning Department’s earlier Quarry Bay AVA, which identified the
east-west road network, including Taikoo Shing Road and Taikoo Wan Road, as important
ventilation paths and noted the effect of existing podium massing in the Cityplaza area on sea-to-
land airflow, a substantial increase in the height of 1111 King’s Road would appear to warrant a
more rigorous quantitative examination of cumulative and downstream effects, rather than
reliance on broad directional commentary alone.

This point is material because the assessment itself is understood to acknowledge that the
proposed height increase would generate a larger wake zone and that wind performance in
downwind areas such as Taikoo Park, Sunway Garden, Harbour View Gardens and Bo Fung
Gardens may be reduced. In that regard, it would be reasonable to seek clearer explanation as to

whether, and if so to what extent, potential downstream effects on residential blocks in Taikoo
Shing. Kornhill Garden, Kornhill, and the Floridian have been fully considered.

Compatibility with Surrounding Context

The proposed relaxation of the building height restriction for 1111 Kings Road from 135mPD to
165mPD should be approached with caution having regard to the immediate townscape setting of
the site. The Planning Statement itself describes the application site as being at the heart of
Taikoo Shing, within a well-established residential-cum-commercial centre, and states that
residential blocks surround the site.

While the applicant refers to the height profile of office buildings in Taikoo Place, generally said to
be in the range of about 150mPD to 170mPD, and to One Island East at 301mPD, as support for
the proposed 165mPD height, the usefulness of those comparisons appears limited. The subject
site is not situated within the core of an office cluster, but at the interface of an established
residential-cum-commercial neighbourhood including Taikoo Shing and Kornhill. The proposed

increase in height would introduce a building form that is not in sufficient visual and townscape
harmony with its immediate environment which is primarily residential. In these circumstances, the

acceptability of the proposed height increase should more appropriately be assessed by reference



)

to its immediate relationship with nearby residential developments and the particular character of
this part of Quarry Bay, rather than by comparison with taller buildings in a separate and more
intensive commercial precinct.

Public Benefits Offered

The applicant places reliance on a number of claimed planning gains, including a 30/F refuge
floor-cum-sky garden of about 2,143m2, to be opened to the public free of charge from 8 a.m. to
8 p.m. daily, enhancement works to the 5/F area facing Kings Road, a new pick-up/drop-off
facility on 5/F, and an improved pedestrian connection between Kings Road and Taikoo Shing
Road. While these features are noted, their overall value to the wider community appears open to
question.

As regards the proposed sky garden, the Planning Statement makes clear that this would also
serve as the refuge floor and would operate as a refuge floor-cum-sky garden rather than a wholly
independent public facility. Given the existing provision of parks and public sports facilities in the
wider area, the additional community value of this feature may be limited. It is therefore legitimate
to ask whether this component is primarily a by-product of code and design requirements rather
than a substantial public gain in its own right.

With respect to the proposed pick-up/drop-off arrangement, the application states that the 5/F
area outside the main entrance currently functions mainly as pedestrian circulation space and a
bus waiting area, and that two lay-bys are proposed there as part of an “Arrival Plaza” for barrier-
free access. The Traffic Impact Assessment section also states that these lay-bys may be share-
used as two van loading/unloading bays. In light of the constrained width and busy conditions
along this stretch of Kings Road, it is reasonable to question whether the proposal may add to
local congestion rather than meaningfully improve public convenience.

As for the proposed semi-outdoor / indoor area, food kiosks and seating at the 5/F main entrance,
the application states that part of the current office lobby area would be opened up facing Kings
Road, with seating, kiosks and digital bus-arrival information for users and the public. Questions
remain, however, as to who would be responsible for day-to-day management, cleanliness and
hygiene, and whether a semi-open arrangement adjoining a major road would in practice result in
poorer comfort due to roadside air pollution and summer heat. Those operational considerations
should, in my view, be addressed more clearly before substantial weight is attached to this feature
as a public benefit.

Regarding the claimed improvement in pedestrian connectivity, the application states that the
existing route from Kings Road on 5/F to the shuttle lifts on 6/F is presently indirect, and that the
proposal would create a straighter route with kiosks, seating and clearer sightlines, to be opened
to the public during Cityplaza operating hours. While this may improve circulation for users of
1111 Kings Road, there are already multiple pedestrian connections between Kings Road and
Taikoo Shing Road in the wider area. It is therefore not evident that the proposal would deliver a
significant new public benefit, as distinct from improving convenience for the building and its
users.

Taken together, the claimed community benefits appear either to arise incidentally from building

design and code requirements. or to be closely aligned with the commercial functioning and

accessibility of the development itself. In that sense, the extent of independent public gain
appears limited.

Overall Planning Concern

In light of the likely effect on the surrounding public realm, the limited nature of the claimed public
gains, and the site’s immediate relationship with nearby residential communities, it is difficult to
see why approval should be granted for a proposal that is principally directed at creating
additional office space for the benefit of the owner while permanently relaxing established height
and development controls. There is also a legitimate concern that approval in this case could
encourage similar applications for additional height and GFA on other sites, thereby weakening
the integrity of the carefully calibrated building-height framework previously established for this
area.



Potential negative visual impact
and
Disharmony with surrounding context



View from Taikoo MTR exit on King’s Road

View from the zebra crossing on King’s Road




View from the rest area at The Floridian (open to public)
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Reference Number:

260316-150959-40816
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Deadline for submission: 17/03/2026
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Date and time of submission: 16/03/2026 15:09:59

A RARYR Bl R 55 4R 5% A/H21/160

The application no. to which the comment relates:

"ERRAL B&/5H

Name of person making this comment: 31 Ms. Lau Wai Lam Wendy

BRR#HE

Details of the Comment :

pportive of this plan.

Since there are wheelchair users at home, I have always been concerned about accessibility. The
expansion will add a barrier-free pick-up and drop-off area from King's Road to Main Entrance
1111, which will greatly improve the accessibility of people with reduced mobility. I am very su
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The application no. to which the comment relates: eEISL 60
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Name of person making this comment: ¥+ Ms. Andrea Tsang
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Details of the Comment :
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The application no. to which the comment relates:

RERA /AR N——

Name of person making this comment:

BREH

Details of the Comment :

RE: OBJECTION to Planning Application No. A/H21/160

[ am a resident of The Floridian (18 Sai Wan Terrace). I formally OBJECT to the proposed 20.
7% GFA and 22.2% Height relaxation. This intensification is not "minor" and poses insurmountaj
ble impacts:

1. Unrepresentative Carpark/Traffic Data (Oct 2024 & Jan 2025) Appendix C 4.2.1 & 3.2.2

The applicant relies on carpark utilization in October 2024 and traffic count in early January 202
5. This data is fundamentally unrepresentative:

* Post-Pandemic Bias: In late 2024, many major firms in the Quarry Bay hub were still utilizing
hybrid Work-From-Home (WFH) models.

* Seasonal Distortion: January 2025 data captures a period influenced by the Lunar New Year h
oliday and the temporary post-COVID surge in online shopping over physical retail.

* Demand: I request the Board defer approval until a 2026 survey is conducted to reflect the "ful
Ll return-to-office" reality and the true saturation of Tai Koo MTR Station.

2. Critical Structural Risk to MTR (Scheduled Area 3)

Adding 13 storeys to a 30 year old foundation above the Island Line is a major safety concern. A
FFull Structural Preliminary Appraisal must be made public before approval to ensure no risk to t
he station box or tunnels.

3. Lobby Conversions & Misleading Planning Statement

The 1/F, 2/F, 3/F near escalator zones and 5/F, 6/F lobbies have already been converted into food
courts, restaurants, or bank. In particular, the Planning Statement (Para 3.4.2.) is misleading by p
resenting 5 ‘planned’ Kiosks at 5/F where a resturant already physically in place in the marked p
hoto (Photo 1 and 2). I would demand a GFA audit to ensure proper land use. In any case, the ap
pliciant has already sacrificed escalator zone spaces and spacious lobbies for commercial profit.
Granting a further 20.7% GFA relaxation on top of this already ‘maxed out’ building is an exces
sive and unjustified request. The Board should prioritize the preservation of building quality and
neighborhood character over applicant’s desire for further commercial expansion.

4. Fundamental Rejection of 30/F Sky Garden (Privacy/Security)

|Per Para 3.2.1, the open-air garden has no glass facade, creating a permanent "lookout" into the
private bedrooms as well as living and dinning rooms of The Floridian. We reject this "gain" enti

rely as it is a private nuisance and a security risk.




5. Scientific Inadequacy of Air Ventilation Assessment (Appendix D)

The "Expert Evaluation" in Appendix D is a qualitative study back in 2008 which is considered
outdated. It also lacks the numerical rigor of CFD or Wind Tunnel testing.

* It fails to quantify the loss of wind velocity for uphill residents at Sai Wan Terrace.

* It also fails to provide the latest Urban Heat Island (UHI)effect caused by the increased buildin
2 bulk, which will lead to higher night-time temperatures for our estate.

* The Board should require the updated Quantitative AVA and Study before making any decisio
1.
6. Undesirable Precedent

Approving this will trigger a "domino effect" for commerical/office building in this area leading
to a 20% cumulative density increase that will collapse local infrastructure.

[ urge the Board to REJECT this application.I




FhiR B P 5/ B %12 1 B R Making Comment on Planning Application / Review
SELRR

Reference Number:

260316-205139-63985

132 PREA

Deadline for submission: 17/03/2026

132 H 4 R s

Date and time of submission: L6/03/2026 20:51:39

BREIRYE B P FEARSR

A/H21/160
The application no. to which the comment relates: ¢

"EERAL HR/B1E

Name of person making this comment: ¥+ Ms. R Wong

RRHE

Details of the Comment :

SEILEE
FEEEEREREE  LBRFEMTSR  BRERERSRIEM




MR 2|ERER/ B 1R £ B R Making Comment on Planning Application / Review
SERW

Reference Number:

260316-210122-15513

1E3ZPREA

Deadline for submission: 17/03/2026

1= 32 B H R B el

Date and time of submission: 16/03/2026 21:01:22

ARRY A B R E AR SR

The application no. to which the comment relates: AJH21/160

MEERA . #H8/2H

Name of person making this comment: JGE Mr. J Chung

BRI

Details of the Comment :

[ SRR
RHRERZEERBRERT - REWEME - BHLLBERRE  SHHEITE—LRS
AOREERE -
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A 7R 2R 3E/ B IR £ B & Making Comment on Planning Application / Review
SE R

Reference Number:

260316-211028-97794

1R A2 PR EA

Deadline for submission: i

1232 H HA K b5 :10:

Date and time of submission: 16/03/2026 21:10:28
'5! a,

AR B PFE LR A/H21/160

The application no. to which the comment relates:

MEERAL =/21

Name of person making this comment: FE4E Mr. C Chung

BERHE

Details of the Comment :

I object this application

The reasons is below:

Will increase noise and air pullution

Blocked wind corridors and intensified heat-island effect, road congestion

+f



TSI B E/BIZ 1R H R Making Comment on Planning Application / Review

EZR;
Reference Number: 260316-211644-43371

1R3ZPRAA
Deadline for submission: 17/03/2026

1232 B HA K B 16/03/2026 21:16:44

Date and time of submission:

A BARY R B R 5 4R 5ik A/H21/160

The application no. to which the comment relates:

TRERA L &2 %+ Ms. Y Wong

Name of person making this comment:

ER&FE

Details of the Comment :

[e¥teRsE
FEZESERIEE  BRBEAS - BERERSHREN  EHRFXEKEMH SR

Fiy



Thi8 2 iE/EiZ IR B R Making Comment on Planning Application / Review
SEBIRIR

Reference Number:

260316-221518-62664

1RAZPREA

Deadline for submission: 17/03/2026

1232 B 4 ks

Date and time of submission: 16/03/202022:15:18

AR B BIEARR

A
The application no. to which the comment relates: /H21/160

MRERA . H&/B1

Name of person making this comment: 3£ Ms. ML Wong

BRFIE

Details of the Comment :

ANBFIRERESE - TEFRRZAEMBEBAZIFE ZA - EXREBNBEEE
RS  BREMBEES HRAEBURASHEEE  BEERAVNEEGRE
SEBAOHEENEE - MMZBEEZE  TEHRER  FEISHETSENZE
FTREREZIFE ARAOHEEYREASEFEESE  EHR-EEEEMAR
B EFERBENEZEIER/ND  FE2ERRIMHEARNEZRZE -

4 KEMARRBRERABEER - BAZEKE  BEXLXHBNBECERE
BAEETRKEENRE - BE—BLREEMREIBRSI - BOEWMTZLELS
o KERRZEBE—SNELASHAZERERE - 87 KOHFRBIEN

ThEE - BRAZFE -

Ao ETEARMRZNEIEEFEEEE  RLAHREEHERAN - ARE
BRANAMBLERNERENECHME - ARUSHBRERIFEZA  BINIMEEZE
SHINIERIFEEE  HRIRIMERBRAER - FEEREN - BU - FaRER
BERZETHAYE CEFEZSENWREE - SRRBRCEMEE - BAEREN
MERMNEREAEREENZERR - HERNERROMENENFAREE - BRS
B=F BERMSERRS  EZENBEIEENBEENAZBARNAME -

REAZZENER  RT7TEHSNAESRERRBESXERNEHRANE
METRSBLONBZER/TE - ABRZBBE - MRBBEESAREENIRER
EFRERE BEAEE LECRKEABE  MHNBHENTERNCEZMRBBEREA
H - RAAEOHZBEREREN  ERTREERFRENHEEFTER - JLURERE
BiSHERERE  ZBRAGARBEELN  BERTAERREAEHREE - RA
FHEBERAHMANREDEBAT FEERERBEEEARER LEREFP AR
FmAARRREBERERPR - |

76



iR 2R A/ B IR A R Making Comment on Planning Application / Review
SE 1R

Reference Number:

260316-222914-82351

1R3ZPRAA

Deadline for submission: 17/03/2026

1232 H HA ki Ri ]

Date and time of submission: Lo/0%2026: 202000

A RARY R B BB AR

The application no. to which the comment relates: AH21/160

"RRERA. Ha/21H

Name of person making this comment: 78 Mr. Terence Lai

BERFE
Details of the Comment :
Objection to Planning Application A/H21/160

Il am a resident of The Floridian (18 Sai Wan Terrace). | am writing to formally OBJECT to the ¢
aptioned application. The proposal to add 13 storeys to an existing office tower is an excessive i
ntensification of use that is not "minor" and poses insurmountable impacts on the community. M
y grounds for objection are:

1. Obsolete and Scientifically Inadequate Air Ventilation Assessment (Appendix D)

[Paragraph 2.1.7 of the Planning Statement reveals the applicant is relying on a baseline AVA stu
dy from 2008.

* Qutdated Data: An 18-year-old study cannot account for the massive changes in the Quarry Ba
y urban fabric or the increased "Urban Heat Island" intensity over the last two decades.

* Qualitative "Desktop" Shortfall: Appendix D is merely an "Expert Evaluation"—a qualitative d
esktop study. For a 30-metre height increase, a Quantitative Study (CFD or Wind Tunnel) is man
datory to measure the actual loss of wind velocity and heat retention for uphill residents at The F
[loridian. The Board should reject this obsolete assessment.

&

2. Misleading Statement and Potential Unauthorized Change of Use

The Planning Statement contains factual misrepresentations regarding existing site conditions:

* 5/F Lobby (Para 3.4.2): The applicant proposes "5 kiosks," yet this space is already physically
occupied by a full-scale commercial restaurant. Presenting an existing restaurant as a "proposed
lkiosk" is misleading and obscures the true incremental impact.

* 6/F Lobby (Para 3.5.2): While the applicant acknowledges the existing bank, but a bank physic
ally existed next to proposed 7 kiosks was not included in the floor plan under page 28 and 29. T
he conversion of this lobby and the 1/F, 2/F, and 3/F near escalator zones into commercial food ¢
ourts or fast food restaurants suggests a systematic erosion of communal circulation space.

* GFA Audit Request: I request the Board and the Buildings Department to verify if these areas
were originally GFA-exempted as "common amenity features." If so, their commercial use violat
es PNAP APP-104. No further GFA should be granted until the Board verifies if a Lease Modific

ation was obtained.
sk




3. Fundamental Rejection of 30/F Sky Garden on Privacy Grounds

Paragraph 3.2.1 indicates the proposed sky garden has no curtain wall or glass facade on all four
sides.

* Invasion of Privacy: This creates a permanent, elevated "lookout" directly into the private livin
g quarters and bedrooms of The Floridian residents.

* Acoustic Nuisance: An open-air platform at this height will act as a megaphone, reflecting nois
e directly onto the Sai Wan Terrace hillside. We reject this "planning gain" entirely as it is a priv
ate nuisance and a security risk.

£

4. Unrepresentative Traffic and Carpark Data

The TIA relies on surveys from October 2024 and January 2025. These snapshots captured a "di
storted baseline" of hybrid work-from-home models and depressed physical retail. A 2026 surve
y is required to reflect the "full return-to-office" reality and the true saturation of Tai Koo MTR
Station.

5. Critical Structural Risk to MTR Infrastructure

Adding 13 storeys to 30-year-old foundations directly above the active Island Line (Scheduled A
rea No. 3) is a major safety concern. The Board must require a Full Structural Preliminary Appra
isal to be made public before approval to ensure no risk of ground settlement or tunnel damage.

Conclusion
This application sets an undesirable precedent for the over-densification of the Quarry Bay distri
ct. I urge the Town Planning Board to REJECT this application




w38 Bl e 55/ B 4% 1R A & Making Comment on Planning Application / Review

SEURN
Reference Number: 260316-223414-49437

TEAZ MR
Deadline for submission: 17/03/2026

1232 H HA K B5 24
Date and time of submission: 16/03/2020 22:34:14

AR BIRER R

The application no. to which the comment relates: RCAELeE

TRERA ., H8/21

Name of person making this comment: JTE Mr. Terence Lai

BRRFE
Details of the Comment :
Objection to Planning Application A/H21/160

[ am a resident of The Floridian (18 Sai Wan Terrace). I am writing to formally OBJECT to the ¢
aptioned application. The proposal to add 13 storeys to an existing office tower is an excessive i
ntensification of use that is not "minor" and poses insurmountable impacts on the community. M
y grounds for objection are: '

1. Obsolete and Scientifically Inadequate Air Ventilation Assessment (Appendix D)

Paragraph 2.1.7 of the Planning Statement reveals the applicant is relying on a baseline AVA stu
dy from 2008.

* Qutdated Data: An 18-year-old study cannot account for the massive changes in the Quarry Ba
ly urban fabric or the increased "Urban Heat Island" intensity over the last two decades.

* Qualitative "Desktop" Shortfall: Appendix D is merely an "Expert Evaluation"—a qualitative d
esktop study. For a 30-metre height increase, a Quantitative Study (CFD or Wind Tunnel) is man
datory to measure the actual loss of wind velocity and heat retention for uphill residents at The F
floridian. The Board should reject this obsolete assessment.

&

2. Misleading Statement and Potential Unauthorized Change of Use

The Planning Statement contains factual misrepresentations regarding existing site conditions:

* 5/F Lobby (Para 3.4.2): The applicant proposes "5 kiosks," yet this space is already physically
occupied by a full-scale commercial restaurant. Presenting an existing restaurant as a "proposed
kiosk" is misleading and obscures the true incremental impact.

* 6/F Lobby (Para 3.5.2): While the applicant acknowledges the existing bank, but a bank physic
ally existed next to proposed 7 kiosks was not included in the floor plan under page 28 and 29. T
he conversion of this lobby and the 1/F, 2/F, and 3/F near escalator zones into commercial food ¢
ourts or fast food restaurants suggests a systematic erosion of communal circulation space.

* GFA Audit Request: | request the Board and the Buildings Department to verify if these areas
were originally GFA-exempted as "common amenity features." If so, their commercial use violat
es PNAP APP-104. No further GFA should be granted until the Board verifies if a Lease Modific

ation was obtained.
s

 thate



3. Fundamental Rejection of 30/F Sky Garden on Privacy Grounds

Paragraph 3.2.1 indicates the proposed sky garden has no curtain wall or glass facade on all four
sides.

* Invasion of Privacy: This creates a permanent, elevated "lookout" directly into the private livin|
g quarters and bedrooms of The Floridian residents.

* Acoustic Nuisance: An open-air platform at this height will act as a megaphone, reflecting nois
e directly onto the Sai Wan Terrace hillside. We reject this "planning gain" entirely as it is a priv
ate nuisance and a security risk.

F

4. Unrepresentative Traffic and Carpark Data

The TIA relies on surveys from October 2024 and January 2025. These snapshots captured a "di
storted baseline" of hybrid work-from-home models and depressed physical retail. A 2026 surve
y is required to reflect the "full return-to-office" reality and the true saturation of Tai Koo MTR
Station.

5. Critical Structural Risk to MTR Infrastructure

Adding 13 storeys to 30-year-old foundations directly above the active Island Line (Scheduled A
rea No. 3) is a major safety concern. The Board must require a Full Structural Preliminary Appra
isal to be made public before approval to ensure no risk of ground settlement or tunnel damage.

Conclusion
This application sets an undesirable precedent for the over-densification of the Quarry Bay distri
ct. I urge the Town Planning Board to REJECT this application
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W& tpbpd/PLAND

Il Lai CCT

EhH: Objection to Planning Application No. A/H21/160
¥Rl Internet Email, csmng

Your reference no : 260316-223414-49437
To : The Secretary, Town Planning Board
I refer to my objection letter submitted on 3/16/2026 and would like to provided more details regarding Para 2 of my letter :

I would like to alert your Board that the proposed route provided in the Planning Statement, Para 3.5.2 (per attached Photo A
marked in red) was in fact a communal circulation space where the resident, since the completion of this building, used to
commute freely between King’s Road and Tai Koo Shing Road. It was until late last year that this space was convert to a bank
(Photo B. with 2 nearby locations)and become non-barrier-free. It is rather illogical that the applicant blocked the access just last
year and proposes to revert to barrier-free in support for more GFA. Since the bank was recently moved in, I would request the
Board from the applicant to provide a realistic relocation plan for the bank before any approval is made.

Attached please find a photo of the recently added bank (Photo 3 )

Regards,
Mr Lai
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FAIR BN R 5/ B IZIR H 2 R Making Comment on Planning Application / Review
SERM®

Reference Number: 260317-234819-61997

1R PRES

Deadline for submission: 17/03/2026

1232 B 8 R B

Date and time of submission: L7/05:2020 230612

AR B R IB AR A/H21/160

The application no. to which the comment relates:

"RERAL HR/218

A . .
Name of person making this comment: I\ Miss Michelle wong

ERFIE

Details of the Comment :

As a resident nearby, [ have a few concerns if this project does go ahead:

1. Impacts the lighting of so many buildings making nearby. Natural sunlight is important for me
ntal health.

2. The noise pollution during the construction, and how long this would take and impact the neig
hbourhood. It was a nightmare back when Cityplaza 1 was being rebuilt in the 1990s.

3. With more people working in the new floors, there are also implications on traffic congestion
and parking issues.

4. The new building would be blocking the harbour view of a few residential buildings and henc
e the value of these flats. This is not fair to those residents.




TR B ER 55/ 121 H B R Making Comment on Planning Application / Review

S E R
Reforence Number: 260316-224207-05033

1R 3ZPREA 17/03/2026

Deadline for submission:

#2322 H #A R b5 ] 16/03/2026 22:42:07

Date and time of submission:

AR R B P EE AR R A/H21/160

The application no. to which the comment relates:

MEERA . E8/218 S5 Mr. A Wu

Name of person making this comment:

BREE

Details of the Comment :

A —FEEEE  AEASEECKFEEA  BMAREBALNK - HEARREFE
BAFEE - EOEFAERAMELFREYENEE  AFKECERBAREMNEE
S—EXRE  RESBPBMNS13EER  TUEREHEEA—RBANSXANER - #
AEWANIERGERERE Bl FHEZLDEEZEEREMAFESE -

AENEBEREETEHREBEMRLE REAEHAZERERS  BERES T &
2 BEREMNBEBEEMERSFNASELERERSER - IREFRREDEZES
EABEBMUMME  AEEELEEBEARSBEARIIMEZ BB I LRICHIE -
MRERFHRER - BAEEEARE  ERAREAZELENA  REVERERLES -

BEAEANTHEE  BERL THWEIERRNLBERFZE HEER REER
I RIRAET -

HBZAELRNSE  WLIERT2RAERBRERKNERE  BAYREEPFE
fihPIEAENFIE  EERREEHELAEREHEE ? RAKESEEARRER - it
PRI —HMRTZHEET - ARBEIBAFREE - BIRBTZRZ MR
BRERGHNLRE BEEEATHAEEE  FEEBMUERMNEREBARARRE
JBREIE - BRBERSE -

bhoh - XKEBRBEIEEEIC  RERGNRBIENBESBEAEERESZ YBIRE
BEAEHNRBRESEMER - FENRATELERLEHAA




ThFA BB FE/ B 1Z1E i B R Making Comment on Planning Application / Review
SEIR®

Reference Number: 260316-225343-10915

1E3ZPREA

Deadline for submission: 17/03/2026

132 B HA K R

Date and time of submission: 16/03/2026 22:53:43

ARIRIREI P BRI

A/H
The application no. to which the comment relates: HZLT00

TRERAL 8R2/218

Name of person making this comment: X+ Ms. M Wan

BRREE

Details of the Comment :

RERESRE FENREIMNESTWERERFE  EEEFHEIHAHRE - 24
REEEAEEBERLA LLEFE 2K MEHEEEEAENTZRE - KEREZES
HAI3E - LEAIEETY S  HEEENERHERFE EREFEQRNZN—IEP
7 FEHAEERAMBE - FUEESATBIEEREBRBEDRMEMER -
MEEERE  BNEARE FEZK EERNUMNRERELS  FEAWER:EZ
HEE  BEEAER  BAERME: -

So



TR B S EE/EZIRE E R Making Comment on Planning Application / Review

SERI
Fie faeren R 260316-225436-67481

1R ZZPREA
Deadline for submission: 17/03/2026

B HH R IEE s
Date and time of submission: L6/05:2026 22:04:36

AR B R E 4R A/H21/160

The application no. to which the comment relates:

TRERA L HEE/EE 8545 Mr Liu Pak Wai Colin

Name of person making this comment:

BRHE

Details of the Comment :

he proposed construction of a new apartment building in the neighborhood is a matter of conce
for many local residents, particularly in relation to its potential impact on traffic conditions. A
n increase in the number of residents will likely result in a higher volume of vehicles entering an
d leaving the area each day. This may place additional pressure on the surrounding road networ
k, which already experiences congestion during peak hours. As a result, local streets could beco
me busier and less safe for pedestrians and cyclists, while also causing longer travel times for cu
rrent residents.

Another major concern is the potential impact of the building on the surrounding living environ

ment, particularly with regard to ventilation and shading. The height and positioning of the prop
osed apartment complex may obstruct natural airflow that currently benefits nearby homes, pote
ntially reducing air circulation and making indoor environments less comfortable. In addition, th
e building may cast significant shadows over neighboring properties and outdoor spaces, reducin|
g access to natural sunlight. This could negatively affect residents’ daily living conditions and th
e overall quality of the neighborhood environment.

£(



IR B P 5/ B 1% 1R 2 R Making Comment on Planning Application / Review
SEBRW

Reference Number: 260316-235949-94617

1232 PR

Deadline for submission: 17/03/2026

1’3 H R

Date and time of submission: 16/03/2026 23:59:45

BRI IR BB LR
The application no. to which the comment relates: AL 00
esesnnkinilcl #5454 Mr. CHLO

Name of person making this comment:

RRFHE

Details of the Comment :

[ am highly supportive of this expansion proposal. Outside 1111 King’s Road, where there are cu
rrently no facilities, and the area is often exposed to heat and sunlight. The planned expansion w
ill introduce greenery, including flowers, plants, and trees, providing shaded areas that will make
the waiting environment significantly more comfortable. I believe this will be a meaningful impr
ovement.

£



h 15 2| B 3/ E 1% 12 i B R Making Comment on Planning Application / Review

SERIMR

Reference Number:

260317-011814-33589

1RAZPRAA

Deadline for submission: 17/03/2026

1IR3 H HA K B

Date and time of submission: 17/03/2026 01:18:14

AR IR B P B AR SR

The application no. to which the comment relates: Adialtel

rERRA . HR/21E

Name of person making this comment: o Mr. KF WOO

BRI

Details of the Comment :

EARXEMANBEBRZ GARNT - MEPTEEEANHERERESRXK -

RETRERRHEEPER |HE  REEE  TE2XREREMW - WZHFEESLE -




7R Bl B8 35/ B 1% IR ) B R Making Comment on Planning Application / Review
SELRR

Reference Number:

260317-080905-41306

#R3ZPREA

Deadline for submission: 17/03/2026

1232 H B K B

Date and time of submission: [ERBAAEEEA0(5

AR B SRR R AR

A/H
The application no. to which the comment relates: 2150

"ERR AL &/2H

I\ ;
Name of person making this comment: ]NE Miss Lo

BERHE

Details of the Comment :

KEASRAEZRER  BRESRRHHEZSBIERMNIEERE  ARHMINEREBSRENT
&
L IEEHNESEREASERE  BERSHNAREANE Z=8REESEHER  HEER
HREBAEE REM=SZESSHEE -

. REANET NENRSTRE  HRERNBEWAETSAERTSE -
3. RIEEREARARFINIANER  RIEKD  HERNREZENA0FHME
= .,

U MEENBEYSESSIBENEREIREMNHEARAE S ABESESE -
EE5| ZEHRHMEG -

5. BRI SEREYAMEIRENM S - BARE—REBRIBNIS - BT
ERENEZZ—TEY - BERECHBESREE KEETIETFENATIRE
HIRE  ERABILHESEST  RBRIBTFE  MRBEERE  JUEEEZ—EBHE
K EEREHNTEERMNEE -

6. BICZHMESTHEREEET  NEBNLEZ BSESEMAR  EMEEE
R -

7. SRIER  UASAENITNERHEE - M LEHRBALRE - ALIEERE
HWERTFESXE - MRSLEAMNE  SEFMRINER  —TEESD -

BRI EIBE - RMEERSEABEIBLOEER - RERMSIH/IHE - FERARE
EAME - RUABHERAN - i

4



AR EIER 35/ B2 H B R Making Comment on Planning Application / Review

SERI
Referemee Number: 260317-092818-23948

13z PR AR '
Deadline for submission: 17/03/2026

1E3Z H R R B

Date and time of submission: LHGNEh Ehasils

AR B P FRE A/H21/160

The application no. to which the comment relates:

"RERAL UR/2W8

Name of person making this comment: JTE Mr. Willlam Cheung

BR&HE

Details of the Comment :

I believe adding floors to the office tower does have a negative impact on the surrounding enviro
nment by blocking the air flow and natural light. The increased reflection of the glass walls and
windows also creates higher temperature within the community and discomfort to the local resid
ents. Adding floors will alter the neighborhoods aesthetic during construction plus theee will be
alot of disruption and access difficulties.

oon

T
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FhIA B 3E/EiZIRH B R Making Comment on Planning Application / Review
SERWE

Reference Number: 260317-111035-65560

132 PRHA

Deadline for submission: 13052025

1232 5 HA K B ]

Date and time of submission: 171032026 11:10:32

A ARV B R FR AR R
The application no. to which the comment relates: kel Tl
rigss
ERRA L HE/E8E %+ Ms. OR SC

Name of person making this comment:

BERFE

Details of the Comment :

KA PR - MESE RGFARE, 2B EY:

) ISZIREHR  SHAAE KIS REMARE B S S WS

D) BEESRIVERRE  BEERE/LR BN AHEFEREEHEAEER

3) = HBEDEEMHAREN  $EREFEMOEETERANEE - LBEAMEE

4) M TEAR - BRMOIERIEERE  BEYZERE - LIMREREARE - 81
M TREEZERSH  IBE - RZZRBE

B BEENEOEFHBPRILPHE BTN EALESEDR  HNVARSZS
EEREIMALBAATFE  MREES -




TR EI A/ EiZIR H B R Making Comment on Planning Application / Review

SEUR
RforenneNuniher: 260317-114821-83679

B2 PR HA
Deadline for submission: Fiis/anen

1232 H HA K B 17/03/2026 11:48:21

Date and time of submission:

AR B R EH AR A/H21/160

The application no. to which the comment relates:

TRERA, H8/2H

Name of person making this comment: JEZE Mr. Chiu Siu Wah

BRFE

Details of the Comment :

1. With substantial additional floors on the Office Tower (1111 King’s Road), it will result in mu
ch more vehicle traffic on the already congested King’s Road and Taikoo Shing Road. Apparentl
y, the existing traffic condition of the Taikoo Shing Road has reached its peak demand.

2. All buildings of Tai Koo Shing are around 20 storey high. The proposed increase in the height
of the Office Tower will render an awful view for the district concerned. It will create a break of
the current skyline. It will destroy the aesthetics and scenery of Tai Koo Shing and the surroundi
ng areas from all perspectives.

3. Residents around the Office Tower will be facing a tall wall with reduced sunlight throughout

the day. The inherent ill effect on the residents cannot be eliminated.

4. With more nonresidents coming to Tai Koo Shing, people traffic in the area will be chaotic. It

will attract more crime in the area. The eateries in the district will be overcrowded especially dur]
ing lunch time. The daily life of residents is adversely affected.

oy



TR B eBFE/EZIRHE R Making Comment on Planning Application / Review

Reference Number: 260317-114959-44253

1R PREA
Deadline for submission: 17/03/2026

1232 B H#A B s 17/03/2026 11:49:59

Date and time of submission:

AR BIPE AR A/H21/160

The application no. to which the comment relates:

MeRRAL ¥&/2H

Name of person making this comment: /NI Miss Yim
ERHE

Details of the Comment :

fz ¢

FE: imtEAL  BWMEL - SRRBEHRE FEERZE

8¢



7 7R Bl e83E/ B 12 1R B R Making Comment on Planning Application / Review
SERIR

ReoloribiissNamilhsn 260317-120955-49756

1RAZPRAA

Deadline for submission: 17/03/2026

1232 B 8 K B ]

Date and time of submission: 17/03/2026/ 12:09:33

AR BE R

21/1
The application no. to which the comment relates: AHEITE0

MEERAL B&/EH8

Name of person making this comment: JL5E Mr. Kong KW

BRR#FE

Details of the Comment :
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=x5: Objection to Application Number A/H21/160
Rl Internet Email

Dear sir/Madam,
| write to express my strong objection to TOB Application no. A/H21/160.
As aresident of The Floridian, | find the proposed application a nuisance to my daily life.

Being a heavy user of the facilties in the vicinity, the proposed changes will cause me much
inconvenience not only upon completion but also during the work period. The obstruction to pedestrian
facilities will also cause danger to not only residents but passers-by. Further, with the inevitable
resultant road congestion, there can be air and noise pollution to the area.

The supply of leisure and recreational facilities in the neighborhood and in the Eastern District is far from
sufficient, which houses nearly half of the population residing on Hong Kong Island. With the proposed
changes, the foreseeable increase in local population will definitely aggravate the situation.

It is also noted that technical assessments and reports provided by the applicant is far from satisfactory,
in particular, when no mitigation measures are proposed.

Finally, | want to point out that under the highly pressurized living environment and the tense macro-
environment that we are facing, the impact of the proposed alteration will definitely induce greater
anxiety among residents, resulting in more and much intense conflicts.

| would thus like to request your consideration to reject the said application.

Regards.
Y M Chan



R 2 A/ B iZiR H A R Making Comment on Planning Application / Review
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Reference Number: 260317-175440-62551

1R A2 PREA 17/03/2026

Deadline for submission:

1232 B B R B R

Date and time of submission: LHSEEgen A7t

ARARYIR B B E AR AJH21/160

The application no. to which the comment relates:

"RERAL BR&/B18

Name of person making this comment: FB%E Mr. Kwan

BERHE

Details of the Comment :

[Opposing the development with sunlight blockage concerns |

72
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SELRR

Reference Number: 260317-180502-85975

1R PRES

Deadline for submission: 17/03/2026

=32 B 8 kb

Date and time of submission: 17/03/2026 18:05:02

BRI R B BE4RR

The application no. to which the comment relates: LD

"RRRAL a2

Name of person making this comment: 78 Mr. HM CHAN

BRI

Details of the Comment :

[ am writing to oppose the TPB's potential approval of the expansion project of 1111 King's Roa
d. It will adversely affect the view, source of sunlight and circulation of fresh air in the neighbou
rhood. A further EIA should be conducted to alleviate residents' concern. A TIA should also be r
equired.
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SERLR
e s R i o 260317-184320-32491

=3z PREA
Deadline for submission: 17/03/2026

1232 0 HA K B R 17/03/2026 18:43:20

Date and time of submission:

AR BB FLR R

The application no. to which the comment relates: adlizl/ 160

"RERA . HR/21

/N i
Name of person making this comment: J\E Miss Manna Wu

BRI

Details of the Comment :

[ am writing to lodge my objection to Application No. A/H21/160 for “Proposed Minor Relaxati

on of Non-domestic Gross Floor Area and Building Height Restrictions for Permitted Commerci
al Development” at various lots in the “Commercial (7)” zone bounded by King’s Road and Taik
oo Shing Road, Quarry Bay, Hong Kong. While framed as a “minor” relaxation, the proposal wi
hl in reality intensify development on an already heavily built-up site and create long-term, irrev

ersible adverse impacts on traffic, environmental quality, urban design and the living conditions

of nearby residents.

First, the application will impose substantial additional pressure on the already constrained traffi
c capacity of the surrounding road network. King’s Road, Taikoo Shing Road and nearby junctio
ns are frequently congested during peak hours due to existing office, retail and residential activit
ies as well as loading/unloading operations. Any increase in non-domestic gross floor area and b
uilding height will inevitably attract more office workers, visitors and servicing vehicles, thereb
y worsening road congestion. This will translate into longer journey times, more stop-and-go tra
ffic and higher risks of traffic conflicts and accidents in the area.

The proposed intensification will also increase both vehicular and pedestrian flows beyond what
the local street environment can comfortably accommodate. Events, promotional activities and d
eliveries associated with a larger commercial complex are likely to spill over onto footpaths and
traffic lanes, causing obstruction to pedestrians and vehicles. This will undermine walkability, re
duce road safety and place extra burden on public transport services, which are already heavily u
sed in this core employment and residential district.

Secondly, the proposal poses significant adverse impacts on daylight access, natural ventilation
and the overall microclimate. The application seeks to relax non-domestic gross floor area and b
uilding height limits up to a maximum building height of about 165 mPD for the office tower, w
ith an overall site coverage of up to 65%. In a district characterised by high-rise developments a
nd narrow streets, further vertical and bulk intensification will inevitably block more daylight to
lower floors and street level, particularly for nearby residential blocks in Taikoo Shing and other
surrounding developments.

iy



The cumulative visual bulk and increased building height will also obstruct prevailing winds and
weaken natural air movement through the area. This will impair air ventilation along King’s Roa
d and adjacent streets, which already suffer from the “street canyon” effect created by tall buildi
ngs on narrow corridors. Poorer air circulation will worsen the urban heat island effect, trap traff
ic-related air pollutants and make the outdoor environment more uncomfortable, especially duri
ng hot and humid summer months. In addition, taller and bulkier glass fagades are likely to inten
sify solar reflection and cause glare and light pollution, affecting residents’ visual comfort in nea
rby buildings.

Thirdly, the proposal undermines the established planning intention and urban design objectives
for the “Commercial (7)” zone and the wider Quarry Bay area. Building height and non-domesti
c gross floor area restrictions exist to control development intensity, maintain an appropriate urb
an scale and safeguard the townscape and skyline. Allowing further relaxation on an already inte
nsively developed commercial site would set an undesirable precedent for incremental “minor” r
elaxations, leading to cumulative overdevelopment. This would erode the carefully considered b
uilding height profile and weaken the intended balance between commercial areas and adjoining
residential neighbourhoods.

The proposed relaxation would also adversely affect the existing cityscape and views. The appli

cation site occupies a prominent location along King’s Road and forms part of the visual backdr

op for the surrounding residential communities. Further increasing the height and bulk of comm

ercial blocks here will exacerbate the wall-effect, compress the skyline and reduce visual openne
ss for residents and pedestrians. The planning intention should prioritise a well-proportioned urb
an form, with controlled building heights and adequate spacing, rather than allow piecemeal inte
nsification driven solely by commercial considerations.

Fourthly, the technical assessments and mitigation measures put forward by the applicant appear
insufficient and unconvincing, especially in relation to transport, microclimate and environment

al management. Although the submission includes a Traffic Impact Assessment, Visual Impact A
ssessment, Sewerage and Drainage Impact Assessment and an Air Ventilation Assessment, these

documents are prepared by the applicant and may underestimate worst-case scenarios. The TIA i
s unlikely to have fully captured the day-to-day realities of congestion, loading conflicts and ped
estrian crowding already experienced in the area. Similarly, the air ventilation and sun/shadow a

ssessments may not adequately reflect cumulative impacts from multiple surrounding high-rise d
evelopments. :

The application also lacks robust, enforceable mitigation measures to address these impacts. The
re is insufficient information on concrete traffic management, pedestrian crowd-control measure
s, loading/unloading arrangements, or binding commitments to avoid additional conflicts with p

ublic transport operations. On the environmental side, no detailed management plan has been pr

ovided on how to control noise, dust, glare and light pollution both during the construction phas

e and long-term operation of the expanded development. There is also a lack of meaningful miti

gation or compensation proposals to improve the living environment for the surrounding commu
nity.

Fifthly, the long-term quality of life of nearby residents will be negatively affected. Intensifying
non-domestic floor space and building height will bring more people, more activities and longer
operating hours, which translates to more noise from traffic, mechanical plant, loading/unloadin
¢ and crowds, particularly in evenings and weekends. Increased traffic and reduced air ventilatio
n will likely worsen roadside air quality, directly affecting public health. Construction works ass
ociated with the proposed extension will create years of additional disturbance, including constr
uction noise, dust, vibration and the use of heavy machinery in an already densely populated env
ironment, with insufficient information on how such impacts will be minimised and monitored.




Furthermore, taller and bulkier commercial buildings in close proximity to residential developm
ents will reduce residents’ privacy. More office floors and windows overlooking neighbouring b
uildings will allow greater overlooking into homes, play areas and open spaces. The cumulative
effect is a further increase in population and activity density without corresponding enhancemen
t in community facilities, open space, greenery or environmental capacity, which is contrary to t
he objective of sustainable and liveable development.

In view of the above, I respectfully urge the Town Planning Board to reject Application No. A/H
21/160. The proposed relaxation of non-domestic gross floor area and building height restriction
s will exacerbate traffic congestion, overload public transport, worsen daylight and ventilation ¢

onditions, strengthen the heat island effect, degrade the urban landscape and skyline, and cause |
ong-term, adverse impacts on the living environment, privacy and health of the surrounding com
munity. The justifications and technical assessments submitted by the applicant are inadequate t

o demonstrate that the development intensity is compatible with the planning intention or that th
e public interest will be safeguarded. The Board should uphold the existing planning parameters,
avoid setting a negative precedent for further intensification in Quarry Bay, and protect the reaso
nable expectations and quality of life of residents and users in the district
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Reference Number:

= R Making Comment on Planning Application / Review

260317-190114-16473

1RAZPREA

Deadline for submission: 17/03/2026

1232 B B Ko B

Date and time of submission: 17/03/2026 19:01:14

BRRY R B B ERR

The application no. to which the comment relates: AR21/160

"RERA L HR/218

Name of person making this comment: 75 Mr. DAO Kwan Ming

BRI

Details of the Comment :

Judging from the proposal, the proposed development would seriously affect the views of thousa
nds of nearby residents as well as the air circulation and sunlight penetration in the vicinity and t
hus the wellbeing of the community. I, being one of the residents, therefore strongly object again
st the proposal. After all, could the scale of the development be downsized to minimise the adver,
se impacts.
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Date and time of submission: 1702206 22:30:35

HRARYR BB E AR R A/H21/160

The application no. to which the comment relates:

MERRAL B/a2H

Name of person making this comment: 75 Mr. Mark Fung

RR#E

Details of the Comment :
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Dear Sirs,

| would like to raise my serious objection to the commercial development in Cityplaza with
reference No: A/H21/160 per attached public impact summary.

Thank you for your attention.

Mr YUEN Pak Leung
Tel no: INNEINIGIGIGNG
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Dear Sirs,

| would like to raise my serious objection to the commercial development in Cityplaza with
reference No: A/H21/160 per attached public impact summary.

Thank you for your attention.

Ms KL YUEN
Tel no: I
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Dear Sirs,

| would like to raise my serious objection to the commercial development in Cityplaza with
reference No: A/H21/160 per attached public impact summary.

Thank you for your attention.

Ms CP CHEUNG
Tel no: NG
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Dear Sirs,

| would like to raise my serious objection to the commercial development in Cityplaza with
reference No: A/H21/160 per attached public impact summary.

Thank you for your attention.

Ms H YUEN
Tel no: NG
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The application no. to which the comment relates: A/H21/160

TIRERAL 3/518

Name of person making this comment: 8% Mr. PF Chan

ERHE

Details of the Comment :

Comment to Further Information: Applicant’s Response

[tem 1:

The proposal is Incompatible to the Taikoo Shing which is a primary residential neighbourhood.
The Applicant did not make due consideration to its adverse effect to the residents. Its compariso
n to the One Island East is NOT appropriate if not misleading as it was built before the impleme
ntation of current Planning Restrictions,

Again, the GBP with building height of +189.95mPD and GFA 163,530m2 approved in 2025 is
not compatible with the immediate neighbourhood of Taikoo Shing.

[ts first approval should have been given before the implementation of current OZP Restriction.
[n conclusion, the Applicant's RtC did not address to the

legitimate concern of the Taikoo Shing residents i.e. the quiet

enjoyment of their community life will be interfered by the

excessive commercial activities. '

The amenities inside the Taikoo Shing have already been affected during rush hours after the occ
upation of One Island East. Any further extension will inevitably cause unreasonable nuisance to
the residents.

The proposed sky garden is in fact to be served as a refuge floor in the openness is mandatory an
d should not be regarded as a kind of permeable design of the sky garden for the enhancement of
visual interest.

[n the AVA (para 3.2.5), it has admitted that a large wake zone will be created and the wind perfo
rmance will be reduced.

[tem 2

There is no acute demand for the office particularly within the residential community

Item 3

The sky garden is in fact a Refuge Floor cum Sky Garden. Its main purpose is for compliance wi
th the statutory requirements under the BO. If it becomes a sky garden open to the public, it will

create fire risk to the occupants of the subject Building and visitors of the sky garden in case of f
ire. It shall not be acceptable under the Buildings Ordinance. In the revised Sewerage Impact As

sessment, there are 355m long drain under Taikoo Shing Road will be replaced. It would cause s

ignificant traffic impact during the construction.




[tem 4

The statutory requirements under the BO with regard to the Refuge Floor cum sky garden such a
s the PNAP 122 has not been addressed. Consultation with FSD has not been taken into consider
ation.

[tem 5

Planters and vegetation along the edges will obstruct the FSD operation in case of fire.

[tem 6

According to Supplementary Figure in the Attachment 3, the area concerned (coloured yellow) 1

s within the common arca. How could the Applicant make any alteration without the agreements
of other owners.’

[tem 7

Tt should be provided in an undertaking otherwise, it would just be an empty promise.

[tem 8

Comments to Item 6 above are also relevant.

[tem 9

No Water Supply Impact Assessment has been attached to the Application. The revised SIA has r
ovealed that a length of 355m underground drain below the Taikoo Shing Road has to be upgrad

od. Comments to Item 1 above with regard to AVA are also relevant.

[tem 10

Re: AVA, comments in paragraph 1 above arc relevant.

Re: VIA, the assessment is taken from Kai Tak rather than from the immediate neighbourhood 0
f Taikoo Shing. Compliance with APP2 has no relevance to the above concern over the AVI, glar
e of building facade, obstruction to the daylight, noise and air pollution. Reference to One Island
East is not relevant if not misleading. It was constructed before the implementation of restriction
of current OZP. In fact, it is not situated within the Taikoo Shing neighbourhood.

Noting that 355m underground drains have to be upgraded, the traffic of Taikoo Shing Road will
be severely affected during the construction. The Applicant should undertake that the constructio
1 traffic should make use of the King's Road instead of Taikoo Shing Road.

[tem 11

Since there are no parking spaces are provided for both the occupants and visitors of the subject

Building, all of them will make use of the parking facilities in City Plaza and will cause serious t
raffic jam to the access road in Taikoo Shing during rush hours
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Comment to Further Information: Applicant’s Response

[tem 1:

The proposal is Incompatible to the Taikoo Shing which is a primary residential neighbourhood.
The Applicant did not make due consideration to its adverse effect to the residents. Its compariso
n to the One Island East is NOT appropriate if not misleading as it was built before the impleme
ntation of current Planning Restrictions,

Again, the GBP with building height of +189.95mPD and GFA 163,530m2 approved in 2025 is
not compatible with the immediate neighbourhood of Taikoo Shing.

[ts first approval should have been given before the implementation of current OZP Restriction.
[n conclusion, the Applicant's RtC did not address to the

legitimate concern of the Taikoo Shing residents i.e. the quiet

enjoyment of their community life will be interfered by the

excessive commercial activities. '

The amenities inside the Taikoo Shing have already been affected during rush hours after the occ
upation of One Island East. Any further extension will inevitably cause unreasonable nuisance to
the residents.

The proposed sky garden is in fact to be served as a refuge floor in the openness is mandatory an
d should not be regarded as a kind of permeable design of the sky garden for the enhancement of
visual interest.

[n the AVA (para 3.2.5), it has admitted that a large wake zone will be created and the wind perfo
rmance will be reduced.

[tem 2

There is no acute demand for the office particularly within the residential community

Item 3

The sky garden is in fact a Refuge Floor cum Sky Garden. Its main purpose is for compliance wi
th the statutory requirements under the BO. If it becomes a sky garden open to the public, it will

create fire risk to the occupants of the subject Building and visitors of the sky garden in case of f
ire. It shall not be acceptable under the Buildings Ordinance. In the revised Sewerage Impact As

sessment, there are 355m long drain under Taikoo Shing Road will be replaced. It would cause s

ignificant traffic impact during the construction.




[tem 4

The statutory requirements under the BO with regard to the Refuge Floor cum sky garden such a
s the PNAP 122 has not been addressed. Consultation with FSD has not been taken into consider
ation.

[tem 5

Planters and vegetation along the edges will obstruct the FSD operation in case of fire.

[tem 6

According to Supplementary Figure in the Attachment 3, the area concerned (coloured yellow) 1

s within the common arca. How could the Applicant make any alteration without the agreements
of other owners.’

[tem 7

Tt should be provided in an undertaking otherwise, it would just be an empty promise.

[tem 8

Comments to Item 6 above are also relevant.

[tem 9

No Water Supply Impact Assessment has been attached to the Application. The revised SIA has r
ovealed that a length of 355m underground drain below the Taikoo Shing Road has to be upgrad

od. Comments to Item 1 above with regard to AVA are also relevant.

[tem 10

Re: AVA, comments in paragraph 1 above arc relevant.

Re: VIA, the assessment is taken from Kai Tak rather than from the immediate neighbourhood 0
f Taikoo Shing. Compliance with APP2 has no relevance to the above concern over the AVI, glar
e of building facade, obstruction to the daylight, noise and air pollution. Reference to One Island
East is not relevant if not misleading. It was constructed before the implementation of restriction
of current OZP. In fact, it is not situated within the Taikoo Shing neighbourhood.

Noting that 355m underground drains have to be upgraded, the traffic of Taikoo Shing Road will
be severely affected during the construction. The Applicant should undertake that the constructio
1 traffic should make use of the King's Road instead of Taikoo Shing Road.

[tem 11

Since there are no parking spaces are provided for both the occupants and visitors of the subject

Building, all of them will make use of the parking facilities in City Plaza and will cause serious t
raffic jam to the access road in Taikoo Shing during rush hours
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To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk

HRARYHE 5 455% The application no. to which the comment relates
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Details of the Comment (use separate sheet if necessary)

Details of the comment, please refer to the attached letter.
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Taikoo Shing Management [iaison Council
K& W ¥ EE B &R E
7% May 2026

Secretary, Town Planning Board
15/F, North Point Government Offices,
333 Java Road,

North Point,

Hong Kong

To Secretary, Town Planning Board,

Comment on the “Proposed Minor Relaxation of Non-domestic Gross Floor Area and Building
Height Restrictions for Permitted Commercial Development Various Lots in Various Lots in
“Commercial (7)” Zone Bounded by King’s Road and Taikoo Shing Road, Quarry Bay, Hong Kong
(Application No.: A/H21/160)”.

Further to the our previous comments submitted to the Town Planning Board on 16 March 2026 and the
Further Information submitted by the Applicant, please note our comments as below:

1. Maintain the Development Intensity and Mixed-use Balance under the Planning Intention for
Taikoo Shing and Kornhill Garden
e The proposal is incompatible with Taikoo Shing, which is a primarily residential neighbourhood.
The applicant has not given due consideration to the adverse impacts on local residents.

2. The 20% Minor Relaxation is Not Appropriate at This Location

e The proposed GFA calculation is considered unreasonable because it is based on the entire
application site area, including the existing mall and hotel, rather than solely on the office tower
footprint that is the main concern. This issue was already raised in the March 2026 submission.

e The Applicant’s own figure confirms that the GFA increase is derived from a much larger site area
but concentrated into a comparatively small office tower footprint, resulting in excessive
development intensity. When calculated based on the office tower footprint alone (about 5,500 m?),
the proposed GFA increase of 25,500 m? equates to an additional plot ratio of around 50%, which
is regarded as inappropriate given the local character and the impact on surrounding residents.

e Extending the office tower to a height of 135 mPD is considered an acceptable planning outcome,
as the Town Planning Board has already given due consideration to urban design, local character,
and the skyline in endorsing this building height.

e  Although One Island East currently stands at 301 mPD, the Outline Zoning Plan restricts its height
to 220 mPD and adopts a general presumption against relaxation for buildings already exceeding
height limits unless exceptional circumstances apply. This demonstrates that the Town Planning
Board has exercised due urban design consideration regarding local character and skyline.
Moreover, given the substantial separation distance of about 400 metres, One Island East forms
part of a distinct, established commercial cluster in Island East and does not share the same urban
character or skyline context as 1111 King’s Road, which is situated within the established
residential areas of Taikoo Shing and Kornhill Gardens. Accordingly, One Island East should not
be regarded as a relevant precedent in this case.



* Its comparison with One Island East is inappropriate, if not misleading, as it was built before the
current planning restrictions were implemented.

3. Intensification Should Be Directed to Taikoo Place Away from This Sensitive Location with
Residential Interfaces
e The site is a small commercial block within a mainly residential area; more commercial GFA here
upsets the planned residential-commercial balance of Taikoo Shing/Kornhill and should instead
go to Taikoo Place.

4. Risk of Setting Precedents for the Future Development of the Property in The Same Locality And
Cumulative Negative Impacts on the Amenity of The Surrounding Residents
* Approval of this S.16 Application could set a negative precedent for similar developments nearby,
leading to cumulative impacts that harm residents’ amenities—such as sunlight, sky view,
openness, and light conditions—for surrounding properties like Taikoo Shing Horizon Garden,
Kam Din Terrace, and On Shing Terrace.

5. The Current Planning Controls Already Allow Significant Development

e In 2009, the Town Planning Board imposed building height restrictions and rezoned the site to
“C(7)” to replace plot ratio controls with stricter GFA limits, with the clear intent of restricting
redevelopment to the existing development intensity. These controls were established with due
regard to neighbourhood character and the interface with nearby residential developments, remain
unchanged, and should continue to prevail.

* Any increase in development intensity should be assessed strictly against the prevailing planning
controls, and calculating GFA based on the footprint of the office tower concerned is already
considered consistent with, and respectful of, the approved General Building Plan.

e The General Building Plan (GBP), approved in 2025 with a building height of +189.95mPD and a
gross floor area of 163,530m?, is not compatible with the immediate surroundings of Taikoo Shing.
Its initial approval should have been granted prior to the implementation of the current QZP
restrictions.

6. The Taller Building in The Taikoo Place Comprehensive Commercial Area is Irrelevant
Reference
® The taller buildings cited in Taikoo Place are irrelevant because they either comply with or predate
the height restrictions, and they are located in a separate commercial area with different
characteristics from the application site.

7. The Approved GBP May Be Given With Sympathetic Consideration nut Need Not be Acceded to
In Order To Protect the Amenity Of The Surrounding Residents
® A previously approved General Building Plan (GBP) exceeding planning controls may be
considered sympathetically but does not guarantee approval; any relaxation must balance the
applicant’s rights with the Town Planning Board’s duty to safeguard surrounding amenity.

8. Concentrating the Additional GFA for The Entire Commercial Zone at No.1111 King’s Road is
Unbalanced, Resulting in an Exceptionally Tall and Bulky Building
e Concentrating the entire GFA increase at No. 1111 King’s Road creates an oversized, unbalanced
development; the added floor area should instead be proportionally distributed to avoid
over-massing and protect nearby residents’ amenity.



9, The Claimed Public/ Planning Gains/ Design Merits are Insubstantial and Inadequate
Justification for The Proposed Minor Relaxation

10.

The proposed sky garden and minor footprint reduction do not meaningfully reduce building mass
and fail to demonstrate planning or design merit commensurate with the minor relaxation sought.
The proposal does not adequately address its scale, relationship with the surrounding built
environment, or impacts on residents’ living amenity, and therefore does not meet the Outline
Zoning Plan criteria for minor relaxation. Given the lack of clear standards protecting immediate
neighbourhood amenity, the Town Planning Board is urged to preserve the remaining visual and
living amenities, including daylight, privacy, service capacity, and pedestrian conditions, and to
maintain the existing status quo in the established, high-density residential areas of Taikoo Shing
and Kornhill Gardens.

The proposed works on 5/F do not qualify as improvements to streetscape or the provision of
quality street-level public urban space to justify a minor relaxation of building height restrictions.
The site already provides an existing pedestrian connection between King’s Road and Taikoo
Shing Road, meaning the proposal offers no additional public benefit.

The sky garden on 30/F is primarily a functional element required by the new office floors and is
not a dedicated public gain; moreover, its public accessibility cannot be guaranteed or enforced
due to land lease constraints.

In any event, if these elements are considered planning or public gains, any permissible relaxation
should be strictly limited and proportionate, equivalent only to their scale—about 1.5 plot ratio
based on the office tower footprint.

The proposed sky garden is, in essence, intended to function as a refuge floor. As such, openness
is a mandatory requirement and should not be interpreted as a design feature aimed at enhancing
visual permeability or aesthetic interest.

The sky garden is in fact a Refuge Floor cum Sky Garden. Its primary purpose is to comply with
statutory requirements under the Buildings Ordinance. If it is designed as a publicly accessible sky
garden, it would introduce fire risks to both building occupants and visitors in the event of a fire,
which would be unacceptable under the Buildings Ordinance.

The relevant statutory requirements under the Buildings Ordinance concerning a Refuge Floor cum
Sky Garden, including PNAP 122, have not been adequately addressed. In addition, consultation
with the Fire Services Department (FSD) has not been undertaken.

The proposed planters and vegetation along the edges would obstruct FSD operations during fire
emergencies.

Adverse Amenity and Liveability Impacts at a Highly Sensitive Residential Interface

a)

b)

Sunlight/ Daylight Access and Sky View

It is crucial that a micro-climate study (including but not limited to urban heat island (UHI)

effect, ventilation, solar radiation, surface temperature, etc.) should be carried out to assess the

impact on the environment of Taikoo Shing. The proposed extra height and bulk at Taikoo Shing’s
southern edge would significantly reduce year-round sunlight and sky views for nearby residences,
further disrupting the area’s planned roofline harmony and harming residents wellbeing.

Overlooking Concerns and Privacy

e The proposed additional floors will directly overlook more units at Taikoo Shing and Kornhill
Garden, affecting residents’ wellbeing.

e The proposed opening hours for the sky garden on the 30/F is from 8:00 a.m. to 8:00 p.m. It is
concerned that individuals may hide in the garden, which can compromise the privacy of
nearby residents.

Glare/ Light Pollution

Compliance with APP-2 is not relevant to the above concerns regarding the AVIs, fagade glare,

obstruction to daylight, noise, and air pollution.



d) Nuisance during Construction
The Applicant should undertake that all construction traffic will use King’s Road instead of Taikoo
Shing Road.

11. Pedestrian & Traffic Congestion and Noise in The Neighbourhood
¢ Since no parking spaces are provided for either occupants or visitors of the subject building, they
will need to rely on the parking facilities at Cityplaza, which will likely cause serious traffic
congestion on the access roads in Taikoo Shing during peak hours.

12. Excessive Office Population In The Residential Context Not Adequately Accommodated By

Shops And Services

e Lunch-hour crowding at Cityplaza, Kornhill Plaza, and nearby streets shows that local facilities
and pavements are already at full capacity, indicating the area’s population and GFA should not
be further increased.

e The amenities within Taikoo Shing have already experienced strain during peak hours following
the occupancy of One Island East. Any additional expansion will inevitably result in unreasonable
inconvenience to residents

13. Reasonable Expectation to Preserve the Character of The Taikoo Shing
¢ Residents paid a premium to live in Taikoo Shing for its balanced residential-commercial character,
and further development intensification would alter this character and harm residents’ amenity
during peak periods.

14. Public Consultation

® No prior public consultation was conducted with nearby Taikoo Shing residents despite their close
connection to the site prior to lodging the application. Consultation only at the statutory stage is
too late, as the design is already advanced and the developer is unlikely to change significantly.

e Consultation was only indirectly informed through Taikoo Shing Management Liaison Council,
leaving most residents not well-informed. As some views were submitted through Taikoo Shing
Management Liaison Council, the Town Planning Board should not assess consultation quality
solely by the number of public comments received.

e The site notice is placed in a low-visibility location at G/F lobby of no. 1111 King’s Road, making
it unlikely to be seen by many nearby residents, particularly those from Kornhill Garden and parts
of Taikoo Shing.

Conclusion
e Some of the concerns raised previously in March 2026 were not addressed in the Further
Information submitted by the Applicant, specifically points 4, 7, 10(a), 10(b), 12, and 13. These
comments are therefore reiterated in this submission. We strongly emphasize that the concerns of
Taikoo Shing residents must be properly addressed by both the Applicant and the Town Planning
Board.

e The Applicant’s “Responses to Public Comments” failed to address the legitimate concerns of
Taikoo Shing residents, i.e. excessive commercial activities would interfere with their quiet
enjoyment of community life.

Yours sincerely,

Taikoo Shing Management Liaison Council
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Ms. Doris HO Pui-ling, J.P.

Chairperson of Town Planning Board
15/F, North Point Government Offices

333 Java Road, North Point, Hong Kong
8 May 2026

Submission of Community Views Regarding Further Information for Planning
Application No. A/H21/160 Proposed Minor Relaxation of GFA and Building Height

Restrictions at 1111 King’s Road, Quarry Bay
Dear Ms. Ho,

| am writing in my capacity as the District Councillor for this constituency to formally
present the consolidated views and concerns raised by the local community regarding

the further information (Fl) submitted by the applicant on 10 April 2026.

To ensure a representative reflection of public sentiment, | have conducted two major
rounds of consultation, including physical street stations and digital questionnaires.
Following the release of the technical clarifications in the Fl, an additional 57 residents
were interviewed. The results indicate a significant consensus: out of 314 total
participants consulted to date, 310 individuals (approximately 98.7%) have registered

their opposition to the current proposal.
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On behalf of these stakeholders, | request the Board to carefully consider the following

points raised by the residents:

1. Concerns Regarding Local Development Intensity
Actual Office GFA Increase of 43.5% The applicant’s Fl clarifies that the existing office
GFA at 1111 King’s Road is only approximately 58,600 m?. However, the proposal
seeks to increase this specific office accommodation to 84,100 m?. This represents a
site-specific intensification of 43.5% for the office component, which far exceeds the
"20.7%" figure presented for the entire "C(7)" zone. Residents feel this scale of vertical
expansion is an aggressive over-development that is entirely incompatible with the

surrounding residential context.

2. Concerns Regarding the Sewerage Upgrades
While the original application downplayed infrastructure impacts, the revised
Sewerage Impact Assessment now admits that approximately 355m of public sewers
along King’s Road require upgrading to handle the increased flow. This proves that the
proposed development exceeds the carrying capacity of the existing local
infrastructure. Furthermore, the 355m of road excavation required for these upgrades

will cause prolonged traffic and noise nuisance for residents until at least 2029.

3. Privacy and Overlooking Impacts
The "Overlooking Effect" Residents of the adjacent Kao Shan Terrace (Fu Shan and

Kam Shan Mansions) are deeply concerned about the "overlooking effect” created by
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the proposed 30/F sky garden. Standing significantly higher than the residential

blocks (which are approximately 82mPD), the sky garden provides an unrestricted

high-angle observation point directly into private units. The applicant’s commitment

to "free public access without reservation" only heightens fears regarding the loss of

privacy and security for hundreds of families.

4. Visual Enclosure and Sunlight Obst.ruction
The applicant’s updated Visual Impact Assessment continues to claim "negligible"
impacts. However, for residents living in the immediate shadow of the site, doubling
the building height to 165mPD creates a massive "wall effect" that obstructs natural
lighting and open sky views. The community rejects the use of distant "strategic
viewing points" to mask the direct degradation of the living environment for those on

Tai Fung Avenue.

5. Illlusory Planning Gains and Safety Doubts
The community considers the proposed "planning gains" to be insufficient and
potentially hazardous. The 30/F sky garden is restricted to 8 a.m. to 8 p.m., making it
inaccessible to many residents who work during the day. Furthermore, the applicant
has failed to provide clear regulatory proof that placing "active” facilities like jogging
lanes and yoga areas on a mandated refuge floor is safe or legal under fire safety

ordinances.
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6. Unresolved Traffic Bottlenecks
The applicant continues to ignore the critical bottleneck at the Island Eastern Corridor
Taikoo Shing exit. The addition of 1,020 office workers will inevitably worsen the lane-
shifting hazards near Tai Fung Avenue, yet the applicant has only offered minor

landscaping tweaks on the 5/F rather than substantive traffic mitigation.

In conclusion, | am duty-bound to reflect that the vast majority of my constituents do not
view this application as a "minor" relaxation, but rather as a significant change that could
permanently affect their privacy, safety, and quality of life. | respectfully request the

Town Planning Board to seriously consider these community concerns and the high level

of local opposition before making a final decision.
Yours sincerely,

Calvin Kwok

Eastern District Councillor

Enclosure:

Appendix: Report on Targeted Community Consultation Regarding Further Information
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Appendix: Report on Targeted Community Consultation

Regarding Further Information

In response to the Further Information (FI) submitted by the applicant on 10 April 2026, a
second round of direct public engagement was conducted to ensure residents were fully

informed of the technical clarifications and to gauge updated sentiment.

1. Consultation Methodology
Targeted street interviews were conducted on Taikoo Shing Road on three separate
occasions: 26 April, 1 May, and 3 May 2026. This location was selected to capture the
views of residents who frequent the primary pedestrian routes adjacent to the

application site.

2. Engagement Process
During each session, local stakeholders were provided with a verbal explanation
regarding the scope of the application and the specific technical updates contained
within the applicant's supplementary documents. Following this briefing, residents

were invited to provide their feedback by completing a concise questionnaire.
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3. Participation and Evidence
A total of 57 local residents were interviewed during this period. Appended below are

photographic records of the engagement sessions and a selection of the completed

guestionnaires collected from the community participants.
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Figure 1: Direct Public Engagement
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Figure 2: Survey Results (Randomly Selected Samples)
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To: The Secretary, Town Planning Board
RE: OBJECTION to Planning Application No. A/H21/160 (1111 King’s Road)

| am writing to object to this application as the the applicants’ further information submitted have not
fully covered my comments dated March 17, 2026. The paragraphs involved below are 1,3,4 and 5.

Regards,
Miss Yip

Sent from my iPad

on 16 Mar 2026, at 21:15, HAZEL YIP | N ot

To: The Secretary, Town Planning Board
RE: OBJECTION to Planning Application No. A/H21/160 (1111 King's Road)
Deadline: 17 March 2026

[ am a resident of The Floridian (18 Sai Wan Terrace). | formally OBJECT to the proposed
20.7% GFA and 22.2% Height relaxation. This intensification is not "minor" and poses
insurmountable impacts:

1. Unrepresentative Carpark/Traffic Data (Oct 2024 & Jan 2025) (Appendix C4.2.1 &

32.2]
The applicant relies on carpark utilization in October 2024 and traffic count in early January

2025. This data is fundamentally unrepresentative:
« Post-Pandemic Bias: In late 2024, many major firms in the Quarry Bay hub were still
utilizing hybrid Work-From-Home (WFH) models.
o Seasonal Distortion: January 2025 data captures a period influenced by the Lunar
New Year holiday and the temporary post-COVID surge in online shopping over
physical retail.
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¢« Demand: | request the Board defer approval until a 2026 survey is conducted to

reflect the "full return-to-office" reality and the true saturation of Tai Koo MTR
Station.

2. Critical Structural Risk to MTR (Scheduled Area 3)

Adding 13 storeys to a 30 year old foundation above the Island Line is a major safety concern.

A Full Structural Preliminary Appraisal must be made public before approval to ensure no

risk to the station box or tunnels.

3. Lobby and Public Area Conversions & Misleading Planning Statement

The 1/F, 2/F, 3/F near escalator zones and 5/F, 6/F lobbies have already been converted into
food courts, restaurants, or a bank. In particular, the Planning Statement (Para 3.4.2.)

is misleading by presenting 5 ‘planned’ Kiosks at 5/F where a resturant already physically in
place in the marked photo(Photo 1 and 2). I would demand a GFA Audit to ensure proper land
use. In any case, the applicant has already sacrificed escalator zone spaces and spacious lobbies
for commercial profit. Granting a further 20.7% GFA relaxation on top of this already ‘maxed
out’ building is an excessive and unjustified request. The Board should prioritize the
preservation of building quality and neighborhood character over applicant’s desire for further
commercial expansion.

<image0.jpeg>

<imagel.jpeg>

4. Fundamental Rejection of 30/F Sky Garden (Privacy/Security)

Per Para 3.2.1, the open-air garden has no glass facade, creating a permanent "lookout" into the
private bedrooms as well as living and dinning rooms of The Floridian. We reject this "gain"
entirely as it is a private nuisance and a security risk.

5. Scientific Inadequacy of Air Ventilation Assessment (Appendix D)
The "Expert Evaluation” in Appendix D is a qualitative study back in 2008 which is considered
outdated. It also lacks the numerical rigor of CFD or Wind Tunnel testing.

o [t fails to quantify the loss of wind velocity for uphill residents at Sai Wan Terrace.

o It also fails to provide the latest Urban Heat Island (UHI)effect caused by the
increased building bulk, which will lead to higher night-time temperatures for our
estate.

e The Board should require the updated Quantitative AVA and Study before making any
decision.

6. Undesirable Precedent
Approving this will trigger a "domino effect” for commerical/office building in this area leading
to a 20% cumulative density increase that will collapse local infrastructure.

I urge the Board to REJECT this application.

Submitted by: Miss Hazel Yip

Address: NG
Date: March 16, 2026

Sent from my iPad
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E5: Objection to Planning Application No. A/H21/160
¥ 5: Internet Email

OBJECTION TO PLANNING APPLICATION NO.A/H21/160

To: The Secretary, Town Planning Board Date: May 8, 2026 Subject: Strong Objection to Proposed Minor
Relaxation of GFA and Building Height Restrictions — Quarry Bay (A/H21/160)

Dear Sir/Madam,

| am writing to formally register my strong objection to planning application A/H21/160. Despite the
Further Information (FI) submitted by the applicant on April 10, 2026, the proposal represents a severe
over-intensification of the site that is detrimental to the Quarry Bay community. | urge the Board to reject
this application based on the following grounds:

1. Direct Violation of the Master Development Plan (MDP) and Lease Conditions

The proposal seeks to increase the non-domestic Gross Floor Area (GFA) from the statutorily permitted
123,129 m*to 148,629 m? (+20.7%), and the height to 165 mPD (+22.2%). This is not a "minor" relaxation;
it is a fundamental rewrite of the density controls. | draw the Board’s attention to the April 2026
comments (2.5) from the Lands Department, which explicitly state that the proposed building

profile "would exceed those stipulated in the MDP governing the concerned lots and therefore not
acceptable from lease point of view." The applicant is relying on a future lease modification to justify
this, but as LandsD noted, there is "no guarantee" such an application will be approved. The TPB should
not approve a plan that so blatantly conflicts with the established contractual and statutory limits.

2. "Salami-Slicing" and the Privatization of Common Areas

The community has already witnessed the gradual conversion of public-facing and amenity areas of this
building into private commercial gain. In particular, the public areas, which had been used for over
twenty years for public access and rest area on the 5 and 6 floor were recently converted into
commercial use. The revised plans for the 5th and 6th floors of Cityplaza is merely a revert of
commercial use areas back to public areas. These two levels had historically served as critical common
areas and circulation nodes for the public. The current application seeks to enclose or reconfigure these
spaces to serve as exclusive office lobbies and transfer plates for the 13 new storeys together with the
proposed 5/F sky garden is merely a cosmetic replacement for communal space that is being sacrificed.
The Board must not reward this "salami-slicing" strategy that erodes the public-interest buffer originally
promised in the Taikoo Shing MPO.

3. Inadequate Traffic Mitigation and Infrastructure Strain

1
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Quarry Bay is already operating at peak capacity. The applicant’s "zero new car parking" strategy is a
flawed mitigation measure. The addition of 13 storeys of office workers will inevitably bring thousands of
new commuters, placing an unsustainable burden on the MTR station, pedestrian crossings, and local
dining facilities. Furthermore, the proposed new layby on King's Road risks disrupting existing bus lane
flows rather than solving curbside congestion. Additionally, the TIA which was conducted in around late
2004 and early 2005 is rather outdated and could not reflect the latest traffic situation.

4, Environmental and Sewerage Risks

While the applicant submitted a revised Sewerage Impact Assessment (SIA), the fact remains that they
are attempting to force a 20% increase in commercial activity onto an aging district utility network. |
remain deeply concerned that the underground sewerage and drainage infrastructure cannot
sustainably absorb this intensification without risking future overflows or requiring highly disruptive
emergency roadworks. The major bitumen contamination in Nov 2025 is a good example of obsolete old

water pipes structure.

5. Severe Visual Impact and "Wall Effect” Adding 30 meters to the building height will significantly
increase the bulk of the development, exacerbating the "wall effect" along King's Road. This will severely
reduce visual permeability, natural light, and air ventilation for the residents of Taikoo Shing.

6. Setting an Undesirable Precedent Approving an application that so heavily exceeds the 123,129 m?
limit set out in the OZP/MDP would destroy the integrity of the district's planning controls. It would set a
dangerous precedent, signaling to other developers in the "Commercial (7)" zone that statutory density

caps can be bypassed under the guise of "minor relaxations.”
Conclusion This application prioritizes maximum commercial yield at the direct expense of the local

community's living environment and the district's carrying capacity. | urge the Town Planning Board to
uphold the integrity of the Master Development Plan and reject application A/H21/160 in its entirety.

Yours faithfully,

Mr Lai
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The application no. to which the comment relates: A/H21/160

MERRAL H&/EH

Name of person making this comment: JLZE Mr. Choi kwok yin
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Details of the Comment :
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The application no. to which the comment relates:
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Name of person making this comment: I8 Miss KL Yuen

BRFEE

Details of the Comment :

[Formal Strong Objection Letter
Objection to Proposed Vertical Height Extension of Existing Building

[Rebuttal Against Applicant’s Three Feasibility Claims Based on Authority’s Non-Adverse Com
ments

To the Town Planning / Relevant Planning Authority,

'We submit this firm and formal objection to the proposed upward height extension of the existin
¢ building. The applicant seeks to justify the scheme’s feasibility solely on the basis that the rele
vant authority raised no adverse comments on its air impact assessment, glare/daylight blockage
assessment, and traffic impact assessment. We strongly refute this reasoning and set out our deta
iled counterarguments below:

1. No adverse comment on air impact assessment does not mean no actual neighbourhood air qu
ality and micro-climate harm

The authority’s lack of adverse comment is only a procedural technical clearance based on limit

ed statutory air quality indicators, and it cannot reflect real on-ground micro-climate impacts on

surrounding neighbourhoods. A taller extended building will alter local wind patterns, create win
d tunnel effects at street level, form stagnant air pockets between adjacent buildings, and trap du
st and airborne pollutants within the residential vicinity. The desktop air assessment fails to eval

uate these cumulative micro-climate nuisances to residents. Procedural non-adverse endorsemen
t does not negate the tangible deterioration of local air circulation and living comfort brought by

the height extension.

2. No adverse comment on glare and daylight blockage assessment does not equate to acceptable
living amenity

The authority’s non-adverse view on the glare and daylight impact report is merely based on rigi
d minimum statutory calculation standards, not reasonable residential living requirements. The p

roposed height extension will inevitably cast longer and wider overshadowing onto nearby resid




ential premises, reducing daily natural daylight hours far below a comfortable living standard. A
dditional upper floors with external facade materials will also introduce prolonged reflective gla
re to neighbouring households, affecting daily living, indoor comfort and privacy. The technical
assessment only meets baseline regulatory thresholds; it does not account for the substantial loss
of environmental amenity and quality of life for surrounding residents.

3. No adverse comment on traffic assessment cannot rule out future traffic congestion and local t
ransport pressures

The applicant’s claim that no adverse traffic assessment comment guarantees no traffic congesti
on is fundamentally flawed. The traffic impact assessment relies on idealised static modelling an
d theoretical traffic flow data, rather than real peak-hour neighbourhood traffic conditions. It un
derestimates the additional vehicular and pedestrian flow generated by the building’s expanded f
loor area and increased occupancy after height extension. The narrow local road network, limite
d roadside parking and existing junction capacity will face cumulative strain, leading to inevitab
le peak-hour bottlenecks, parking shortages and pedestrian safety risks. A procedural no-adverse
comment on paper does not equate to genuine traffic sustainability on the ground.

Overall Submission

The authority’s non-adverse comments on the three technical assessments are only procedural, b
ascline regulatory clearances, not an endorsement that the height extension scheme is compatibl
e with the surrounding neighbourhood’s living environment, amenity and long-term public inter
ests. Technical assessment compliance does not offset the irreversible adverse impacts on reside
nts’ daily life, micro-climate, daylight enjoyment and local traffic order.

We urge the planning authority to disregard the applicant’s over-reliance on procedural non-adve
rse comments, uphold the liveability and legitimate rights of surrounding neighbourhoods, and fi
rmly reject the proposed building height extension scheme.

Yours faithfully, ‘
Concerned Local Residents & Neighbourhood Stakeholders
Date: 8 May 2026
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Name of person making this comment:
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Details of the Comment :

This is a submission in opposition to the section 16 application numbered A/H21/160. It is going
to be a burden on the environment, traffic, hygiene, utilities, etc. of the neighbourhood. It is also
going to be a visual impact, blocking the airflow channels, causing light pollution, and a hazard t
o wild flying animals. Further the TPB might have engaged in a potential miscarriage of procedu
ral justice by omitting to send the notice to the Kornhill Owners' Committee on 24 February and
17 April 2026. The KOC is a committee within 100 feet or the application site and should be cov
ered by the 30C Guidelines.

-- Attached --

—————————— Original message ---------

From: Hei Man Chan

Date: Fri, 8 May 2026, 19:39

Subject: Re: Re: Potential miscarriage of procedural justice by the TPB and the TPB Secretariat
in the consultation for A/H21/160 [For your reply on or before 23 April 2026]

To: <tpbpd@pland.gov.hk>

Cc: <hkdpo@pland.gov.hk>, <tellme@1823.gov.hk>, <kklee@pland.gov.hk>, <tcsyeung@plan
d.gov.hk>, <hyspang@pland.gov.hk>, Hei Man Chan

Hello Ms Ng / TPB Secretariat,

Soon after the previous email was sent I was made to understand that a further notice was sent to
the Division Owners' Committee for Blocks 1 to 10 on 17 April 2026.

Given our email correspondence below I shall suppose that this notice regarding the FI was not
and never sent to the KOC.

g



For the avoidance of doubt it is hereby stated expressly that my complaint regarding the 24 Febr
ary 2026 notice shall include as well the notice sent on 17 April 2026 for the FI.

For your kind attention.

Regards,
Hei Man Chan

e

- Some Block Representatives and Members of the KOC or of any of the Division Owners' Com
mittees

- Some owners/residents in Kornhill

—————————— Original message ---------

From: Hei Man Chan

Date: Fri, 8 May 2026, 18:39

Subject: Re: Potential miscarriage of procedural justice by the TPB and the TPB Secretariat in th
e consultation for A/H21/160 [For your reply on or before 23 April 2026]

To: <tpbpd@pland.gov.hk>

Ce: <hkdpo@pland.gov.hk>, <tellme@1823.gov.hk>, <kklee@pland.gov.hk>, <tcsyeung@plan
d.gov.hk>, <hyspang@pland.gov.hk>, Hei Man Chan

Hello Ms Ng / TPB Secretariat,

[ refer to the previous email and our telephone conversation at 5:15 pm.

As explained, "Kornhill" as defined in the DMC covers the entirety of the site IL 8566 RP.
You may also wish to refer to the crown grant (aka. the conditions of exchange).

Blocks 1 to 10 are contained entirely within "Kornhill", which comprises also Blocks A1 to R2,
Kornhill Plaza N and S, and a building with a carpark and two phases of recreation club.

[t follows that the territorial scope covered by the Division Owners' Committee for Blocks 1 to 1
0 is contained entirely within the territorial scope of the KOC.

[f the Division Committee for Blocks 1 to 10 falls within the 100 feet boundary of the applicatio
n site, the KOC must have fallen within it.

And if the Division Committee for Blocks 1 to 10 received the notice on 24 February 2026, the
KOC should have received it as well.

[f the notice was not served to the KOC because of any omission or defect in any master list or d
atabase kept and maintained by the TPB Secretariat, please have it rectified.

As previously noted, this complaint along with this thread of emails will be referred to the releva
nt authorities or watchdog organisations.

Thank you for your kind attention.

Regards,
Hei Man Chan

Cc.




- Some Block Representatives and Members of the KOC or of any of the Division Owners' Com
mittees
- Some owners/residents in Kornhill

—————————— Original message ---------

From: tpbpd/PLAND <tpbpd@pland.gov.hk>

Date: Fri, 8 May 2026, 17:15

Subject: Re: Potential miscarriage of procedural justice by the TPB and the TPB Secretariat in th
e consultation for A/H21/160

To: Hei Man Chan

Cc: tellme@1823.gov.hk <tellme@1823.gov.hk>, hkdpo_pd/PLAND <hkdpo@pland.gov.hk>

Dear Hei Man Chan,

Thank you for your further email on 8.5.2026 regarding Application No. A/H21/160.

After receiving your first email on 18.4.2026, we have reviewed the procedures undertaken for t
he publication of the subject planning application for public inspection and comments, and confi
rmed that the statutory requirements under the Town Planning Ordinance and the established ad
ministrative procedures as set out in the relevant Town Planning Board Guidelines No. 30C have
been duly followed. Relevant details have been explained to you in our previous replies on 4.5.2
026 and 7.5.2026. While your views are fully acknowledged, we have no further information to
add regarding the publication procedures for the subject planning application.

(Charmaine NG)

Town Planning Board Secretariat

From: Hei Man Chan

Sent: Friday, May 8, 2026 6:46 AM

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Cc: hkdpo pd/PLAND <hkdpo@pland.gov.hk>; tellme@1823.gov.hk; KK LEE/PLAND <kklee
@pland.gov.hk>; Thomas CS YEUNG/PLAND <tcsyeung@pland.gov.hk>; Helena Yuen San P
IANG/PLAND <hyspang@pland.gov.hk>; Hei Man Chan

Subject: Potential miscarriage of procedural justice by the TPB and the TPB Secretariat in the co
nsultation for A/H21/160 [For your reply on or before 23 April 2026]

Hello Miss Ng / TPB Secretariat,
You and the TPB Secretariat have twice been supplied with the information that Blocks 1 to 10 ¢

onstitute part of Kornhill, by way of the complaint emails on 18 April 2026 and 4 May 2026 res
pectively.




[n the email on 4 May 2026 in particular you and the TPB Secretariat have been pointed to refer
to the Conditions of Exchange No. 11728 and the DMC with the Memorial No. 2980874.

It follows that the only valid interpretation and conclusion is that part of Kornhill lies within the
100-feet boundary of the site concerned in this planning application.

And that the Kornhill Owners' Committee, with members from and representing Blocks 1 to 10,
is certainly a committee for a building within the 100-feet boundary.

Despite this you have opted to stick with the wrong understanding that Kornhill lies outside the r
equired 100 feet.

Since this has apparently been a misunderstanding and oversight on the part of the TPB Secretar
iat it would be the burden of the TPB Secretariat to put in place the necessary remedies and recti
fications.

In your reply to this email, preferably at 11:59 am on 8 May 2026 by the latest given the limited
time before the 8 May 2026 deadline, please suggest the remedies and rectifications which the T
PB Secretariat will seek.

Depending on whether there would be any reasonable response by then this complaint may have
to be referred to the relevant authorities or watchdog organisations.

Regards,
Hei Man Chan

Ca.

- Some Block Representatives and Members of the KOC or of any of the Division Owners' Com
mittees

- Some owners/residents in Kornhill

—————————— Original message ---------

From: tpbpd/PLAND <tpbpd@pland.gov.hk>

Date: Thu, 7 May 2026, 17:31

Subject: Re: Potential miscarriage of procedural justice by the TPB and the TPB Secretariat in th
e consultation for A/H21/160

To: Hei Man Chan

Cc: tellme@1823.gov.hk <tellme@1823.gov.hk>, hkdpo_pd/PLAND <hkdpo@pland.gov.hk>

[Message truncated]
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BRI B SRR AR R

The application no. to which the comment relates: ARG

TEERA. H#&/218

Name of person making this comment: J8E Mr. PL Yuen

BRRHFE

Details of the Comment :

Formal Strong Objection Letter Against Proposed Height Extension of Existing Building

Subject: Formal and Firm Objection to the Proposed Vertical Height Extension of the Existing B
uilding — Response to Compatibility and Sky Garden Mitigation Claims

To the Relevant Planning Authority,

We, the residents and stakeholders of the surrounding neighbourhoods, hereby lodge a strong, fo
rmal objection against the proposed vertical height extension works to the existing building. We
firmly refute the applicant’s two core justifications of “compatibility with surrounding context™

and “sky garden provision to soften building bulk”, and set out our detailed objections as below:

1. Fundamental Objection: The Height Extension Is NOT Compatible with the Surrounding Nei
ghbourhoods

The claim that the proposed elevated building height is compatible with the surrounding area is
unsubstantiated and inconsistent with actual urban context:

« The surrounding neighbourhoods are predominantly composed of low-to-medium-rise resident
ial buildings with long-established, consistent building height profiles, unified streetscape and h

larmonious spatial scale. The proposed upward height extension will create an abrupt, towering o
utlier that completely breaks the existing uniform skyline and destroys the original orderly urban
texture of the locality.

« Excessive building height will severely disrupt the spatial balance of the residential area, causi
ng overwhelming visual dominance over adjacent properties. It will bring irreversible negative i
mpacts including prolonged overshadowing, blocked natural daylight and poor natural ventilatio
n to countless surrounding households.

s Such drastic height increase deviates from the local planning intent, residential area characteris
tics and long-standing community living environment, and cannot be regarded as compatible wit




h the surrounding neighbourhood fabric in any practical planning and living sense.

2. Objection to Sky Garden Claim: A Sky Garden Cannot Offset the Harm of Increased Building
Bulk and Height

The proposal of adding a sky garden as a mitigation measure to soften building bulk is merely a
superficial decorative measure, with no substantive effect to eliminate adverse neighbourhood i
mpacts:

* A single sky garden facility cannot dilute or reduce the enlarged overall building volume broug
ht by vertical height extension. The increased building bulk, towering massing and oppressive vi
sual sense to the surrounding area remain unchanged fundamentally.

* A high-level sky garden only serves the internal usage of the subject building, and brings almo
st no practical environmental benefits to the public surrounding neighbourhoods. It cannot reme
dy the core nuisances including shading impact, wind tunnel effect, visual oppression, privacy di
sturbance and public open space compression caused by the taller building.

* Greenery facilities at high altitude cannot offset the long-term living environment deterioratio
n, comfort reduction and quality of life depreciation suffered by nearby residents. It is an inadeq
uate and ineffective compensation for the substantial adverse impacts generated by the height ex
tension project.

3. Overall Grounds for Firm Objection

The proposed height extension will bring persistent, irreversible harm to the surrounding residen
tial neighbourhoods, including destroyed regional skyline, deteriorated living environment, impa
ired daylight and ventilation, reduced residential comfort, lowered property amenity values and
compromised neighbourhood privacy.

The two reasons raised by the applicant lack practical credibility and cannot justify the approval
of this height extension application.

We earnestly request the planning authority to fully respect the legitimate rights and living intere
sts of surrounding residents, firmly reject the proposed building height extension proposal, and s
afeguard the original harmonious neighbourhood environment, consistent urban landscape and 1

ong-term public interests of the area.

'Yours faithfully, _
Concerned Surrounding Neighbourhood Residents
Date: 8 May 2026
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The application no. to which the comment relates:

TRERAL HR/2HE

Name of person making this comment: 7tk Mr. CHAN
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Details of the Comment :
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To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk

ARSI 5459% The application no. to which the comment relates
A/H21/160Received on - 10/04/2026

BRFE WERE  FrHESRH)
Details of the Comment (use separate sheet if necessary)
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The application no. to which the comment relates: Ll

"RERAL B2/2HE | L+ Ms. Lee

Name of person making this comment:

RREHE

Details of the Comment :

Re: Strong Objection to Proposed Relaxation of Building Height Restriction — A/H21/160

[ am writing to express my strong and unequivocal opposition to the proposal to relax the buildi
ng height restriction for the location referenced in A/H21/160. Granting permission to add extra
floors to a commercial structure within a predominantly residential neighbourhood is unwarrante
d, disruptive, and detrimental to the local community.

[ urge the authority to reject this application based on the following critical concerns:

1) Disruption to Skyline Aesthetics: The current height of the subject building is consistent with
the surrounding developments, contributing to a balanced and uniform urban skyline. Allowing
additional stories will create a visually jarring, awkward structure that looms over the neighbour
hood, ruining the visual harmony of the area.

2) Loss of Views and Visual Impact: The proposed expansion will directly block the views and n
atural light currently enjoyed by surrounding residential buildings. Overdevelopment of this scal
e drastically reduces the quality of living for nearby home owners and residents.

3) Severe Traffic Congestion: The immediate surrounding streets are mostly narrow, two-lane ro
ads that are already heavily utilized. Adding floors to a commercial property will significantly in
crease daily vehicular traffic, delivery transport, and commute demands. The government must a
ddress how local residents are expected to cope with the resulting gridlock and compromised roa
d safety.

4) Disruption to Nearby Students: There is a school located directly across from the site. Conduc
ting extensive vertical construction right next to an educational institution will subject students t
o persistent, high-decibel noise. This will severely disrupt classes, hinder students' concentratio
n, and compromise their learning environment. The proposed completion is around 2029; in othe
r words, students will be subjected to at least two years of disruption during their formative year
S.




5) Health and Environmental Hazards for Residents: Beyond the long-term impact, the construct
ion phase itself will bring prolonged noise, airborne dust, and environmental pollution. Surround
ing residents should not be forced to endure months or years of health risks and degraded living
conditions for a commercial expansion.

This proposal prioritizes commercial expansion at the direct expense of the local community’s w
ell-being, safety, and quality of life. For all the reasons outlined above, I strongly oppose this ap
plication and urge the government to protect our neighbourhood by rejecting the proposed relaxa
tion of the building height restriction.

Yours faithfully,

Ms. Lee
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*5: A/H21/160

4B Al Internet Email

To Whom It May Concern,

| am a resident at The Floridian, 18 Sai Wan Terrace. Regarding the Proposed Minor Relaxation of Non-
domestic Gross Floor Area and Building Height Restrictions for Permitted Commercial Development
(A/H21/160), | am writing to oppose this proposal. Kindly note that Taikoo is already a community with a lot
of elderly and children. With this proposal, it will create more pollution, e.g. air pollution and noise pollution
etc. Also, Taikoo is already very crowded with a lot of office workers and residents. The proposal would
overload the community. In addition, there is a restaurant Coucou Reserve near the building, in which it
opened few years ago. That area used to be the public area that the residents in Taikoo could walk freely.
Now the area is operated as a hotpot restaurant with smell for sure. As a resident at Taikoo, we already took
it. This time, the proposal is trying to draw more people into the already saturated community. Please
consider to withdraw this proposal. If necessary, we could collect signatures for this petition, so that residents
at Taikoo could vote for a better environment. Thank you very much for your kind consideration!

Thanks!
Kind regards,

CHEUNG
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The application no. to which the comment relates:

"RERAL ¥R/BE

Name of person making this comment: 5% Mr. CHAN PF

BRRHE

Details of the Comment :

In the Supplementary Information, the proposed application for relaxation has been amended, i.
g
(i) GFA increase of 19125 m2 over existing 58600m2 or 33% ; and

(ii) BH from 165 mPD to 149.8mPD or addition of 10 storeys over existing 27 storeys.
Nevertheless, the proposed relaxation is still exorbitant within a primary residential neighbourho
od. It will create enormous disruption to the quiet enjoyment of the Taikoo Shing residents in the
course of the proposed extension as well as the its operation upon completion with particular co
ncerns in the following aspect:

(a) Sewage Impact Assessment: There are about 355m underground drain pipe and 1 manhole to
be upgraded / replaced at the downstream of the sewage system serving the entire Taikoo Shing.
In other words, during its upgrading works, the Taikoo Shing Road will be opened up. Thus, the
primary traffic to and from Taikoo Shing will be severely interrupted for months. The drainage s
ervices serving the whole Taikoo Shing would suffer intolerable interruption. No risk assessment;
has been addressed in the SIA or elsewhere in the Application.

The SIA was too conservative or not realistic. It had ignored the shops / eating place at the groun
d floor and 1/F of the Taikoo Shing residential blocks. It also did not make due allowance for the
possible eating spaces or other commercial establishment in the proposed extension.

(b) Traffic Impact Assessment: The assessment mainly concerned the provision of parking space
s in Cityplaza, the location outside the Application Site or beyond the control of the Applicant.
Hence, the assessment will subject to change beyond the Applicant’s control.

No assessment to the traffic impact to the Tai Mou Road and Tai Fung Road at the time when th
e increase PCU access to and egress from the carpark at the peak hours which is already sufferin
¢ traffic congestion.

(c) Water Supply Impact Assessment: It admitted that the Assessment was conservative. Hence,
no allowance of any other commercial use except office. There is no reference to support the sou
rce of data to which the assessment was replied. Hence, the conclusion of no significant increase
in demand in regarded as superficial not non conclusive.

(d) Landscape Proposal: In paragraph 6.5, the future maintenance of the soft landscape areas wit



hin 5/F by the software contractor for an Establishment Period of a minimum 12 months followi
ng the Practical Completion. The arrangement thereafter had not been addressed.

(e) Air Ventilation Assessment: The Assessment did not respond to the reduced BH of 149.8mP
D. It was merely a qualitative assessment without any quantitative analysis. Its conclusion of ‘no
t expected that the proposed development will have significant adverse impact to the surroundin
g wind environment and the Quarry Bay Area in the vicinity’ too general to be an expert evaluati
on.

In conclusion, the Application, despite of the reduction in GFA and BH, does not take into the ac
count the interruption and disturbance to the Taikoo Shing, primary residential community partic
ularly the adverse impact to the existing sewage system and the associated traffic conditions. He
nce, the Application is hereby objected.
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Dear Secretary,

| am writing as a resident in the Taikoo Shing Area to submit my strong objections to the above planning application and to
respectfully require that the Town Planning Board rejects the application entirely. If the Board is minded to consider approving
the application, | respectfully request the Board to require the applicant to submit a Risk Assessment and other assessment
before the application is further considered, to require the applicant to demonstrate full compliance with the consents and
notifications of relevant parties, impose binding and enforceable conditions on all proposed planning gains, and to ensure
that the allocation of additional GFA does not prejudice the development rights of other relevant parties and owners.

My grounds of objections are included in the comment form attached.
| copied and pasted the grounds of objections below for the ease of your reference.

1. The Proposed Relaxation Is Not "Minor" in Nature - the building height (BH) restriction for 1111 King's Road would increase
from 135 mPD to 165 mPD, an increase of 30 meters or 22.2%. When measured against 1111 King's Road alone, the GFA
increase is approximately 32.7% (from 78,069 m? to approximately 103,569 m?).In absolute terms, the proposal adds 13 new
storeys to the existing building, increasing its height by approximately 59 meters from the current as-built height of 106.35
mPD.

2. The OZP Restrictions Were Imposed Deliberately and Should Be Upheld. The current BH restriction of 136 mPD and GFA
restriction of 123,129 m? for the "C(7)" zone were imposed on the OZP on 25 July 2008 and 9 October 2009 respectively —
after a set of General Building Plans (GBP) with higher parameters was approved by the Buildings Departmentin 2008. The
imposition of these restrictions after the GBP approval demonstrates that the Board specifically intended to cap development
in this zone at the current levels. The applicant's reliance on the prior GBP approval to justify exceeding the OZP restrictions is
misconceived and undermines the purpose and integrity of the statutory plan.

3. Adverse Impact Reports on Residents submitted are inadequate.

4. Inadequate Technical Assessments, for example, no Risk Assessment has been submitted, despite the proposal involving
construction of 13 additional storeys on top of an existing occupied office building in a dense residential neighbourhood. The
absence of a risk assessment addressing construction safety, fire safety, structural integrity, wind loading, and evacuation
planning is a significant gap.

5. Construction Phase Disruption - the proposed construction — involving heavy lifting, crane operations, and works at
heights of up to 165 mPD — will take place directly adjacent to densely populated residential buildings for a construction

period extending to 2029 (approximately 3 years from the anticipated commencement).

Thank you very much for your attention.
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Sincerely yours,
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For Official Use Only
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Important Notes:

1, B RVERE EREESIRERRT IR AR EEE (T THRE, ) fed
The comment should be made to the Town Planning Board (the Board) before the expiry
of the specified statutory period,;

2. WMEGEZRERFFNYETHRAOPE LBRMETNEA
(https://www.tpb.gov.hk/tc/) » 5 AR #ER AT B THYEHCEITREARVE IBRIN) - &
[ FRBN - WAKRE S - SR H N —KAT LS (2231 5061) ~ R
(2877 0245 B H (tpbpd@pland.gov.hk) 5] $5AR ErFi i TR BH EE{ir - B &2 /63 e
=Ry RIS
The tentative date of the Board to consider the application has been uploaded to the
Board’s website (https://www.tpb.gov.hk/en/). The meeting for considering planning
applications, except the deliberation parts, will be open to the public. For observation

of the meeting, reservation of seat can be made with the Secretariat of the Board by

telephone (2231 5061), fax (2877 0245) or e-mail (tpbpd@pland.gov.hk) at least one day
before the meeting.  Seats will be allocated on a first-come-first-served basis;

3. SRR B 0 R A SRR > EES AR §E BB T RN SR G HI4E
H - HBIE SR 2 (TR 2231 5000) - DARAEEHRE HERNG#
BREE - DMIEARER] K
The paper for consideration of the Board in relation to the application will be available
for public inspection after issue to the Board Members on the Board’s website, at the
Planning Enquiry Counters of the Planning Department (Hotline: 2231 5000) and at the
Public Viewing Room on the day of meeting; and

4, TR e R ER sS4 » TIEER2231 4810542231 4835EMAMIAE » HERTEGHE
Rik o B EEE LERAERE -
After the Board has considered the application, enquiry about the decision may be made
at tel. no. 2231 4810 or 2231 4835 or the gist of the decision can be viewed at the
Board’s website after the meeting.
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{HE : 2877 0245

BHE : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board
By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong

By Fax: 2877 0245
By e-mail: tpbpd@pland.gov.hk

A RREIRLR AR

The application no. to which the comment relates A / H ZI / , :{70

BRHFN (OERE  B5HEHH)

Details of the Comment (use separate sheet if necessary)

1. The Proposed Relaxation Is Not "Minor" in Nature - the building height (BH) restriction for 1111

King's Road would increase from 135 mPD to 165 mPD, an increase of 30 meters or 22.2%. When

measured against 1111 King's Road alone, the GFA increase is approximately 32.7% (from 78,069

m 2 to approximately 103,569 m 2 ).In absolute terms, the proposal adds 13 new storeys to the

tla)éigting bu%ding, increasing its height by approximately 59 meters from the current as-built height of
35 mPD.

2. The OZP Restrictions Were Imposed Deliberately and Should Be Upheld
3. Adverse Visual Impact Reports on Residents submitted are inadequate.

4. Inadequate Technical Assessments, for example, no Risk Assessment has been submitted, despite the
proposal involving construction of 13 additional storeys on top of an existing occupied office building
in a dense residential neighbourhood. The absence of a risk assessment addressing construction safety,

fire safety, structural integrity, wind loading, and evacuation planning is a significant gap.

5. Construction Phase Disruption - the proposed construction — involving heavy lifting, crane
operations, and works at heights of up to 165 mPD — will take place directly adjacent to densely
populated residential buildings for a construction period extending to 2029 (approximately 3 years from
the anticipated commencement).

TRERA L #8/AE ST
Name of person/company making this comment

e H
Signature M Date W{— 21)- i }Dyé
| . N ) o
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*5: Comments on application A/H21/160, 1111 King's Road
Al Internet Email

To: Secretary, Town Planning Board
Below are my comments on the application stated above.

1. The Proposed Relaxation Is Not "Minor"” in Nature - the building height (BH) restriction for 1111 King's
Road would increase from 135 mPD to 165 mPD, an increase of 30 meters or 22.2%. When measured
against 1111 King's Road alone, the GFA increase is approximately 32.7% (from 78,069 m?to
approximately 103,569 m?).In absolute terms, the proposal adds 13 new storeys to the existing building,
increasing its height by approximately 59 meters from the current as-built height of 106.35 mPD.

2. The OZP Restrictions Were Imposed Deliberately and Should Be Upheld. The current BH restriction of
135 mPD and GFA restriction of 123,129 m?for the "C(7)" zone were imposed on the OZP on 25 July 2008
and 9 October 2009 respectively — after a set of General Building Plans (GBP) with higher parameters
was approved by the Buildings Department in 2008. The imposition of these restrictions after the GBP
approval demonstrates that the Board specifically intended to cap development in this zone at the
current levels. The applicant's reliance on the prior GBP approval to justify exceeding the OZP
restrictions is misconceived and undermines the purpose and integrity of the statutory plan.

3. Adverse Impact Reports on Residents submitted are inadequate.

4. Inadequate Technical Assessments, for example, no Risk Assessment has been submitted, despite
the proposal involving construction of 13 additional storeys on top of an existing occupied office building
in a dense residential neighbourhood. The absence of a risk assessment addressing construction safety,
fire safety, structural integrity, wind loading, and evacuation planning is a significant gap.

5. Construction Phase Disruption - the proposed construction — involving heavy lifting, crane
operations, and works at heights of up to 165 mPD — will take place directly adjacent to densely
populated residential buildings for a construction period extending to 2029 (approximately 3 years from
the anticipated commencement).
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BHEL: tpbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426 ‘

By e-mail : tpbpd@pland.gov.hk

FRARFRE|FH55475% The application no. to which the comment relates
A/H21/160Received on 31/07/2026 . 29/07/2026

BHRFE WEEE  #SEHRH)
Details of the Comment (use separate sheet if necessary)
Details of the comment, please refer to the attached letter.

Taikoo Shing Management
MEER A | ®4/4F8 Name of person/company making this comment _ Liaison Council

&2 Signature @*é’m HHf Date 26" August 2026
NS R EAE
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Taikoo Shing Management [Liaison Council
K& RH¥EEBE R
26™ August 2026

Secretary, Town Planning Board
15/F, North Point Government Offices,
333 Java Road,

North Point,

Hong Kong

To Secretary, Town Planning Board,

Comment on the “Proposed Minor Relaxation of Non-domestic Gross Floor Area and Building
Height Restrictions for Permitted Commercial Development Various Lots in Various Lots in
“Commercial (7)” Zone Bounded by King’s Road and Taikoo Shing Road, Quarry Bay, Hong Kon
(Application No.: A/H21/160)”.

Further to our previous comments submitted to the Town Planning Board on 16" March 2026 and
7% May 2026 and Further Information submitted by the Applicant, please note our comments as below:

The proposed relaxation remains excessive for a primary residential neighbourhood. It would cause

significant disruption to the quiet enjoyment of Taikoo Shing residents during the proposed extension and

throughout the operation of the completed development, particularly in the following aspects:

(a) Sewage Impact Assessment
There are approximately 355m of underground drainpipes and one manhole downstream of the
sewage system serving the whole Taikoo Shing would require upgrading or replacement. In order
words, Taikoo Shing Road would need to be excavated during the works, causing severe disruption
to the primary access to and from Taikoo Shing for several months. The drainage services serving the
whole Taikoo Shing community would also be subject to an unacceptable level of disruption.
However, no risk assessment has been provided in the SIA or elsewhere in the Application to address
these potential impacts.

The SIA was overly conservative and failed to reflect the likely actual circumstances. It disregarded
the shops and eateries located on the ground and first floor of the Taikoo Shing residential towers. It
also failed to make adequate provision for the potential inclusion of dining facilities or other
commercial establishments in the proposed extension.

(b) Traffic Impact Assessment
The assessment focused primarily on the provision of parking spaces at Cityplaza, which is located
outside the Application Site or beyond the control of the Applicant. Accordingly, the assessment is
subject to change due to circumstances beyond the Applicant’s control.

No assessment was undertaken of the traffic impact on Tai Mou Road and Tai Fung Road arising from
the anticipated increase in passenger car unit (PCU) movements into and out of the car park during
peak hours, despite the existing traffic congestion on these roads.

Also, there are also concerns that the proposal could impede traffic flow and potentially delay

emergency vehicles from accessing Taikoo Shing in the event of an emergency, thereby affecting
emergency response times and public safety.



(c)

(d)

(e)

Water Supply Impact Assessment

The Assessment acknowledged that it was conservative and therefore made no allowance for any
commercial use other than office use. However, it provided no reference to substantiate the sources
of the data on which the assessment relied. Accordingly, its conclusion that there would be no
significant increase in demand is superficial and inconclusive.

Landscape Proposal

In paragraph 6.5 of the proposal, it states that the soft landscape areas on 5/F will be maintained by
the landscape contractor for an Establishment Period of at least 12 months following Practical
Completion. However, the maintenance arrangements after the Establishment Period have not been
addressed.

Air Ventilation Assessment

The Assessment did not address the reduced building height of 149.8mPD. It comprised merely a
qualitative assessment, without any supporting quantitative analysis. Its conclusion that ‘not expected
that the proposed development will have significant adverse impact to the surrounding wind
environment and the Quarry Bay Area in the vicinity’ is too general to constitute a robust expert
evaluation.

(f) Overlooking Concerns and Privacy
The proposed additional floors would directly overlook more units in Taikoo Shing, adversely
affecting residents’ privacy and well-being.

Conclusion

Despite the reduction in GFA and building height, the Application fails to take into account the disruption
and disturbance that would be caused to Taikoo Shing, a primarily residential community, particularly the
adverse impact to the existing sewage system and the associated traffic conditions.

The Applicant did not respond adequately to public comments received and failed to address the legitimate
concerns of Taikoo Shing residents, including the concern that excessive commercial activities would
adversely affect their quiet enjoyment of community life. We strongly emphasize that these concerns must
be properly addressed by both the Applicant and the Town Planning Board.

Accordingly, we object to the Application.

Yours sincerely,

Taikoo Shing Management Liaison Council
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The application no. to which the comment relates: Ad2Lilen

TRERA.L Ha/2H

Name of person making this comment: 78 Mr. Kwok Sun Kam

ERFE

Details of the Comment :
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Deadline for submission: 28/08/2026

1232 B HA K F

Date and time of submission: 25/08/2026:13:55:01

A BAY R & R R 4R 5k

The application no. to which the comment relates: B0

MEERA L HB/EH

Name of person making this comment: R Ms. Liza Ng

BREE

Details of the Comment :

IR 2P/ BEIZIRHE R Making Comment on Planning Application / Review

RENE BAR SRNAEHERERSEENES -

1. BREEHARYS R,

2. e T EERBMARABENE -

3. RKEWIRECRICE:, 285 L0 !

A AEHCESENNE | WA R | R g ]




IR B P A/ B 1ZIR B R Making Comment on Planning Application / Review
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Reference Number: 260825-200308-94960

1R 2ZPRHA
Deadline for submission: AaflsEnrs

23T 5 B K B

Date and time of submission: 25/08/2025.20:03:08

A BARY R Bl R FE 4R 5

The application no. to which the comment relates: BHENS0

"RERAL BB/2H

Name of person making this comment:

¥+ Ms. Liu

BERFB

Details of the Comment :
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Referene Number: 260825-201707-61940

1R A2 PR EA
Deadline for submission: 28/08/2026

#2323 H A K B 25/08/2026 20:17:07

Date and time of submission:

7 BARY 75 Bl BB 55 4R 51 A/H21/160

The application no. to which the comment relates:

"RERAL HR/B18 4 Mr. Kwan

Name of person making this comment:

BRFRE

Details of the Comment :

|Oppose the redevelopment with its strong disturbance to the already dense community
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Date and time of submission:

A BARYFR Bl 5 H 4R 5k A/H21/160

The application no. to which the comment relates:

MERRAL 8 /2H %+ Ms. CHIU

Name of person making this comment:

BRHE

Details of the Comment :

1. Re the updated Traffic Impact Assessment, please clarify whether the traffic impact considere
d the actual deadlock of traffic jam condition frequently happened in Tai Fung Avenue/Taikoo S
hing Road (such as during PM peak of both Friday and Weekend). For example, this deadlock si
tuation happened in August 2026 that arose significant public and media concern.

2. Further to above comment, please advise whether the additional trip generation (80pcu/hr in
IAM peak and 52puc/hr in PM peak) would worsen the deadlock situation? Please also advise wh
ether the traffic impact induced with this proposed extension had obtained no adverse comment {
rom Eastern District Council especially Dr KWOK Ho-king, Calvin (appointed member of Easte
rn District Council, as well as the Chairman of Traffic and Transport Committee) who paid parti
cular concern on the deadlock of traffic jam condition recently.

3. As per the Table 3.2 of Traffic Impact Assessment regarding the existing Junction Performanc
es, the RC/RFC for the signalized/priority junction such as J1, J2 and J3 was revealed with suffi
cient capacity. However, according to the actual traffic situation, traffic jam always happened du
e to the deadlock situation in Tai Fung Avenue/Taikoo Shing Road. Hence, this implied that the
existing junction performance could not be truly reflected by the Applicant’s assessment and con
sidered invalid for reference. Based on an invalid existing junction performance for projection to
Year 2032, the junction performances (with the proposed extension) should be considered invali
d as well because the assessment completely ignored the root of the traffic jam happened in Tai
Fung Avenue/Taikoo Shing Road.

4. Taxi always parked and awaited at the left lane of Taikoo Shing Road (outside Fu Shan Mansi
on) before approaching to the taxi stands in front. Therefore, only one traffic lane was left for dri
vers that always resulted in traffic jam during the AM and PM peak. Please advise whether this a
ctual traffic behavior has been considered for the traffic assessment. If not, please advise the rea

son why it was not considered in the traffic assessment. This actual traffic behavior is significant
to the traffic. Should this be ignored, the traffic impact forecasted in Year 2032 is not worthy for
reference.

5. Re the updated Visual Impact Assessment, it was noted that VP6 was added and the visual im

/32



pact at VP6 was evaluated at the ground level. Please conduct the evaluation at different mPD w
hich will exactly simulate the actual view from the residents of Taikoo Shing. However, it was di
sappointed this simulation was not conducted but then conclusion was made “The overall visual
impact at this VP is considered to be slight” in Paragraph 4.22.

6. Please advise why visual points were not set along Taikoo Shing Road where indeed most sen
sitive receivers (residents of Taikoo Shing) would be significantly impacted by the proposed ext
ension. Again, it was disappointed none of the visual points were set along Taikoo Shing Road.
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Reference Number: 260826-132740-67479

1R REA

Deadline for submission: 28/08/2026

132 B 8 & B

Date and time of submission: 26/08/2026 13:27:40

ARARYR B ERER AR R

The application no. to which the comment relates: AHZHAB0

TRERAL UR/2H

Name of person making this comment: R+ Ms. Y. Wong

BRERE

Details of the Comment :
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To: Secretary,I Town Planning Board
By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong

By Fax : 2877 0245 or 2522 8426
By e-mail : tpbpd@pland.gov.hk

ERIRVE B ER 5 4E9% The application no. to which the comment relates
A/H21/160Received on 31/07/2026 , 29/07/2026

BREE WARE  EXHEGHRN)
Details of the Comment (use separate sheet if necessary)
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(6))

“4)

the comment should be made to the Town Planning Board (the Board) before the expiry of the specified
statutory period;

Z RG4S 58 R R E ek B HTE SR 2 B e HE (https:/www.tpb.gov.hky) « 4 REH B E 55
MR HROETTRRAI RN - GRATHR - ANBESS  SREETRAIN—X
HILAEEEE(2231 5061) ~ HE(2877 0245842522 8426)8 B E (tpbpd@pland.gov.hk)[HZ B & FiE
BRTAREBEQL - BEAr @ 5B mR RIS I 5

the tentative date of the Board to consider the application has been uploaded to the Board’s website

(https://www.tpb.2ov.hk/). The meeting for considering planning applications, except the deliberation

parts, will be open to the public. For observation of the meeting, reservation of seat can be made with
the Secretariat of the Board by telephone (2231 5061), fax (2877 0245 or 2522 8426) or e-mail
(tpbpd@pland.gov.hk) at least one day before the meeting. Seats will be allocated on a first-come-
first-served basis;

& B EGES B AR 2 - SE3HEE B SR BRI B B E g
(EFEER 2231 5000) B3R S48 (https: //www. tpb.gov. hk/tc/meetings/index. html) » B
FAEEHRE BB O s - MEARER &

the paper for consideration of the Board in relation to the application will be available for public

inspection after issue to the Board Members at the Planning Enquiry Counters of the Planning
Department (Hotline: 2231 5000) and on . the Board’s website
(https://www.tpb.gov.hk/en/meetings/index.html), and at the Public Viewing Room on the day of

meeting; and
EZ R YERMEAFER - TEE22314810502231 4835E YA MIAT © SEETHRERE - R
GHEHE R ERE -

after the Board has considered the application, enquiry about the decision may be made at tel. no. 2231

“

4810 or 2231 4835 or the gist of the decision can be viewed at the Board’s website after the meeting.
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x8: Formal Objection to Planning Application No. A/H21/160 — Proposed Relaxation of

non-domestic GFA and Building Height Restrictions for 1111 King's Road, Taikoo /

Quarry Bay
5l Internet Email

Dear Members of the Town Planning Board,

| am writing as a resident of Quarry Bay (The Orchards, 3 Greig Road) to express my strong objection to
the subject planning application requesting a 10-storey building height relaxation for 1111 King’s Road.
The proposed extension will adversely impact local livability, microclimate, traffic, and urban spatial
quality.

My grounds for objection are set out below:
1. Cumulative Environmental Nuisance During Construction

The Quarry Bay/Taikoo precinct has recently endured major redevelopments and demolitions of
adjacent industrial buildings along Westlands Road and Shipyard Lane. Adding a 10-storey vertical
extension to 1111 King's Road prolongs heavy construction noise, ground vibration, and fugitive dust
emissions. The cumulative impact severely degrades air quality and noise levels for nearby residences,
particularly vulnerable young and elderly residents.

2. Severe Traffic Gridlock and Road Safety Hazards

King’s Road and Westlands Road operate near practical traffic capacity during peak hours. Construction
logistics—including heavy machinery, concrete mixers, and temporary lane closures—will exacerbate
traffic bottlenecks. This creates significant daily disruption and safety hazards for nearby residential
developments, including Taikoo Shing (specifically Po Yang Mansion, Heng Shan Mansion, and Harbour
Heights) and Kornhill (Blocks A to D facing King’s Road/Greig Road).

3. Destruction of the Victoria Harbour & Island East Skyline

Hong Kong’s Urban Design Guidelines emphasize preserving the visual ridgeline of Mount Parker and
maintaining balanced coastal skylines.
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-Harbourwide Visual Impact: The extra 10 storeys will create a towering vertical blockage visible from
East Kowloon (Yau Tong, Lei Yue Mun, Kwun Tong) and from high-tier residential vantage points across
Island East.

-Historical Precedent: The lessons from the excessive height of Grand Promenade in Sai Wan Ho
demonstrated how towering seafront structures break visual harmony and degrade public enjoyment of
the harbor corridor. 1111 King’s Road risks repeating this planning mistake.

4. Severe "Wall Effect" and Microclimate Degradation

An additional 10 storeys transforms the building into a massive physical barrier against prevailing sea
breezes from Victoria Harbour toward the foothills of Mount Parker.

-Air Trapping: Blocking wind penetration worsens pollutant dispersion in the dense Quarry Bay basin,
trapping street-level vehicular emissions.

-Urban Heat Island Effect: Increased building volume intensifies thermal heat retention, raising summer
temperatures and degrading outdoor ambient air quality for pedestrians and residents across Taikoo
Shing, Kornhill, and Quarry Bay etc.

5. Lack of Rationale & Unjustified Increase in Commercial GFA

Hong Kong’s commercial sector continues to adjust to high vacancy rates in Grade-A office buildings
across Island East and Kowloon East. The applicant has failed to provide a valid planning justification or
market demand assessment demonstrating why a substantial increase in Gross Floor Area is required at
this location.

6. Strain on Transport Infrastructure & Pedestrian Realm

An enlarged commercial capacity will flood the immediate area with thousands of additional daily
commuters, overwhelming peak-hour capacities at MTR Taikoo and Quarry Bay Stations, pedestrian
crossings along King’'s Road, and local public amenities.

Conclusion

The minor commercial gain of adding 10 storeys to 1111 King’s Road is vastly outweighed by the long-

term detriment to community health, air quality, traffic safety, and townscape aesthetics. | respectfully
urge the Town Planning Board to reject this application.

Yours faithfully,
Ms Wong
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x8: Strong Objection to Proposed Building Height Relaxation — 1111 King's Road
(A/H21/160)

Al Internet Email

Dear Secretariat and Members of the Town Planning Board,

| am writing to register my strong objection to the planning application seeking to relax the building
height restriction for 1111 King’s Road. As a local resident, | really value the community feel and quality
of life in this part of Eastern District, and allowing a massive 10-storey height extension here is a step in
the wrong direction.

First off, looking at the bigger picture, the commercial logic for adding extra floor space just doesn't
stack up. Given current commercial vacancy rates across Hong Kong, adding ten more floors of office
space seems entirely out of touch with actual market demand. It makes little sense to grant a height
relaxation for commercial space that the market simply doesn't need right now.

Second, the impact on local traffic around Taikoo Shing and Kornhill will be a complete headache.
Anyone who walks or drives along King's Road during peak hours knows that gridlock is already a daily
reality. Squeezing hundreds of extra commuters, delivery trucks, and service vehicles into this specific
pocket will bottleneck the neighborhood even further.

Third, a taller structure will severely spoil the local microclimate. Building higher on this lot will create a
pronounced wall effect, blocking out daylight and cutting off the essential sea breeze that circulates
through the Quarry Bay corridor. We should be protecting ventilation and open skies, not adding to the
concrete canyon effect.

Finally, the disruption from prolonged construction will be a nightmare for nearby residents. We are
looking at years of continuous noise, airborne dust, heavy construction traffic, and street-level
inconvenience. Local residents shouldn't have to put up with long-term disruption for a project that
offers zero tangible benefit to the neighborhood.

| strongly urge the Board to turn down this application and safeguard the livability of our community.
Thank you for taking my views into consideration.

Yours faithfully,

Mrs M Fernandes
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Ms. Doris HO Pui-ling, J.P.
Chairperson of Town Planning Board
15/F, North Point Government Offices

333 Java Road, North Point, Hong Kong

28 August 2026
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Dear Ms. Ho,

I am writing in my capacity as the District Councillor for this constituency to formally
present the consolidated concerns and representations of nearby residents (principally
from Taikoo Shing and Kornhill Gardens) regarding the further information (Fl) submitted

by the applicant in late July 2026.

To gather objective feedback on this revised scheme, | conducted a third round of
consultation via an online questionnaire. Out of 103 local respondents, 102
(approximately 99%) expressed their objection to the application, while only 1 supported
it. Cumulatively, across all rounds of street stations, petitions, and questionnaires, | have

gathered feedback from 417 residents, of whom 412 (98.8%) object to the development.
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While the community acknowledges the applicant’s voluntary reduction from 13to 10
storeys, and building height from 165mPD to 149.8mPD, residents maintain that the

revised scheme still fails to resolve key technical and environmental issues::

1. Concentrated Development Density (GFA Intensification)
Residents point out that although the GFA relaxation for the overall "Commercial (7)"
zone has been adjusted from 20.7% to 15.53%, the entire GFA increase remains
concentrated on the single tower of 1111 King's Road. The office GFA of the building
will increase from about 58,600m? to 77,725m?, representing a net increase of 32.6%
for this building. Stakeholders feel this intense vertical expansion is visually

incompatible with the residential nature of the adjacent estate.

2. Persistent Overlooking and Privacy Risks on 28/F
The relocation of the "refuge floor-cum-sky garden" from the 30/F to the 28/F does not
alleviate privacy concerns. Standing at over 106.35mPD, the garden still towers over
Kao Shan Terrace residential blocks (such as Fu Shan and Kam Shan Mansions, which
stand at approx. 81.6m to 82.3mPD). With an open-sided design and free public
access, residents remain highly concerned about an unrestricted overlooking effect

directly into their private living rooms.
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3. Infrastructure Strain and Sewerage Excavation Disruption
The revised Sewerage Impact Assessment (SIA) confirms that local networks cannot
handle the additional load, requiring the upgrading of approximately 355m of public
sewers along King's Road (including the reconstruction of manhole FMH7036243).
Residents are deeply concerned about the prolonged traffic bottlenecks, noise, and
dust from these excavation works, which are slated to disrupt the community until

2029.

4, Safety Hazards of the Dual-Use Refuge Floor
The revised proposal still plans to use the 28/F refuge floor as a public sky garden with
active recreational facilities like jogging lanes and yoga areas. Residents continue to
express strong skepticism about the safety of placing dynamic sports amenitieson a
statutory evacuation level. In the event of a fire emergency, a crowded refuge floor
cluttered with sports facilities could severely impede escape routes and compromise

lives.

5. Wind Performance Reduction and "Wake Area" Effects
According to the Air Ventilation Assessment, the vertical extension will generate a
larger wake area downwind. Residents are concerned that this will reduce wind
availability in public spaces like Taikoo Park, Sing Fai Terrace, and nearby gardens,

exacerbating the urban heat island effect during summer.
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6. Unresolved Traffic Congestion at Tai Fung Avenue
The community asserts that the Traffic Impact Assessment fails to address the
persistent traffic queuing and lane-merging hazards near the Island Eastern Corridor
exit at Tai Fung Avenue. Adding a significant daily workforce flow to the site will

inevitably worsen traffic congestion on local roads.

As the representative of this community, | respectfully urge the Board to respect the
98.8% objection rate among local consultees. Relaxing statutory height and density
controls should only be considered if there is a clear public benefit without sacrificing the
basic living quality of existing residents. | respectfully request the Town Planning Board to
seriously consider these community concerns and the high level of local opposition

before making a final decision.
Yours sincerely,

)
/X;CZ/

Calvin Kwok

Eastern District Councillor

Enclosure:

Appendix: Report on Online Survey




- hEARKMEEBEINITRE ’G““!,;
=/ Hong Kong Special Administrative Region of the People’s Republic of China
‘ "' REmHE
. castern |
xR 13_3 @ #F & EASTERN DISTRICT COUNCIL District Gouni

ZRIER® « an Dr Calvin KWOK Ho-king

Appendix: Report on Online Survey

An online survey was conducted to gather feedback from residents living nearby.

Questionnaire Link:

https://tinvurl KingsRd1111

Out of 103 responses received, 102 objected to the application. A total of 62 respondents

provided specific reasons for their objection, which are outlined below:
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what is the point of town planning when building height can be added later for developer

profit?

2B, 25, N, B KRS AT A AR R A

1. The Proposed Relaxation Is Not "Minor" in Nature - the building height (BH) restriction for
1111 King's Road would increase from 135 mPD to 165 mPD, an increase of 30 meters or
22.2%. When measured against 1111 King's Road alone, the GFA increase is approximately
32.7% (from 78,069 m? to approximately 103,569 m?).In absolute terms, the proposal adds 13
new storeys to the existing building, increasing its height by approximately 59 meters from
the current as-built height of 106.35 mPD. 2. The OZP Restrictions Were Imposed
Deliberately and Should Be Upheld. The current BH restriction of 135 mPD and GFA
restriction of 123,129 m? for the "C(7)" zone were imposed on the OZP on 25 July 2008 and 9
October 2009 respectively — after a set of General Building Plans (GBP) with higher
parameters was approved by the Buildings Department in 2008. The imposition of these
restrictions after the GBP approval demonstrates that the Board specifically intended to cap

development in this zone at the current levels. The applicant's reliance on the prior GBP
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approval to justify exceeding the OZP restrictions is misconceived and undermines the
purpose and integrity of the statutory plan. 3. Adverse Impact Reports on Residents

submitted are inadequate. 4. Inadequate Technical Assessments, for example, no Risk

The absence of a risk assessment addressing construction safety, fire safety, structural

at heights of up to 165 mPD — will take place directly adjacent to densely populated

the anticipated commencement).

Assessment has been submitted, despite the proposal involving construction of 13 additional

storeys on top of an existing occupied office building in a dense residential neighbourhood.

integrity, wind loading, and evacuation planning is a significant gap. 5. Construction Phase

Disruption - the proposed construction — involving heavy lifting, crane operations, and works

residential buildings for a construction period extending to 2029 (approximately 3 years from
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The proposed office extension will add to the pedestrian and road traffic problems in vicinity
of City Plaza. In recent times (more prevalent in the past year), we have seen traffic
congestion stemming from Eastern Corridor Hwy connection to Taikoo through to City Plaza
commercial complex's car drop-off and car park entrances. Adding more office floor areas to
1111 King's Road will further aggravate the problem. Furthermore, the added office height
will have drastic adverse impact to the air ventilation as well as blockage of natural sunlight
to my home estate (Mount Parker Residences, 1 Sai Wan Terrace) which will materially affect

the living quality and healthy of the estate’s residences.
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| am writing as a resident of Quarry Bay (The Orchards, 3 Greig Road) to express my strong

objection to the subject planning application requesting a 10-storey building height relaxation
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for 1111 King’s Road. The proposed extension will adversely impact local livability,
microclimate, traffic, and urban spatial quality. My grounds for objection are set out below: 1.
Cumulative Environmental Nuisance During Construction The Quarry Bay/Taikoo precinct has
recently endured major redevelopments and demolitions of adjacent industrial buildings
along Westlands Road and Shipyard Lane. Adding a 10-storey vertical extensionto 1111
King's Road prolongs heavy construction noise, ground vibration, and fugitive dust
emissions. The cumulative impact severely degrades air quality and noise levels for nearby
residences, particularly vulnerable young and elderly residents. 2. Severe Traffic Gridlock and
Road Safety Hazards King's Road and Westlands Road operate near practical traffic capacity
during peak hours. Construction logistics—including heavy machinery, concrete mixers, and
temporary lane closures—will exacerbate traffic bottlenecks. This creates significant daily
disruption and safety hazards for nearby residential developments, including Taikoo Shing
(specifically Po Yang Mansion, Heng Shan Mansion, and Harbour Heights) and Kornhill
(Blocks A to D facing King's Road/Greig Road). 3. Destruction of the Victoria Harbour &
Island East Skyline Hong Kong's Urban Design Guidelines emphasize preserving the visual
ridgeline of Mount Parker and maintaining balanced coastal skylines. -Harbourwide Visual
Impact: The extra 10 storeys will create a towering vertical blockage visible from East
Kowloon (Yau Tong, Lei Yue Mun, Kwun Tong) and from high-tier residential vantage points
across Island East. -Historical Precedent: The lessons from the excessive height of Grand
Promenade in Sai Wan Ho demonstrated how towering seafront structures break visual
harmony and degrade public enjoyment of the harbor corridor. 1111 King’s Road risks
repeating this planning mistake. 4. Severe "Wall Effect” and Microclimate Degradation An

additional 10 storeys transforms the building into a massive physical barrier against
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prevailing sea breezes from Victoria Harbour toward the foothills of Mount Parker. -Air
Trapping: Blocking wind penetration worsens pollutant dispersion in the dense Quarry Bay
basin, trapping street-level vehicular emissions. -Urban Heat Island Effect: Increased building
volume intensifies thermal heat retention, raising summer temperatures and degrading
outdoor ambient air quality for pedestrians and residents across Taikoo Shing, Kornhill, and
The Orchards. 5. Lack of Rationale & Unjustified Increase in Commercial GFA Hong Kong's
commercial sector continues to adjust to high vacancy rates in Grade-A office buildings
across Island East and Kowloon East. The applicant has failed to provide a valid planning
justification or market demand assessment demonstrating why a substantial increase in
Gross Floor Area (GFA) is required at this location. 6. Strain on Transport Infrastructure &
Pedestrian Realm An enlarged commercial capacity will flood the immediate area with
thousands of additional daily commuters, overwhelming peak-hour capacities at MTR Taikoo
and Quarry Bay Stations, pedestrian crossings along King's Road, and local public amenities.
Conclusion The minor commercial gain of adding 10 storeys to 1111 King’s Road is vastly
outweighed by the long-term detriment to community health, air quality, traffic safety, and

townscape aesthetics. | respectfully urge the Town Planning Board to reject this application.

affected residential building owners were never consulted. No detailed development

available to public.
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RE: Objection to Planning Application No. A/H21/160

Proposed Amendments to "Commercial (7)" Zone — Vertical Extension of 1111 King’s Road, Qu
arry Bay

Dear Sir/Madam,

| am writing as a local citizen to voice my strong opposition to the planning application A/H21/1
60. The proposed 10-storey office expansion over the existing 28-storey building at 1111 King's
Road will produce substantial negative impacts on our community. I urge the Town Planning Bo
ard to reject this application based on the following grounds:

1. Severe Visual Wall Effect, Loss of Natural Sunlight, and Disproportionate Impact on Vulnera
ble Elderly Residents

Adding 10 storeys will expand the height limit up to 165 mPD, creating a severe wall effect. The
vertical extension will directly block sunlight and natural ventilation for neighboring residential
buildings. This is particularly damaging to Kornhill Gardens (Blocks 7 to 10), where more than
20% of the residents are elderly (older than 65 years old). Many of these senior residents spend
a significant portion of their days at home and rely heavily on natural daylight and proper air cir
culation for their physical health. Depriving them of natural light and fresh air, while trapping th
em under the shadow of a massive commercial tower, will severely and negatively impact their
physical health, mental well-being, and overall quality of life.

2. Increased Traffic and Pedestrian Congestion

The extension expands the development's gross floor area by over 20%. Bringing thousands of a
dditional office workers into this space will overwhelm local transit. King's Road and the Tai Ko
o MTR Station concourse already experience extreme bottlenecking during peak commuting ho
urs. The current local infrastructure cannot safely support this rapid surge in passenger volume.
3. Compounding Existing Severe Congestion, Rampant Illegal Parking, and High Risk to School
Children

The traffic congestion and illegal parking issues on King's Road and Shipyard Lane (the street se
rving the Taikoo Shing entrance and Kornhill Apartments) are already reaching a breaking point.
King's Road relies heavily on a single eastbound lane directly adjacent to the building. This lane
is routinely blocked by vehicles illegally idling, dropping off passengers, or double-parking, whi
ch regularly paralyzes local traffic.

Alarmingly, this worsening gridlock poses an immediate, severe safety hazard to our communit




y's youth. The development site is located in the immediate vicinity of multiple kindergartens, pr
imary schools, and high schools (including DSC International School, Kornhill Anglo-Chinese
Kindergarten, and nearby Quarry Bay schools). Hundreds of young children and students naviga
te these narrow footpaths and crossings daily. The chaotic environment created by illegal drop-o
ffs and visibility-blocking vehicles has already resulted in near-miss traffic accidents involving v
ulnerable young children. Adding a 10-storey commercial extension will exponentially increase
vehicle volume and drop-off demands, drastically compounding these safety blind spots and ma
king a fatal pedestrian accident a matter of "when," not "if."

4. Severe Construction Hazards, Health Threats, and Disruption to DSC International School
Building 10 additional floors directly on top of an active, occupied commercial structure will bri
ng years of continuous noise, heavy vibration, and toxic dust pollution. Crucially, DSC Internati
onal School is located right next door to the development site. The proposed vertical constructio
n will create an incredibly dangerous condition for children using the school's outdoor playgrou
nd, exposing them to the physical risk of falling objects or debris from extreme heights.
Furthermore, the unavoidable air and noise pollution generated by years of heavy structural wor
k will directly harm the children’s physical health and mental well-being. Constant high-decibel
construction noise will shatter the learning environment, disrupting classes and causing immens
e psychological stress to students. Simultaneously, airborne particulate matter and dust will com
promise the air quality of the school campus, posing severe respiratory risks to growing childre
n. Forcing a massive vertical construction site directly adjacent to an active international school
environment is a profound risk to child safety that cannot be mitigated.

5. Complete Defiance of TPB Planning Principles and Mischaracterization of the "Minor" Relax
ation

The developer’s request for a 20% increase in Gross Floor Area (GFA) is aggressively mischara
cterized. A 20% expansion is a massive structural modification, not a "minor" upgrade. It sets a
highly destructive planning precedent for the area. Crucially, this development proposal offers a
bsolutely zero benefits to the local community, public infrastructure, or urban environment.

This purely profit-driven expansion directly violates the Town Planning Board’s core principles
and statutory focus. The TPB is mandated to review and approve designs that are socially, enviro
nmentally responsible, and fundamentally beneficial to the public interest. Approving a towering
10-storey commercial extension that only strips away community resources, compromises child
safety, and degrades the local microclimate completely undermines the TPB's role as a protector
of public welfare.

For these reasons, I request the Town Planning Board to prioritize the well-being of Eastern Dist
rict citizens and reject Application No. A/H21/160.

Thank you for your time and consideration.
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xE: Objection to Section 16 Planning Application No. A/H21/160 — Proposed Minor
Relaxation of GFA and Building Height (1111 King's Road)

YR Internet Email

To: Town Planning Board
Dear Members of the Town Planning Board,

This submission outlines a formal objection to Application No. A/H21/160. The proposed minor
relaxation of Gross Floor Area (GFA) and Building Height lacks justification, as the cited "planning gains"
serve private commercial interests rather than delivering genuine public civic benefits.

1. Mischaracterization of Improved Pedestrian Connectivity at 6/F as Planning Gains and
Reversion of Baseline Space '

Paragraph 3.5.2 of the planning statement (PS) attempts to package the reorganization of internal GFA
by removing a bank in-mid of the route on the 6/F and straightening corridors—as a public amenity.
However, historical records (including the 17 January 2022 BD-approved plan) confirm that this exact
footprint (marked area "M" in the approved plan) before the Alternation and Addition work was serviced
as office lobby and passage way. This space was functioned as an uncompromised, open-plan executive
office lobby before being commercially subdivided. Rearranging these commercial footprints merely
reverts the heavily compartmentalized layout back toward its original architectural state to capture new
retail yields. This internal commercial restructuring offers zero net improvement to the public realm.

2. The 5/F Kiosk Substitution and Hidden Commercial Scale

Under Paragraph 3.4.2 of the PS, the applicant vaguely describes the 5/F area as "part of the office
lobby." However, item 1.2 of R-to-C confirms this footprint at 5/F was part of the Office Reception Area
and Lobby which was converted to a high-density hotpot restaurant in 2022 accommodating
approximately 70 patrons. Historically, this footprint was functioned as a spacious, elegant lower-level
transit and lobby zone that seamlessly bridged the incoming escalator flow from the main entrance and
west of the shopping mall up towards the primary 6F lift core. The restaurant layout introduces a heavy
structural partitioning right at this primary transit node. Replacing this restaurant with the proposed
Kiosks 1 to 6 (Figure 3.4 of the PS) merely reverts to its original state. While, swapping one intensive
commercial tenant for six retail kiosks is a private lease adjustment, not a public gain. Additionally, the
restaurantis tightly integrated into the primary office lobby zone rather than a dedicated back-of house
podium retail floor, it lacks a proper, isolated logistics corridor or back-of-house service dock
connection to the loading bay at basement. As a result, most of the daily food deliveries and waste
management logistics are forced through a doorway located merely 20m from the primary building
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entrance, creating severe hygiene hazards, foul odours, and conflicts with pedestrian flow across core
corporate pathways.

3. Potential Traffic Paralysis on King's Road

The proposed 5/F private pick up/drop-off lay-by ("Arrival Plaza") is incompatible with the King's Road
frontage. The road segment outside East Hong Kong, Citiplaza and 1111 King’s Road running in the east
bound direction is a constrained single-lane corridor with strict "No Stopping" zones and a bus lay-by
limited to two jumbo buses. While itis technically viable to utilize an around 30m-long slip road on the
right outside 1111 Kings Road for the buses to bypass the vehicles stopping at this single-lane waiting for
the private lay-by bay, introducing such drop-off bay will inevitably attract induced demand from taxis,
private cars, and delivery lorries servicing the retail kiosks. A backup of just a few vehicles will trap
franchised buses in the bus lay-by and paralyze the single active lane, delaying public transit commuters
for the localized convenience of a few private vehicles.

4. Existing Infrastructure and Cosmetic Renovation

According to paragraph 3.4.5 of the PS, the 5F outdoor zone already featured established landscaping
with trees (such as Hibiscus tiliaceus) and seating benches, meaning the proposed enhancement works’
function primarily as a cosmetic renovation rather than a brand-new public space creation. As reflected
in Figure 3.4 of the landscape proposal, cramming commercial kiosks in the outdoor and semi-outdoor
area, chairs and tables with multiple parasols into this arrival zone creates physical obstruction. This
new fixtures reduce clear walkable widths, restrict the natural movement of office workers and visitors,
and heighten congestion during peak pedestrian hours.

5. Demographic Mismatch and Illusory Utility of the Sky Garden

The PS under Paragraph 3.2.1 promotes a 28/F refuge floor-cum-sky garden featuring active wellness
amenities, such as jogging tracks and yoga zones, as a major public planning gain. This fundamentally
misreads the socio-demographic fabric of Taikoo Shing and Kornhill Garden. These mature residential
estates comprises a high proportion of elderly residents with negligible demand for high-impact jogging
and aerobic facilities, while the working-age population commutes out of the district during weekdays.
Furthermore, the applicant's assumptions are contradicted by empirical reality: the existing landscaped
flat roof at 6/F is already open to the public but suffers from chronically low utilization due to exhaust
pollution from this area. Assuming an elevated garden with uncompelling eastern views toward Kai Tak
will suddenly draw heavy public engagement is entirely unfounded. A minor, localized uptick in niche
weekend usage would certainly not justify a permanent, major statutory relaxation of Gross Floor Area
and Building Height for what will functionally remain dead space

Conclusion

‘The 1997 Occupation Permit established the 5/F and 6/F lobbies and passage way as spacious, open-
plan transition zones designed for uncompromised pedestrian circulation. Between 2021 and 2022, the
applicant modified these core areas to accommodate a restaurant on the 5/F and a commercial bank on
the 6/F, narrowing primary public passageways. The current application merely undoes these internal
commercial modifications and returns the building layout toward its pre-2021 baseline.

Remediating past spatial reductions, alongside the severe traffic congestion risks on King’s Road and
the low practical utility of the proposed sky garden fails to fulfill the statutory threshold of delivering
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demonstrable public planning gains. The Town Planning Board is respectfully urged to uphold statutory
planning standards and REJECT Application No. A/H21/160.

Mr Lai

Sentfrom my iPhone
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Appendix 111 of
MPC Paper No. A/H21/160B

Detailed Departmental Comments

Comments of the District Lands Officer/Hong Kong East, Lands Department (LandsD):

(1) generally, requirements/conditions in any planning submission/approval would not
automatically be incorporated in the land lease. With a view to ensuring the compliance
with any proposed additional conditions under lease, it is the LandsD’s requirement that
any proposed conditions would only be considered to be incorporated under lease
provided that there is a relevant bureau/department (B/D) requesting for or in support of
such additional conditions. Such B/D would be responsible for monitoring the applicants’
compliance with such additional condition. In the absence of such B/D’s request or
support, such conditions would not be incorporated under land lease;

(if) the site boundary, site area and gross floor area (GFA) figures and relevant details of the
concerned lots as mentioned in the Planning Statement (PS) have not been verified at this
stage. Meanwhile, the applicants should ensure that the proposed development should be
confined within the concerned lots and would not encroach onto the adjoining
Government Land,;

(iii) in view of the departmental comments and public concerns, the applicants reviewed the
application and submitted the revised submission which is intended to extend the office
development by adding 10 new storeys of office, mechanical & electrical facilities and
refuge floor-cum-sky garden atop the existing building of 1111 King’s Road (the
proposed development) through relaxation of GFA of “Commercial(7)” (“C(7)”) zone
from 123,129m? to 142,254m? (i.e. increase 19,125m?) and building height (BH)
restriction of the site of 1111 King’s Road from 135mPD to 149.8mPD (i.e. increase
14.8m) under the OZP. Please note that the lots where the “C(7)” zone situated thereon
form parts in the Master Development Plan (MDP). The total proposed commercial GFA
and BH (including numbers of storeys and heights of buildings) would exceed those
stipulated in the MDP governing the concerned lots and therefore is not acceptable from
a lease point of view. Should the Town Planning Board approve the planning application,
the applicants, the concerned lot owners and the relevant parties are required to apply to
LandsD for prior written consent (for necessary amendments of the MDP) in order to
implement the proposed development. However, there is no guarantee that such
application, if submitted, will be approved. Such application, if received, will be dealt
with by LandsD acting in its capacity as the landlord at LandsD’s discretion, and if it is
approved, it will be subject to such terms and conditions, including amongst others,
payment of appropriate premium and fees as may be imposed by LandsD; and

(iv) as per para. 3.2.5 of the PS, the applicants will apply to LandsD for a lease modification
to effect the proposed development and it is stated that “If Lands Department deems fit,
Lands Department may impose the sky garden requirement by incorporating the relevant
conditions in the proposed lease modification requiring the applicants to provide and
maintain a sky garden at his own cost for the use by the public free of charge during the
proposed opening hours”. Please note that no application has been received from the
applicants by this Office for the proposed development at this juncture. Unless relevant
B/Ds have agreed to take up the role of competent authority for overseeing or monitoring
the compliance under the proposed additional conditions, if any, for the sky garden/open
space and all related pedestrian route/connections/facilities which will be opened to



public during proposed opening hours, imposition of such additional conditions in the
land lease will not be considered by LandsD. She shall defer to the Planning Department,
Transport Department, Leisure and Cultural Services Department or other relevant B/Ds
to consider and comment on the captioned proposal. Please also refer to the comments

in sub-para. (i) above.



(@)

(b)

Appendix 1V of
MPC Paper No. A/H21/160B

Recommended Advisory Clauses

to note the comments of the Commissioner for Transport that:

(i)

(i)

as a gentle reminder to the applicants, the provision of the 2-m wide footpath within
the Application Site for 24-hour public use, as proposed by the applicants, should
be suitably reflected in the subsequent lease modification; and

please be clarified that the road works, i.e. converting the existing public footpath
into carriageway and a public lay-by with suitable road markings, should be within
existing public roads and involve no surrender of land. As the portion of land is
within public road, TD would continue to perform traffic management of the
proposed lay-by;

to note the comments of the Chief Highway Engineer/Hong Kong, Highways Department
(CHE/HK of HyD) that:

(i)

(i)

(i)

the proposed works fall within the railway protection boundary of the existing
Island Line. As the operation of the existing railway system is not under the
jurisdiction of this office, he has no input on the plans from railway development
point of view. With reference to DEVB TC(W) No. 1/2019 and/or PNAP APP-24,
please seek comments from MTR Corporation Limited with respect to the
operation, maintenance, safety and any future works required for the existing
railways;

as the proposed roadworks (i.e. converting existing footpath to carriageway and a
new pick-up/drop off layby) fall within public road and TD would continue to take
up the traffic management responsibility, HyD would continue to take up the
maintenance responsibility, provided that the roadworks are designed and
constructed in accordance with HyD standards;

he has no comment from highways maintenance point of view for the new pick
up/drop off layby, subject to the following conditions:

a.) as a portion of the existing footpath will be converted to carriageway, the
existing utilities within that footpath must be diverted or lowered to maintain
the minimum cover of 900mm. The applicants shall be responsible for all
coordination with the utility companies for any diversion works, ensuring that
minimum cover is provided for utilities under the proposed layby
(carriageway);

b.) the road profile of the new layby shall be carefully designed, and additional
gullies shall be provided at suitable locations to prevent water ponding;

c.) the proposed layby should be constructed in accordance with current highway
standards. The road works design, including road alignments, road drainage,
paving pattern, and traffic aids, should be submitted to his Regional Office and
TD for comment;



(©)

(d)

(iv)

d.) the applicants shall apply for an Excavation Permit from his Regional Office
for any excavation works on public pavement; and

he reserves his rights to provide comments upon receipt of any additional
submission from the applicants;

to note the technical comments of the Director of Environmental Protection (DEP) on the
Sewerage Impact Assessment (SIA) submitted:

(i)

(i)

for Figure 2.3:
a.) since FMH7036243 will be altered/ upgraded, please revise the legend;

b.) the invert levels for S9 — FMH7036269 does not tally with Table 12 under
Appendix 2.1, please confirm;

for Appendix 2.1:

a.) for Table 8, the Peak flow (without swimming pool) and Peak flow (with
swimming pool) shall be 717.7 L/s and 781 L/s respectively, please advise
and update the hydraulic calculations accordingly;

b.) for Table 9, the Peak flow (without swimming pool) and Peak flow (with
swimming pool) shall be 765 L/s and 828.3 L/s respectively, please advise
and update the hydraulic calculations accordingly; and

c.) for Table 10, please remove FMH7036273, FMH7036292 and FMH7036293
in Remarks (6);

to note the comments of the Chief Engineer/Hong Kong & Islands, Drainage Services
Department (CE/HK&I of DSD) that:

(i)

(i)

(iii)

based on the submitted SIA report, the applicants are reminded to keep updated
existing record with their latest design parameters, as well as the latest records from
the surrounding for their consideration on of the upgrading the surrounding
sewerage system as necessary. The SIA for the subject planning application also
needs to meet the full satisfaction of Environmental Protection Department, the
planning authority of sewerage infrastructure;

the applicants have to submit a Drainage Impact Assessment to the Buildings
Department and copy to DSD for comments at building plan submission stage; and

in the SIA report, there were mistakes in the design capacity of Tai Koo Shing
Sewage Pumping Station (TKS SPS) as discussed in para. 2.5.4 of the main text
and in Table 13 enclosed in Appendix 2.1. The design capacity of TKS SPS should
be 59,616 m®/day, consisting of 3 duty pumps and 1 standby pump, each with a
capacity of 230 L/s;



(€)

(f)

(@)

(h)

to note the comments of the Chief Building Surveyor/Hong Kong East and Heritage,
Buildings Department (BD) that:

(1) if gross floor area (GFA) exemptions for the refuge floor cum sky
garden/green/amenity features and non-mandatory/non-essential plant rooms and
services for the proposed development are to be applied, compliance with the pre-
requisites and the Sustainable Building Design (SBD) guidelines as stipulated in
Practice Notes for Authorized Persons, Registered Structural Engineers and
Registered Geotechnical Engineers (PNAP) APP-151 and 152 are required; and

(if)  the structures provided at the outdoor area may be accountable for GFA calculation,
unless the criteria for disregarding or exempting them from GFA calculation as
stipulated in the relevant PNAPSs have been fulfilled,;

to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that the applicants should be advised that approval of
the application does not imply approval of tree works such as pruning, transplanting,
felling and compensatory/ new tree planting. The applicants are reminded to seek
approval for any proposed tree works from relevant departments prior to commencement
of the works;

to note the comments of the Director of Fire Services (D of FS) that he has no specific
comment on the proposal subject to water supplies for firefighting and fire service
installations being provided to his satisfaction. Detailed fire safety requirements will be
formulated upon receipt of the formal submission of general building plans. The
provision of emergency vehicular access in the subject project shall comply with the
standard as stipulated in Section 6, Part D of the Code of Practice for Fire Safety in
Buildings 2011, which is administered by the BD;

to note the comments of the Director of Food and Environmental Hygiene (DFEH) that:

(i) in accordance with the Food Business Regulation, Cap 132X, and other relevant
legislations, any person who intends to prepare and/or manufacture food for sale for
human consumption or to sell restricted foods at any premises must obtain a
licence/permit relevant to the type of the proposed business before commencement
of such business. Any person found operating an unlicensed premises and/or
violating the relevant provisions in the legislation will be liable to prosecution; and

(i) outside seating accommodation (OSA) refers to any open area used for alfresco
dining business, whether it is situated on Government land or within private
property. “Open area” also includes flat roof of a building, a backyard/open yard
of a building where there are no waste/soil pipes or manholes prejudicing the
hygienic operation of the OSA and area underneath or partially covered by
projecting structures laid down as specified conditions on Government and private
lands. When a restaurant licensee/licence applicants wish to use an OSA outside
the restaurant premises for alfresco dining, he/she is required to obtain approval
from Food and Environmental Hygiene Department before commencement.
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