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S.1 

EXECUTIVE SUMMARY 
 
This Section 16 Planning Application is submitted on behalf of Board Profit Limited and Come First Limited (the 
“Applicants”) to seek permission from the TOWN PLANNING BOARD (“TPB”/”the BOARD”) for Minor 
Relaxation of Building Height (“BH”) Restriction for Permitted Residential Use (“Proposed Development”) at 
Nos. 33-35 Kennedy Road, Wan Chai, Hong Kong (“Application Site”). 
 
The Application Site is zoned "Residential (Group B)" (“R(B)”) on the Draft Wan Chai Outline Zoning Plan (the 
“OZP”) No. S/H5/30 (“Draft OZP”). ‘Flat’ is a Column 1 use always permitted. The Application Site is subject to 
a maximum BH Restriction of 120 metres above Principal Datum (“mPD”). Minor relaxation of the stipulated 
restriction may be permitted on application to the TPB. 
 
This Section 16 Application seeks permission for Proposed Minor relaxation of BH restriction from 120mPD to 
129.95mPD (+8.29%) for permitted residential use. The Proposed Development comprises of a 28-storey 
Residential Tower (including a 3-storey Podium consisting of clubhouse, lobby and E&M facilities). A total Gross 
Floor Area (“GFA”) of approx. 5,725m2 (PR of 7.999 approx.) is proposed that can fully utilize the Permissible 
PR of 8. A Floor-to-Floor (“FTF”) height of 3.15m is adopted for typical residential storeys which shall provide a 
better quality of living space for residents up to current market expectation.  
 
The Proposed Minor Relaxation is necessary to accommodate all permissible GFA within the footprint of the 
approved General Building Plans (2020) (which occupies the maximum permitted site coverage) for which 
foundation works are already under construction and to achieve a typical residential floor-to-floor height of 3.15m 
which meets current market standards. The Proposed Development has incorporated various planning and 
design merits for a more pleasant pedestrian environment including landscaping and greening opportunities at 
street level. The Applicant has also proposed to upgrade the Spring Garden Lane steps as a Public Planning 
Gain (“PPG”) which will improve the safety, comfort and appearance of the street environment serving the local 
residents and students attending local educational establishments. The Proposed Development has 
incorporated 1 LGV L/UL space and 2 motorcycle parking spaces to avoid off-site L/UL activities and improve 
the safety at the ROW to help accommodate food delivery services. 
 
The Proposed Development is also justified on the following grounds: 

 

 It is in line with the Planning Intention of the “R(B)” zone and addresses the Town Planning Board’s 
grounds for rejection of a previously submitted Application with similar development parameters; 

 The Applicants propose to improve the Spring Garden Lane steps by repairing and beautifying the 
paving, railings, lamp post(s), installation of slip-prevention device, grab rail for children, newly 
designed railing along Kennedy Road, as well as a new sitting bench along the steps. The 
Improvement proposal shall improve the safety, comfort and appearance of the street environment 
serving the local residents and students; 
 

 The Proposed Development will allow for a more pleasant pedestrian environment, viz increased 
landscaping and greening opportunities along Kennedy Road, beautification of the Right of Way, 
and refurbishment of the Spring Garden Lane steps; 
 

 Compared to the 2020 Approved Building Plans, the Proposed Development will provide max. 6 
additional housing units by fully utilising the development potential; 

 The minimum 3.15m FTF height shall provide a better quality of living space for residents; 

 The relaxation of BH restriction is considered minor in nature and deemed acceptable and is 
compatible with the surrounding area in terms of land use, building height and development 
intensity; 

 The Proposed Development has incorporated 1 LGV L/UL space and 2 motorcycle parking spaces 
to avoid off-site L/UL activities and improve the safety at the ROW 

 No adverse visual, air ventilation, landscape and traffic impacts are anticipated.  

 
Based on the above justifications and as detailed in this Supplementary Planning Statement (“SPS”), we 
respectfully request the BOARD to give favourable consideration to this Application. 
 



 

S.2 

行政摘要  

（內文如有差異，以英文版本為準） 
 
 

根據城市規劃條例第十六條，我司代表 Board Profit Limited 及 Come First Limited（下稱「申請人」）向城市規

劃委員會（下稱「城規會」）呈交規劃申請書，要求略為放寬灣仔堅尼地道 33 至 35 號（下稱「申請地點」）的

建築物高度限制作准許的住宅發展用途。 

 

申請地點座落於〈灣仔分區計劃大綱草圖編號 S/H5/30〉（下稱「大綱草圖」）中的「住宅(乙類)」地帶。大

綱草圖中「分層住宅」是第一欄經常准許的用途。申請地點的建築物高度限制為主水平基準以上 120 米，城

規會如接獲根據《城市規劃條例》提出的申請，可考慮略為放寬建築物高度限制。  

 

此第十六條申請擬議略為放寬申請地點的建築物高度限制，從主水平基準以上 120 米增加至 129.95 米

（+8.29%）作准許的住宅發展用途。擬議發展包括一座 28 層高的住宅大樓（包括 3 層平台用作住客會所、大

堂及機電設施用途）。項目擬議的總樓面面積為 5,725 平方米（地積比率約 7.999），將可盡用准許的 8 地

積比率。項目擬議的一般住用樓層的樓面高度為 3.15 米，將可為住戶提供較佳的居住環境，符合現時市場

的期望。 

 

擬議略為放寬申請地點的建築物高度限制有必要性，以盡用申請地點根據 2020 年核准的一般建築圖則中准許

的總樓面面積（已盡用其可建的上蓋面積），以及達到一般住用樓層 3.15 米的樓面高度以滿足現時市場的

標準，該建築圖則批准的地基工程已在進行中。擬議發展包括不同的規劃及設計優點，包括街道層的園境

設計及綠化措施以提供宜人的行人環境。申請人亦擬議改善位於春園街的階梯作為公眾規劃增益，以改善

行人環境的安全、舒適度及美觀，讓當區的居民及在當區學校就讀的學生得益。擬議發展亦提供一個輕型

貨車的上落客貨位及兩個電單車車位，將能避免項目地點外的上落客貨活動，改善通行權的道路安全，以及協

助食品速遞服務。 

 

擬議發展具備以下充分理據的支持：  

 

 擬議發展符合「住宅(乙類)」地帶的規劃意向，其發展參數與先前提交的申請相近，並回應了城規會

對先前提交的申請的反對理由；  

 申請人擬議翻新位於春園街的階梯，包括修補及美化路面、欄杆、電燈柱、加設防滑物料、兒童扶

杆、沿堅尼地道新設計的欄杆、以及沿階梯提供新的座椅。擬議翻新工程將改善行人環境的安全、

舒適度及美觀，讓當區的居民及學生得益。  

 擬議發展將透過在堅尼地道的園境設計及綠化措施、美化通行權的道路以及翻新位於春園街的階梯，

提供更宜人的行人環境； 

 相比於 2020 年核准的一般建築圖則，擬議發展能額外提供最多 6 個住宅單位，以盡用項目地點的發展

潛力； 

 最少 3.15 米的樓面高度能為住戶提供質素更佳的居住環境；  

 擬議略放寬申請地點的建築物高度限制為輕微及可接受，與周邊環境的土地用途、建築物高度及發展密

度相符； 

 擬議發展提供一個輕型貨車的上落客貨位及兩個電單車車位，將能避免項目地點外的上落客貨活動，並

改善通行權的道路安全；及 

 擬議發展將不會造成負面視覺、通風、交通和環境影響。  

 

基於上述支持理據及此補充規劃文件內的詳述資料，懇請城規會委員對是項申請作出正面的考慮。  
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Reference: KRFWT/KELVINC/01 
Date: 8 July 2022 
 
TO THE TOWN PLANNING BOARD: 
 
 
 
 

SECTION 16 PLANNING APPLICATION 
THE TOWN PLANNING ORDINANCE (CHAPTER 131) 
______________________________________________ 

 
PROPOSED MINOR RELAXATION OF  

BUILDING HEIGHT RESTRICTION FOR PERMITTED RESIDENTIAL DEVELOPMENT 
AT NOS. 33-35 KENNEDY ROAD, 

WAN CHAI, HONG KONG 
 
 
 

 
1. INTRODUCTION 
 
1.1 We are instructed by Board Profit Limited and Come First Limited (the “Applicants”), to submit 

this Section 16 (“S16”) Planning Application to seek permission from the Town Planning Board 
(“TPB”/ the “BOARD”) for Minor Relaxation of the Building Height Restriction (“BHR”)  from 
120mPD to 129.95mPD for Permitted Flat Use (“Proposed Development”) at Nos. 33-35 
Kennedy Road, Wan Chai, Hong Kong (the “Site” / “Application Site”). 

 
1.2 The Application Site is zoned “Residential (Group B)" (“R(B)”) on the Draft Wan Chai Outline 

Zoning Plan (the “OZP”) No. S/H5/30 (“Draft OZP”). ‘Flat’ use is a Column 1 Use always permitted. 
The Application Site is subject to a maximum BHR of 120mPD and minor relaxation of the 
stipulated restriction may be permitted on application to the TPB. 

 
1.3 This Supplementary Planning Statement (“SPS”) provides relevant information on the Application 

to facilitate the BOARD’s consideration. The following Sections will provide a description of the 
Application Site and its surroundings, the planning context, details of the Proposed Development 
and justifications in support of the Application. 
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2. SITE CONTEXT 
 

2.1 Site Location and Surrounding Uses 
 

2.1.1 The Application Site is located at Nos. 33-35 Kennedy Road, in the southern part of Wan Chai 
District. It is bounded by Kennedy Road to the south, Phoenix Court to the north and Wing Way 
Court to the west. The Site is situated on a +36.9mPD building platform. An existing sunken area 
is located to the northeast portion of the Site. (Figure 2.1 refers).  
 

2.1.2 The Application Site is part of a predominantly medium-to high density residential area mixed with 
high-density commercial uses. A summary of the surrounding development context is provided 
below (Figure 2.2 refers): 
 
• Medium-to-high rise residential developments namely Phoenix Court (+71.4mPD) and Wing 

Way Court (+143.1mPD) are located to the immediate north and west respectively. High-rise 
Residential developments namely Amber Garden (max. 153.2mPD) and Bamboo Grove 
(+160.1mPD to +181.2mPD) are located to the southeast across Kennedy Road, all located 
within the same cluster of “R(B)” zone. The Fujiya Mansion within the "Residential (Group A)" 
("R(A)") zone (max. 140mPD) is located to the west of the Site;  
 

• High rise Commercial developments namely Wu Chung House (+137.5mPD), Hopewell Centre 
(+220.2mPD) and Hopewell Centre II under construction (max. 210mPD) are located to the 
north and northwest of the Site down to the Queen’s Road East. The high-density residential 
area of Wan Chai (max. 110mPD) is located to the further north of the Site. The Wan Chai 
MTR Station is located approx. 330m north of the Site. 

 
• Low-rise GIC uses including the Hong Kong Tang King Po College (+68.7mPD), the Church 

of Christ in China Wanchai Church (+32.2mPD) and Wanchai Church Kindergarten 
(+32.7mPD) are located to the west and northwest of the Site respectively; 

 

• A green hillslope is located south of the Site across Kennedy Road. Open Spaces e.g. Wan 
Chai Gap Road Playground and Stone Nullah Lane Garden are located to the east of the Site. 

  
 

 
Diagram 1: Height of Surrounding Buildings (mPD) 
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2.2 Land Status  
 

2.2.1 The Application Site is located on Inland Lot (“IL”) 1923 S.C ss1 and IL 1923 S.C. ss2 with a 
registered land area of approx. 715.7m2. The Site is wholly owned by the Applicants.  

 

2.2.2 There is an existing Right-of-Way (“ROW”) shown as “Private Road” which passes through the 
Application Site to provide vehicular access from Kennedy Road to Wing Wai Court and Phoenix 
Court with pedestrian connection to the Spring Garden Lane steps. The ROW is covered by a 
Deed of Covenant and Mutual Grant of Rights of Way (Deed of ROW) registered in the Land 
Registry under Memorial No. 198862 dated 29 June 1955. According to the Approved General 
Building Plans (“GBP”) dated 21.8.2020, the ROW “is not [to be] built over, under, or upon and 
maintained as a passageway during the lifetime of the development”.  

 

2.3 Existing / Permitted Uses  
 

2.3.1 The Application Site is under construction for the foundation work permitted under the Approved 
General Building Plans (“Approved GBP”) first approved on 21.8.2020 (latest approval on 
19.5.2022) for residential redevelopment with total domestic GFA of 5,472.869m2, Domestic Plot 
Ratio of 7.647, Building Height of 120mPD and 69 no. of units. 
 

2.3.2 The foundations have been designed to accommodate the minor relaxation of building height.  
 

2.4 Existing Landscape Condition 
 
2.4.1 There is no existing tree located within the Site and Four nos. of existing trees are located adjacent 

to the Site boundary i.e. at the sloping area along Kennedy Road and to the northeast near 
Phoenix Court (Figure 2.1 refers). No Old and Valuable Tree, mature tree, or rare and protective 
species could be found.  
 

2.5 Accessibility  
 

2.5.1 The only vehicular access to the Site is through the ROW which connects to Kennedy Road.  
 

2.5.2 A variety of public transport services are located in the vicinity. The Wan Chai MTR Station is 
situated approx. 350m north of the Site.  
 

2.5.3 Numerous bus routes and minibus services are available on Queen’s Road East and Johnston 
Road. In addition, tram services are available along Johnston Road. For pedestrian access, the 
Application Site can be accessed from Kennedy Road and from the Spring Garden Lane stairway 
to the west of the Site. All public transport services mentioned are within walking distance, i.e. 
within 100-300m. 
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3. PLANNING CONTEXT 
 
3.1 Statutory Planning Context 
 

Draft Wan Chai Outline Zoning Plan No. S/H5/30 
 
3.1.1 The Application Site is zoned “R(B)” on the Draft Wan Chai OZP No. S/H5/30 gazetted on 

17.06.2022 (Figure 3.1 refers). This zone is intended “primarily for medium-density residential 
developments where commercial uses serving the residential neighbourhood may be permitted 
on application to the Town Planning Board”. ‘Flat’ is a Column 1 Use always permitted within the 
“R(B)” Zone (Figures 3.2 refer).  

 
3.1.2 The Application Site is subject to a maximum BHR of 120mPD. As indicated in the Statutory Notes 

of the Draft OZP, based on the individual merits of a development or redevelopment proposal, 
minor relaxation of the development restriction may be considered by the TPB.  

 
3.2 Non-Statutory Planning Context  

 
Explanatory Statement (“ES”) of the Draft OZP 

 
3.2.1 The ES specifies the following criteria for consideration of applications for Minor Relaxation of the 

BHR (para. 7.8 of the ES refers): 
 

“(a) Amalgamating smaller sites for achieving better urban design and local area 
improvements; 

 
(b) Accommodating the bonus plot ratio granted under the Buildings Ordinance in relation to 

surrender/dedication of land/area for use as a public passage/street widening; 
 
(c) Providing better streetscape/good quality street level public urban space; 
 
(d) Providing separation between buildings to enhance air ventilation and visual permeability; 
 
(e) Accommodating building design to address specific site constraints in achieving the 

permissible plot ratio under the Plan; and 
 
(f) Other factors such as need for tree preservation, innovative building design and planning 

merits that would bring about improvements to townscape and amenity of the locality, 
provided that no adverse landscape and visual impacts would be resulted from the 
innovative building design.” 
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3.3 Planning History 
 
3.3.1 The Site is subject to a previous S16 Planning Application (TPB ref. A/H5/414) and S17 Planning 

Review (TPB ref. A/H5/414B) for Proposed Minor Relaxation of BHR from 120mPD to 129.95mPD 
for permitted flat use. Compared to the 2020 Approved Building Plans, the Proposed Development 
Scheme sought to increase the residential floor-to-floor (“FTF”) height from 3.05m to 3.15m (1-
22/F & 25/F) and 3.5m (23-24/F) with setback terrace at the two topmost floors (24-25/F). Due to 
site constraints, including preservation of the ROW, only one disabled car parking space was 
proposed.  

 
S16 Planning Application No. A/H5/41 
 

3.3.2 At the S16 stage, the Proposed Minor Relaxation of BHR was justified on the grounds that the 
Proposed Development met the criteria for Minor Relaxation of BHR set out in para. 7.8 of the ES 
of the Draft OZP, the proposed FTF heights fall within current market norms and will allow sufficient 
natural light and air ventilation, and  importantly, it is not possible to incorporate all of the 
permissible GFA in the scheme with the proposed FTF height without the proposed Minor 
Relaxation of BHR. A Visual Impact Assessment demonstrated that there will be no adverse visual 
impact resulting from the minor increase in BH of the Proposed Scheme compared to the approved 
GBPs as the height of the Proposed Development would still be much lower than that of almost all 
of the surrounding buildings even after the relaxation of the BHR.  Both the Urban Design Unit of 
Planning Department and Architectural Services Department had no adverse comments on the 
application from the visual perspective.  
 

3.3.3 The S16 Planning Application was rejected by the Board on 13 August 2021 on the ground that 
“the applicants fail to demonstrate strong planning and design merits to justify the proposed minor 
relaxation of building height restriction”. According to the Minutes of Meeting, the Board  
considered there to be a lack of substantial planning gains for the general public which could not 
be justified by the terrace setback at the top two floors, increase in number of flats due to smaller 
flat size or disabled parking space (667th Metro Planning Committee Meeting Minutes refers) .  
 
S17 Planning Application No. A/H5/414B 
 

3.3.4 A Section 17 Review was subsequently submitted for the Application No. A/H5/414 and was 
rejected by the TPB on 21 January 2022. 
 

3.3.5 Compared to the S16 Planning Application Scheme, additional greenery was proposed at LG 2/F 
in the form of a landscaped terrace; lighting was proposed within the ROW and staircase within 
the Application Site for pedestrians and drivers; and new paving was proposed for the ROW. 
(Para 1.3 of the TPB paper No. A/H5/414B refers) 
 

3.3.6 The Application was rejected on the same ground that “the applicants fail to demonstrate strong 
planning and design merits to justify the proposed minor relaxation of building height restriction”. 
Specifically, the Board considered that the applicants had not made their best effort to offer 
planning and design merits. The street-level landscaped podium with setback from the road was 
considered insignificant and the setback area was not accessible by the public. The adoption of 
the FTF height of 3.15m could not be regarded as a public benefit. (Para 37 of 1263th TPB Meeting 
Minutes refers) 
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4. THE DEVELOPMENT PROPOSAL  
 
4.1 The Proposed Development 

 
4.1.1 Having reviewed the grounds for rejection, this Section 16 Application seeks to relax the BH 

restriction from 120mPD to 129.95mPD (+8.29%) for the permitted residential use with 
incorporation of additional design merits and planning gains.  
 

4.1.2 As construction works for the foundation are already underway, the Proposed Development adopts 
the footprint and layout of the 2020 Approved Building Plans. In line with comment from the Building 
Authority1, no development is proposed over, under or upon the ROW. The minor relaxation of 
BHR will enable the addition of 2 domestic storeys within the tower footprint to use up the domestic 
GFA not yet realised by the Approved GBPs including 2 levels of special units at the top. The result 
is a 28-storey Residential Tower (including a 3-storey Podium consisting of clubhouse, lobby and 
E&M facilities). A total GFA of approx. 5,725m2 (+252.131m2 compared to Approved GBPs) at PR 
of 7.999 approx. is proposed to fully utilize the Permissible PR of 8. Two entrances will be provided 
including one from LG2/F at 36.95mPD connecting the staircase at Spring Garden Lane; and the 
second from G/F at 45.7mPD connecting Kennedy Road. The ROW will be retained to allow access 
for surrounding developments. 
 

4.1.3 Similar to the scheme subject of the previous S16 Planning Application/S17 Review (“Previous 
Scheme”), a FTF height of 3.15m is adopted for typical residential storeys which shall provide a 
better quality of living space for residents up to current market expectations. However, 24/F-25/F 
will have a FTF height of 3.5m to accommodate special units at the topmost floors - a common 
feature of many newer developments. It is noted that whilst a higher typical FTF height of 3.15m 
was not accepted as a public benefit at the S17 Review, there was no objection to the argument 
that a higher FTF height could allow future residents to enjoy a better internal living space. (Paras. 
25 and 26 of 1263th TPB Meeting Minutes refers) 
 

4.1.4 Compared to the Previous Scheme, the current proposal (“Proposed Development”) will also 
replace the disabled carparking space with one (1) on-site loading/unloading (“L/UL”) bay for Light 
Goods Vehicle (“LGV”) (7m x 3.5m) with sufficient turning radius so that vehicles do not need to 
back-out of the ROW to exit (per the existing situation). The L/UL bay will also cater for on-site 
refuse collection which is a far superior solution than the current practice of refuse collection 
vehicles parking along Kennedy Road with refuse manually pushed up the ROW for collection and 
potentially causing road congestion. Two (2) motorcycle parking spaces will also be provided at 
LG2/F to help accommodate food delivery services. 
 

4.1.5 The Architectural Drawings of the Proposed Development are provided at Appendix 1. 
 
4.1.6 Opportunity to incorporate other Public Planning Gains (“PPG”) within the Site is constrained by 

the small site area of only 715.7m2, the presence of the ROW which occupies approx. half of the 
site area, and the strip of sloping Government land that separates part of the Site from Kennedy 
Road. Therefore, to improve the environment for the wider community, the Applicants propose to 
enhance the Spring Garden Lane steps, including repair and beautification of the paving, adding 
of slip-prevention device, repainting and installing child-friendly railings, repairing of existing street 
lamps, and providing a new sitting bench along the staircase to serve the students and residents 
in the local area. The Applicant will be responsible for the cost and implementation of the 
refurbishment works and will return the ownership to the government for management. Landscape 
Drawings and Street level perspectives in Figure 4.1 and Appendix 2 illustrate the improvement 
proposal of the Stairway. 

 

 
1 According to comment from the Building Authority dated 21 Aug 2020  in relation to Building (Planning Regulation) 

23(2)(a) to permit the existing right of way to be included in site area in the Approved GBPs, the right of way is not to 
be built over, under or upon and maintained as a passageway during the lifetime of the development. 
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4.2 Design Merits and Public Planning Gains  

 
4.2.1 Compared to the 2020 Approved Building Plans, the design merits offered by the Minor Relaxation 

of BH Restriction to 129.95mPD are summarised as follows: 
 

(i) Reducing Podium Footprint and providing setback back from Kennedy Road to improve 
visual quality and permeability;  

(ii) Provision of greenery at the site boundary along Kennedy Road to enhance the 
Streetscape; 

(iii) Upgrade railings at Kennedy Road; 
(iv) Provision of landscaped area and planters at LG2/F to improve the amenity of the ROW 

linking to Spring Garden Lane Steps;  
(v) Repaving and provision of lighting to improve the pedestrian environment at the ROW;  
(vi) Provision of on-site L/UL bay for LGV; 
(vii) Provision of 2 on-site parking spaces for motorcycles; and 
(viii) Repairing, beautification and improving the safety of the Spring Garden Lane steps.  

 
4.2.2 The on-site planning and design merits of the Proposed Development are highlighted in Figure 

4.2. 
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4.3 Technical and Accommodation Schedule 

 
4.3.1 The Technical and Accommodation Schedule at Table 4.1 summarizes the major development 

parameters of the Proposed Development compared to the 2020 Approved Building Plans: 
 
 Table 4.1 Technical and Accommodation Schedule 
 

TECHNICAL SCHEDULE 

 2022 Approved GBPs Proposed Development 

Site Area  Approx. 715.7 m2 Approx. 715.7 m2 

Proposed Domestic Plot Ratio 7.647 7.999 

Proposed Domestic GFA  5,472.869m2 Approx. 5,725m2 

Proposed Site Coverage   

Tower: 1/F – 25/F  

Podium: G/F 

Podium: LG1/F 

Podium: LG2/F 

 

33.33% 

35.605% 

41.729% 

42.059% 

 

33.33% 

35.582% 

42.13% 

42.13% 

No. of Blocks 1 1 

No. of Storeys 23-residential storeys 
over 3-storey podium 

25-residential storeys over  

3-storey podium 

Building Height (Main Roof 
Level) 

120mPD 129.95mPD 

No. of Units 69 Max. 75 

Average Flat Size - About 60m2 

Floor-to-Floor Height 

1/F-23/F 

24/F – 25/F 

Podium: G/F 

Podium: LG1/F 

Podium: LG2/F 

 

3.05m 

N/A 

4.7m 

3.33m 

5m 

 

3.15m 

3.5m 

4.8m 

4.75m 

4m 

Clubhouse Area 243.225m2 243m2 

Internal Transport Provision NIL 1 L/UL Bay for LGV  

2 Motorcycle parking 

ACCOMMODATION SCHEDULE  

LG2/F Lobby, E&M, Covered 
Landscape Garden 

Lobby, L/UL, Parking Space, 
E&M 

LG1/F E&M, Clubhouse E&M 

G/F Lobby, Clubhouse Lobby, Clubhouse 

1/F – 25/F Residential Flat  

(1–F - 23/F only) 

Residential Flat 

R/F E&M E&M 
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4.4 Internal Transport Arrangement 
 

4.4.1 The Site is greatly constrained by the very limited Site Area with only 715.7m2 under a triangular 
site configuration. 50% of the site area is occupied by the ROW which is non-buildable area to 
provide vehicular access from Kennedy Road to Wing Wai Court and Phoenix Court with 
pedestrian connection to the Spring Garden Lane steps. After accommodating the necessary lifts, 
lobby, fire escape stairs and E&M facilities at the LG2/F, there is only a limited corner space 
remaining which was designed as a covered landscape garden in the Approved GBPs and was 
converted into a Disabled Parking space in the Previous Scheme. 
 

4.4.2 With detailed re-configuration of the structural columns and detailed architectural layout based on 
input from structural engineer and architect, the Current Scheme has fully utilized the remaining 
space at LG2/F to provide one (1) standard L/UL Bay (7m x 3.5m) for LGV.  A swept path diagram 
for the L/UL Bay is provided in Appendix 3.  Utilizing the available corner space at the LG2/F, two 
(2) Motorcycle Parking Spaces will also be provided.  Appendix 3 also demonstrates the space 
required for a L/UL Bay (11m x 3.5m) for Medium/Heavy Goods Vehicle.  The space required, 
including the turning area, would occupy the central part of the Site, which must be reserved for 
the main structural core of the building and cannot be relocated to other parts of the Site area.  As 
a result, the provision of one L/UL Bay (11m x 3.5m) for Medium/Heavy Goods Vehicle is not 
feasible for the Site. 
 

4.4.3 The function of the L/UL bay will not only serve the general L/UL activities of the residential building 
but also regular daily refuse collection.  It is noted that goods vehicles sometimes may have a 
dimension slightly longer than 7.0m.  Under such circumstances, the vehicle can still make use of 
the L/UL bay with part of the vehicle occupying the ROW.  The management staff can provide 
assistance to ensure the traffic safety of bypassing vehicles and pedestrians.  Similarly, the refuse 
collection vehicle may have a vehicle length longer than 7.0m.  Since refuse collection will occur 
on a regular daily basis, the collection will be arranged at non-peak hours of the ROW, such as 
8:00 pm to 9:00 pm.  The management staff can provide assistance during visit of the refuse 
collection vehicle.  Appendix 3 also includes the swept path of a 9m RCV vehicle.  Last but not 
the least, convex mirrors will be provided at the ROW to enhance road safety. 
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5      PLANNING JUSTIFICATIONS 
 

5.1 In Line with the Planning Intention of the “R(B)” Zone and Addressing TPB’s Concern on 
the Previous Scheme 
 

5.1.1 The Proposed ‘Flat’ use is a Column 1 use always permitted in “R(B)” zone and is fully in line with 
the statutory Planning Intention of the “R(B)” zone. 
 

5.1.2 Without prejudice to the ongoing S17B Appeal for A/H5/414, this application focuses on 
demonstrating Applicant’s effort to provide additional public planning and design merit which 
directly addresses the TPB’s sole rejection ground for the Previous Scheme.   We note that despite 
outstanding concern from Transport Department on the Previous Scheme (now addressed with 
the newly added L/UL for LGV and 2 motorcycle parking spaces), there was no technical reason 
for rejection.  

 
5.1.3 The Applicants propose various shrub planting and greenery along Kennedy Road and the ROW. 

The ROW will be beautified with repaving, lighting and greenery for users. Together with the 
proposed refurbishing of Spring Garden Lane, the proposed development will provide better 
streetscape/ good quality street level public urban space not only for future residents but for the 
surrounding community to enjoy. 
 

5.1.4  Considering the limited site area and room for providing additional public planning gain on Site, 
the Applicant has also proposed to refurbish the Spring Garden Lane steps as a major Public 
Planning Gain (“PPG”) as part of the Proposed Development. The Applicants propose to improve 
the Spring Garden Lane steps by repairing and beautifying the paving, railings, lamp post(s), with 
installation of slip-prevention device, grab rail for children, new designed railing along Kennedy 
Road, as well as a new sitting bench along the steps. The Improvement proposal shall improve 
the safety, comfort and appearance of the street environment serving the local residents and 
students as a major planning gain for the community at nearby educational establishments. 
 

5.2 Accommodating the Permissible GFA 
 

Unable to Increase Tower Coverage 
 

5.2.1 As shown in the 2020 Approved Building Plans (foundations under construction), it is not possible 
to fully accommodate the permissible GFA (-approx. 252m2) within the 120mPD BH restriction, 
even with a less desirable FTF height of 3.05m, as the tower coverage has been maximized at 
33.33%. Two additional residential storeys are necessary which will take the BH above 120mPD. 
 
Unable to Reduce Podium Bulk / Height 
 

5.1.2 As for the Podium Portion, the ROW has occupied approx. 50% of the site area such that the 
podium area cannot fully occupy the permissible site coverage under B(P)R. Hence, it is also 
impossible to reduce the height or bulk of the podium which is already highly constrained in terms 
of providing lobby and circulation, Clubhouse, E&M, MOE and other ancillary requirements.    

 
5.3 Public Planning Gain 

 
5.2.2 The Spring Garden Lane steps currently serve the residents in the Kennedy Road area and  

students from Hong Kong Tang King Po College and Wan Chai Church Kindergarten. However, 
the condition of the stairs is considered less than ideal with rough and uneven paving, old and 
damaged railings / lamp(s), lack of slip prevention device, and lack of seating along the staircase. 
 

5.3.1 The Applicants propose to repair and beautify the Spring Garden Lane steps as a PPG which 
proposal is detailed in Appendix 3. Proposed improvement includes: 
 

• upgrading the pebble wash steps to stone cladding; 

• inserting additional slip-prevention installations; 

• modifying / repairing the cracks by adding the granite stone accent; 

• refurbishing landing floor finishes;  
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• New railing with rhythmic pattern along Kennedy Road; 

• Repairing and re-painting railing along the Spring Garden Lane Steps; 

• Installing additional grab rail on existing railing for children’s use; 

• Replacing damaged lamp post(s); 

• Installing a new sitting bench along the steps to create a resting place for elderly and 
children 

 
5.3.2 The Applicant will be responsible for the cost and implementation of the improvement works and 

will return the ownership to the government for management. The Proposed improvement works 
can substantially improve the safety, comfort and appearance of the street environment, as a major 
PPG for the local residents and students. 
 

5.4 Improving the Pedestrian Realm/Environment 
 

5.4.1 Aside from the PPG, the Applicant has strived to improve the Scheme to incorporate additional 
planning and design merits on Site. 
 

5.3.2 Kennedy Road is the major pedestrian route interfacing with the Site. The Applicants propose to 
reduce the podium footprint at G/F, giving up permissible site coverage to setback from Kennedy 
Road and to utilize the area for roadside shrub planting. The podium setback can improve the 
visual openness along the road and the proposed shrub planting can integrate with the existing 
road side trees to improve the pedestrian environment at Kennedy Road. The proposed new 
designed railings with rhythmic pattern will also add more vibrant identity to the street environment.  
 

5.4.2 The ROW on the other side of the Site is a pedestrian passageway that not only serves as the 
vehicular access to the adjacent Wing Way Court and Phoenix Garden, but is also a pedestrian 
passageway that connects Kennedy Road to the Spring Garden Lane steps. The Applicant 
proposes to beautify the ROW with repaving and addition of lighting. Tree and shrub planting is 
also proposed along the two sides of the ROW within the existing sunken area and to the south of 
the ROW next to the Building Podium. 
  

5.5 Greening Initiatives and No Adverse Landscape Impact 
 
5.5.1 Due to the small site area of less than 1,000m2, the Proposed Development is exempted from 

SBDG requirement for site coverage of greenery. Despite that, the Applicant has demonstrated 
effort to provide greening initiatives along Kennedy Road and the ROW. Roadside vegetation will 
be provided in the building setback area along Kennedy Road. One (1) new tree and a number of 
planters are provided at the ROW level, and the vegetation within the sunken area will be 
maintained. The trees located at the surroundings of the Site will not be affected. As illustrated in 
Figure 4.2 and in Appendix 1, the Proposed greenery initiatives at G/F and LG2/F will improve 
the pedestrian environment along Kennedy Road and the ROW connecting the Spring Garden 
Lane Stairs. 

 
5.6 Floor to Floor Height up to Market Standard 

 
5.6.1 The Proposed FTF height of at least 3.15m for each residential floor and 3.5m for the special units 

will be comparable with the market standard for modern healthy residential buildings. It will allow 
sufficient natural light and air ventilation for modern residential buildings to meet the needs for 
better quality housing and ventilation in the post-Covid era. 
 

5.6.2 Practical Notes by BD and Lands Department (“LandsD”) indicate that a the proposed FTF heights 
of 3.15m (typical floors) and 3.5m (special floors) is within the acceptable range from a minimum 
of 2.5m to maximum of 3.5m. (Para 7 of Lands Department Lands Administration Office Practice 
Note No.4/2014 refers).  

 
5.6.3 Moreover, 40 new residential buildings (houses excluded) completed in the last 5 years on Hong 

Kong Island were surveyed in the previous S17 Review (No. A/H5/414B) to investigate the modern 
standard for FTF heights (Appendix 4 refers).  The survey illustrates that 80% of the sampling 
residential buildings have a typical FTF height of 3.15m or above.  
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5.6.5 The Proposed increase in FTF Height is on top of the minimum BH required for accommodating 

all permissible GFA within the current building layout/footprint (which is approx. 125.5mPD if a 3m 
FTF height is adopted). The Proposed increase from 3m to 3.15m (typical floors) and 3.5m (special 
floors) will induce an additional 4.45m overall BH up to 129.95mPD. The degree is considered 
minor and the building height is compatible with the surrounding built environment. No adverse 
visual and air ventilation impact is anticipated as a result of this minor increase as was the case 
for the Previous Scheme. 
 

5.6.6 The special units at the two topmost storeys (24/F-25/F) are proposed to provide a diversity of 
units within the development. The provision of special units at upper floors is commonly seen in 
residential developments in the territory (Appendix 4 refers). 28 out of 40 new residential 
developments in the past 5 years have included units of FTF height at 3.5m or above (up to 4.55m). 
The special units will have insignificant impact to the overall BH and technical impacts.  

 
5.7 Increase Supply of Housing Units 

 
5.7.1 CE’s Policy Addresses in recent years have indicated that housing supply should be increased to 

address Hong Kong’s acute shortage of housing.  
 

5.7.2 The Proposed Development will utilize the scarce land resources in the metro area to provide max. 
75 flats (compared to 69 units in the Approved GBPs) which would help contribute to the supply 
target for the 10-year period from 2022-23 to 2031-32. The Application Site will help meet the 
housing demand in close proximity to major employment centres including Wan Chai, Admiralty 
and Causeway Bay. 
 

5.8 Compatible with Surrounding Building Height Profile 
 
5.8.1 The Proposed 129.95mPD BH is compatible with the surrounding buildings. The proposed minor 

relaxation of 9.95m (+ 8.29%) will not result in an out-of-context building in the neighbourhood. 
The Proposed BH is comparable to the building height of the immediate surroundings e.g. Phoenix 
Court (+71.4mPD) and Wing Way Court (+143.1mPD) which are located to the immediate north 
and west and Fujiya Mansion (max. 140mPD) is located to the west of the Site. The Proposed 
Development is also lower in height than the high-rise residential developments further up the 
slope namely Amber Garden (max. 153.2mPD) and Bamboo Grove (+160.1mPD to +181.2mPD) 
to the southeast across Kennedy Road, as well as the high-rise commercial developments, Wu 
Chung House (+137.5mPD), Hopewell Centre (+220.2mPD) and Hopewell Centre II under 
construction (max. 210mPD) to the north and northwest of the Site down to the Queen’s Road East 
(Diagram 1 refers). 
  

5.9 No Adverse Visual Impact 
 

5.9.1 A Visual Impact Assessment (“VIA”) was conducted in support of the previous Planning Application 
(No. A/H5/414) for Minor Relaxation of Building Height to 129.95mPD. All assessed VPs 
demonstrate that the visual impact of the Proposed Minor Relaxation is considered to be negligible.  
The degree of visual change is minor as the site is surrounded by a dense built environment. The 
VIA concludes that the Proposed Development will be compatible with the surrounding area and 
will not induce adverse visual impact. The greenery will also bring about enhancement to the visual 
resources and positive visual effect to public viewers.  
 

5.9.2 Urban Design and Landscape Section of Planning Department and Architectural Services 
Department  confirmed in the TPB Paper No. A/H5/414 that the proposed Minor Relaxation of BHR 
to 129.95mPD will not induce significant adverse impacts to the surrounding area (Para 9.14 of 
TPB paper No. A/H5/414B refers). 
 

5.9.3 The Proposed Development has the same BH of 129.95mPD as the previous Scheme. The 
conclusion of the VIA should remain valid for the Proposed Development. 
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5.10 Transport Consideration 
 
5.10.1 The 2020 Approved Building Plans has nil provision of on-site transport facilities while the Previous 

Scheme had one disabled parking space. Following discussions with Transport Department, the 
Applicant now proposes to replace the disabled parking space with one (1) LGV L/UL space to 
cater for home removals, daily refuse collection and for logistics / delivery vehicles and to avoid 
the undesirable arrangement of on-street vehicle parking at Kennedy Road. Sufficient turning 
space is provided for LGV’s driving into the ROW, that would otherwise have to drive backwards, 
creating safety issue at the ROW which is shared use by pedestrian and vehicles. Swept Path 
diagram is provided for the LGV at B2/F. Utilizing the remaining corner space at the LG2/F, two 
(2) Motorcycle Parking Spaces will also be provided.    
 

5.10.2 The Traffic Technical Note in the previous Section 16 Application (No. A/H5/414) has assessed 
the traffic impact of the Proposed Development. According to the findings, the Proposed Minor 
Relaxation will only increase the traffic flow by 1-2 pcu/hr for both AM peak and PM peak as 
compared to the 2020 Approved GBP Scheme. The small increase in traffic generation and 
attraction shall not cause any additional adverse traffic impact to the local road network.  
 

5.10.3 Meanwhile the Site is highly accessible, within 350m walking distance from the Wan Chai MTR 
Station, and is served by various bus routes at Queens Road East and Johnston Road. Metered 
Parking Space and Hourly Parking Spaces are also available within 300m walkable distance in 
Bamboo Grove, Hopewell Centre, Wu Chung House, The Avenue, 248 Queen’s Road East, The 
Zenith and Hopewell Centre II under construction. 
 

5.10.4 Having considered the proximity of the Application Site to various modes of public transport 
including the Wan Chai MTR Station, the minor increase in pcu/hour of the Proposed Minor 
Relaxation, availability of parking space in the vicinity and the site constraint restricting the 
provision of internal transport facilities, special circumstances have been demonstrated to support 
under provision of on-site transport facilities.  
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SCOPE OF WORKS



Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.1 PROPOSED EXTENT OF ENHANCEMENT WORKS

LEGEND:

Extent of WORKS at
Spring Garden Lane Staircase

Extent of WORKS at
Kennedy Road



EXISTING CONDITIONS



FIG.2 CIRCULATION DIAGRAM

LEGEND:

Main thoroughfare

From Hopewell Center (L1)

Phoenix Court Side Entry 

To Chuk Kui Terrace/Kinder Garten

Wing Way Court Door Access

From Kennedy Road

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



FIG.3a EXISTING SITE CONDITIONS (Spring Garden Lane Staircase)
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Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal
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Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.3b EXISTING SITE CONDITIONS (Spring Garden Lane Staircase)
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Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.3c EXISTING SITE CONDITIONS (Spring Garden Lane Staircase)
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Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.3d EXISTING SITE CONDITIONS (Spring Garden Lane Staircase)
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Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.3e EXISTING SITE CONDITIONS (Spring Garden Lane Staircase)



FIG.4a EXISTING UTILITIES (Lamp & Lamp Post)

LEGEND:

A1. LAMP 

A2. LAMP POST

B. MANHOLE

C. FIRE HYDRANT 

D. STREET SIGN
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FIG.4b EXISTING UTILITIES (Manhole)
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Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

LEGEND:

A1. LAMP 

A2. LAMP POST

B. MANHOLE

C. FIRE HYDRANT

D. STREET SIGN



LEGEND:

A1. LAMP 

A2. LAMP POST

B. MANHOLE

C. FIRE HYDRANT

D. STREET SIGN

FIG.4c EXISTING UTILITIES (Fire Hydrant)
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FIG.4d EXISTING UTILITIES (Street Sign)
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LEGEND:

A1. LAMP 

A2. LAMP POST

B. MANHOLE

C. FIRE HYDRANT

D. STREET SIGN



DESIGN ENHANCEMENT PROPOSAL



FIG.5a DESIGN ENHANCEMENT PROPOSAL (Steps Finishes)

LEGEND:

A. PEBBLE WASH FINISH
(Enhancement proposal refer to FIG 5b)

B. GRANITE SLAB
(Enhancement proposal refer to FIG 5c )

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



A

ENHANCEMENT PROPOSAL:
A. Existing pebble wash steps finish to make good and refurbish with additional anti slip strip device
B. Refurbished pebble wash steps
C. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)

B

C

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

Images are for reference only

Existing pebble washed steps with 
variations and uneven tread edge

FIG.5b DESIGN ENHANCEMENT PROPOSAL (Steps Finishes)



ENHANCEMENT PROPOSAL: 
A. Current granite slab steps adding anti slip strip device
B. Cleaning and touch-up existing granite slab
C. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)

BA

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

Images are for reference only

FIG.5c DESIGN ENHANCEMENT PROPOSAL (Steps Finishes)

C



ENHANCEMENT PROPOSAL:
A. Existing landing floor finish to make good and refurbished to brand new Pebble Wash Finish

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.5d DESIGN ENHANCEMENT PROPOSAL (Steps Landing Platform)

Images are for reference only

Uneven pebble washed finishes at 
existing steps landing platforms



ENHANCEMENT PROPOSAL: 
A. Additional grab rail on existing railing for children’s use
B. Additional base cover plate to hide those exposed anchor bolts
C. Re-painting and repairing existing handrail - Matt Black color

A

C

LEGEND:

A. Re-Paint to Matt Black -
Powder Coating
(Spring Garden Lane Staircase)

B. Re-Paint to Matt Black -
Powder Coating and 
additional grab rail
(Spring Garden Lane Staircase)

C. New design railing 
(Kennedy Road Railing)

B

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

Images are for reference only

FIG.5e DESIGN ENHANCEMENT PROPOSAL (Handrails)



ENHANCEMENT PROPOSAL:
A. Repair and make good of the damage 

railing.

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.5f DESIGN ENHANCEMENT PROPOSAL (Handrails)



ENHANCEMENT PROPOSAL:
A. New Design character to give more aesthetic value to the public
B. Rhythmic pattern to provide more vibrant identity

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.5g DESIGN ENHANCEMENT PROPOSAL (Kennedy Road Railings)



ENHANCEMENT PROPOSAL:
A. Damaged Lamp Post due to previous Typhoon to be replaced with new one
B. Use same specs as current Lamp Post

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.5h DESIGN ENHANCEMENT PROPOSAL (Street Lamp Post)



ENHANCEMENT PROPOSAL:
A. Install seating bench to create a resting place for elderly and children

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

FIG.5i DESIGN ENHANCEMENT PROPOSAL (Additional Public Seating)

This area is too narrow to add seating bench

1

2

1

2

Images are for reference only



RENDERINGS



FIG.6a SECTION A

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

A



FIG.6b SECTION B

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

B



CURRENT AFTER

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Re-pave current pebble wash steps into Granite Stone
D. Modify cracks/joint and add stone accent
E. Add non-slip stainless strip (G316) for better safety resistance
F. Re-paved pebbles washed landing platform

FIG.7a PHOTO MONTAGE A

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



CURRENT AFTER

ENHANCEMENT PROPOSAL:
A. Re-painting and repairing existing handrail
B. Additional grab rail for children (Middle Railing)
C. Refurbish and make good to new pebble wash steps
D. Steps adding anti slip strip device
E. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
F. Re-paved existing pebble washed landing platform

FIG.7b PHOTO MONTAGE B

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



AFTERCURRENT

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Current granite slab steps adding anti slip strip device
D. Cleaning and touch-up existing granite slab
E. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
F. Re-paved pebbles washed landing platform

FIG.7c PHOTO MONTAGE C

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



AFTERCURRENT

FIG.7d PHOTO MONTAGE D

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Current granite slab steps adding anti slip strip device
D. Cleaning and touch-up existing granite slab
E. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
F. Re-paved pebbles washed landing platform



AFTERCURRENT

ENHANCEMENT PROPOSAL:
A. Make good of all damage railing
B. Additional base cover plate to hide 

those exposed anchor bolts

FIG.7e PHOTO MONTAGE E

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



AFTER

FIG.7f PHOTO MONTAGE F

CURRENT

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Current granite slab steps adding anti slip strip device
D. Cleaning and touch-up existing granite slab
E. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
F. Re-paved pebbles washed landing platform



CURRENT AFTER

FIG.7g PHOTO MONTAGE G

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Current granite slab steps adding anti slip strip device
B. Cleaning and touch-up existing granite slab
C. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)



TBU

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children
C. Re-pave current pebble wash steps into Granite Stone
D. Modify cracks/joint and add stone accent
E. Add non-slip stainless strip (G316) for better resistance
F. Re-paved pebbles washed landing platform

FIG.7h PHOTO MONTAGE H

CURRENT AFTER

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Proposed a seating Bench
B. Re-painting of Existing Handrail
C. Re-paved pebbles washed landing platform



ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children
C. Re-pave current pebble wash steps into Granite Stone
D. Modify cracks/joint and add stone accent
E. Add non-slip stainless strip (G316) for better resistance
F. Re-paved pebbles washed landing platform

FIG.7i PHOTO MONTAGE I

CURRENT AFTER

ENHANCEMENT PROPOSAL:
A. Proposed a seating Bench
B. Re-painting of Existing Handrail
C. Additional grab rail for children (Middle Railing)
D. Current granite slab steps adding anti slip strip device
E. Cleaning and touch-up existing granite slab
F. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
G. Re-paved pebbles washed landing platform

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



AFTERCURRENT

FIG.7j PHOTO MONTAGE J

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Current granite slab steps adding anti slip strip device
D. Cleaning and touch-up existing granite slab
E. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
F. Re-paved pebbles washed landing platform



AFTERCURRENT

FIG.7k PHOTO MONTAGE K

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Cleaning and touch-up existing granite slab



AFTERCURRENT

FIG.7l PHOTO MONTAGE L

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal

ENHANCEMENT PROPOSAL:
A. Re-painting of Existing Handrail
B. Additional grab rail for children (Middle Railing)
C. Current granite slab steps adding anti slip strip device
D. Cleaning and touch-up existing granite slab
E. To provide anti slip strip such as : Adhesive type or aluminum edging (subject to site condition)
F. Re-paved pebbles washed landing platform



FIG.8a PERSPECTIVE A

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal



FIG.8b PERSPECTIVE B

Spring Garden Lane Staircase and Kennedy Road Railing Enhancement Proposal
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SWEPT PATH DIAGRAMS 
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Appendix 4 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

EXAMPLES OF NEW RESIDENTIAL 

DEVELOPMENTS IN THE PAST 5 YEARS 

 



項目樓盤 預計入伙日期 Floor To Floor Height

THE HOLBORN 預計2023年第2季

Typical Floors: 3200 - 3500mm

Non-Typical Floor: 3050 - 3500mm

Penthouse / Special Unit: 3825mm

揚海 (LA MARINA) 預計2023年第3季

Typical Floors: 3150mm

Non-Typical Floor: 3000 - 3825mm

Penthouse / Special Unit: 3450 - 4150mm

大學閣 (University Heights) 已屆現樓

Typical Floors: 3470 - 4040mm

Non-Typical Floor: 2940 - 4040mm

Penthouse / Special Unit: 3500 - 6000mm

逸南 (THE UPPER SOUTH) 預計2022年第4季

Typical Floors: 3150mm

Non-Typical Floor: 3110 - 3325mm

Penthouse / Special Unit: 3150mm

晉環 (SOUTHLAND) 預計2022年第4季

Typical Floors: 3150mm

Non-Typical Floor: 2750 - 3550mm

Penthouse / Special Unit: 3060 - 3860mm

尚瓏 (The Queens) 預計2022年第4季

Typical Floors: 3150mm

Non-Typical Floor: 2650 - 3650mm

Penthouse / Special Unit: 4000 - 4500mm

21 BORRETT ROAD 第1期 已屆現樓

Typical Floors: 3150mm

Penthouse / Special Unit: 3500mm

EIGHT STAR STREET 預計2022年第4季

Non-Typical Floors: 3000 - 3900mm

Penthouse / Special Unit: 3340 - 4550mm



CENTRAL PEAK 預計2022年第1季

Typical Floors: 3050 - 3400mm

Non-Typical Floor: 3050 - 3650mm

Penthouse / Special Unit: 3400 - 3500mm

藝里坊‧2號 (TWO.ARTLANE) 預計2021年第4季

Typical Floors: 3500mm

Non-Typical Floor: 3020 - 3500mm

Penthouse / Special Unit: 3500mm

EIGHT KWAI FONG HAPPY VALLEY 2015年

Typical Floors: 3050mm

Non-Typical Floor: 2700 - 3400mm

Penthouse / Special Unit: 3250 - 3600mm

半山捌號 (Central 8) 預計2021年第1季 Typical Floors: 3150mm

THE RICHMOND (THE RICHMOND) 預計2021年第4季

Typical Floors: 3150mm

Non-Typical Floor: 2800 - 3150mm

15 WESTERN STREET 預計2021年第3季

Typical Floors: 3150mm

Non-Typical Floor: 2750 - 3900 mm

Penthouse / Special Unit: 3500 - 4250mm

ONE EIGHTY 預計2020年第2季

Typical Floors: 3150mm

Non-Typical Floor: 2800 - 3500 mm

Penthouse / Special Unit: 3500 - 3850mm

皇第 (DUKES PLACE) 已屆現樓 Typical Floors: 3500mm



維峯‧浚匯 (THE CONSONANCE) 預計2020年第3季

Typical Floors: 3150mm

Penthouse / Special Unit: 3500mm

藝里坊‧1號 (ONE ARTLANE) 預計2019年第3季

Typical Floors: 3170mm

Non-Typical Floor: 2820mm - 3170mm

Penthouse / Special Unit: 3390mm

逸瑆 (MONTI) 預計2020年第2季 Typical Floors: 3350mm

深水灣徑8號 (8 DEEP WATER BAY DRIVE)
預計2018年第2季

Typical Floors: 3125mm - 3475mm

Non-Typical Floor: 3025mm - 3475mm

Penthouse / Special Unit: 3275mm - 3475mm

柏蔚山 (FLEUR PAVILIA) 預計2018年第3季

Typical Floors: 3000mm - 3100mm

Non-Typical Floor: 3000mm - 3550mm

Penthouse / Special Unit: 3000mm - 3650mm

南津‧迎岸 (South Walk Aura) 預計2019年第4季

Typical Floors: 2975mm

Non-Typical Floor: 2675mm - 2975mm

巴丙頓山 (Babington Hill) 預計2018年第2季

Typical Floors: 2960mm - 3500mm

Penthouse / Special Unit: 3500mm

君譽峰 (NOVUM POINT) 預計2020年第4季

Typical Floors: 3150mm - 3500mm

Non-Typical Floor: 3150mm

Penthouse / Special Unit: 3500mm



yoo18BONHAM 2018年

Typical Floors:

3500mm - 3800mm (Upper Duplex)

3150mm - 3500mm (Lower Duplex)

海璇 (VICTORIA HARBOUR) 預計2018年第4季

Typical Floors: 2950mm - 3300mm

Non-Typical Floor: 2950mm - 3300mm

Penthouse / Special Unit: 3200mm - 3675mm

瑧蓺 (ARTISAN HOUSE) 預計2018年第2季

Typical Floors: 3500mm

Non-Typical Floor: 3500mm - 3600mm

Penthouse / Special Unit: 3500mm - 4000mm

MOUNT NICHOLSON 3期 已屆現樓

Typical Floors: 3700mm

Non-Typical Floor: 3450mm - 4350mm

Penthouse / Special Unit: 3200mm - 4250mm

君豪峰 (NOVUM EAST) 預計2019年第2季

Typical Floors: 3350mm

Penthouse / Special Unit: 3500mm

My Central 預計2018年第4季

Typical Floors: 3150mm

Non-Typical Floor: 2800mm - 3500mm

Penthouse / Special Unit: 3000mm - 3950mm

63 Pokfulam 預計2019年第4季

Typical Floors: 3100mm

Non-Typical Floor: 2800mm - 3100mm

壹嘉 (L'WANCHAI) 2017年第3季 Typical Floors: 3100mm



翰林峰 (NOVUM WEST) 預計2019年第4季

Typical Floors: 3275mm

Non-Typical Floor: 2875mm - 3275mm

Penthouse / Special Unit: 2975mm - 3525mm

維港頌 (HARBOUR GLORY) 預計2019年第1季

Typical Floors: 2975mm

Penthouse / Special Unit: 3500mm

尚璟 (ALTAMIRA) 已屆現樓 Typical Floors: 3125mm

MOUNT NICHOLSON 2期 已屆現樓

Typical Floors: 3700mm

Non-Typical Floor: 3000mm - 3700mm

Penthouse / Special Unit: 3500mm - 4250mm

香島 (ISLAND GARDEN) 預計2019年第1季

Typical Floors: 2975mm

Non-Typical Floor: 2625mm - 3475mm

Penthouse / Special Unit: 2975mm - 3375mm

南區‧左岸 (MARINA SOUTH) 預計2016年第4季

Typical Floors: 3280mm

Penthouse / Special Unit: 3680mm - 3900mm

尚譽 (ONE PRESTIGE) 預計2018年第2季

Typical Floors: 3170mm

Non-Typical Floor: 2870mm - 3170mm

Penthouse / Special Unit: 3500mm

形薈 (Lime GALA) 預計2018年第3季

Typical Floors: 3260mm

Non-Typical Floor: 2990mm - 3850mm

Penthouse / Special Unit: 3500mm - 3800mm
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3.3 Planning History 
 
3.3.1 The Site is subject to a previous S16 Planning Application (TPB ref. A/H5/414) and S17 Planning 

Review (TPB ref. A/H5/414B) for Proposed Minor Relaxation of BHR from 120mPD to 129.95mPD 
for permitted flat use. Compared to the 2020 Approved Building Plans, the Proposed Development 
Scheme sought to increase the residential floor-to-floor (“FTF”) height from 3.05m to 3.15m (1-
22/F & 25/F) and 3.5m (23-24/F) with setback terrace at the two topmost floors (24-25/F). Due to 
site constraints, including preservation of the ROW, only one disabled car parking space was 
proposed.  

 
S16 Planning Application No. A/H5/414 
 

3.3.2 At the S16 stage, the Proposed Minor Relaxation of BHR was justified on the grounds that the 
Proposed Development met the criteria for Minor Relaxation of BHR set out in para. 7.8 of the ES 
of the Draft OZP, the proposed FTF heights fall within current market norms and will allow sufficient 
natural light and air ventilation, and  importantly, it is not possible to incorporate all of the 
permissible GFA in the scheme with the proposed FTF height without the proposed Minor 
Relaxation of BHR. A Visual Impact Assessment demonstrated that there will be no adverse visual 
impact resulting from the minor increase in BH of the Proposed Scheme compared to the approved 
GBPs as the height of the Proposed Development would still be much lower than that of almost all 
of the surrounding buildings even after the relaxation of the BHR.  Both the Urban Design Unit of 
Planning Department and Architectural Services Department had no adverse comments on the 
application from the visual perspective.  
 

3.3.3 The S16 Planning Application was rejected by the Board on 13 August 2021 on the ground that 
“the applicants fail to demonstrate strong planning and design merits to justify the proposed minor 
relaxation of building height restriction”. According to the Minutes of Meeting, the Board  
considered there to be a lack of substantial planning gains for the general public which could not 
be justified by the terrace setback at the top two floors, increase in number of flats due to smaller 
flat size or disabled parking space (667th Metro Planning Committee Meeting Minutes refers) .  
 
S17 Planning Application No. A/H5/414B 
 

3.3.4 A Section 17 Review was subsequently submitted for the Application No. A/H5/414 and was 
rejected by the TPB on 21 January 2022. 
 

3.3.5 Compared to the S16 Planning Application Scheme, additional greenery was proposed at LG 2/F 
in the form of a landscaped terrace; lighting was proposed within the ROW and staircase within 
the Application Site for pedestrians and drivers; and new paving was proposed for the ROW. 
(Para 1.3 of the TPB paper No. A/H5/414B refers) 
 

3.3.6 The Application was rejected on the same ground that “the applicants fail to demonstrate strong 
planning and design merits to justify the proposed minor relaxation of building height restriction”. 
Specifically, the Board considered that the applicants had not made their best effort to offer 
planning and design merits. The street-level landscaped podium with setback from the road was 
considered insignificant and the setback area was not accessible by the public. The adoption of 
the FTF height of 3.15m could not be regarded as a public benefit. (Para 37 of 1263th TPB Meeting 
Minutes refers) 
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4.3 Technical and Accommodation Schedule 
 
4.3.1 The Technical and Accommodation Schedule at Table 4.1 summarizes the major development 

parameters of the Proposed Development compared to the 2020 Approved Building Plans: 
 
 Table 4.1 Technical and Accommodation Schedule 
 

TECHNICAL SCHEDULE 
 2020 Approved GBPs Proposed Development 
Site Area  Approx. 715.7 m2 Approx. 715.7 m2 
Proposed Domestic Plot Ratio 7.647 7.999 
Proposed Domestic GFA  5,472.869m2 Approx. 5,725m2 
Proposed Site Coverage   

Tower: 1/F – 25/F  
Podium: G/F 

Podium: LG1/F 
Podium: LG2/F 

 
33.33% 
35.605% 
41.729% 
42.059% 

 
33.33% 
35.582% 
42.13% 
42.13% 

No. of Blocks 1 1 
No. of Storeys 23-residential storeys 

over 3-storey podium 
25-residential storeys over  
3-storey podium 

Building Height (Main Roof 
Level) 

120mPD 129.95mPD 

No. of Units 69 Max. 75 
Average Flat Size - About 60m2 
Floor-to-Floor Height 

1/F-23/F 
24/F – 25/F 

Podium: G/F 
Podium: LG1/F 
Podium: LG2/F 

 
3.05m 
N/A 
4.7m 
3.33m 
5m 

 
3.15m 
3.5m 
4.8m 
4.75m 
4m 

Clubhouse Area 243.225m2 243m2 
Internal Transport Provision NIL 1 L/UL Bay for LGV  

2 Motorcycle parking 
ACCOMMODATION SCHEDULE  
LG2/F Lobby, E&M, Covered 

Landscape Garden 
Lobby, L/UL, Parking Space, 
E&M 

LG1/F E&M, Clubhouse E&M 
G/F Lobby, Clubhouse Lobby, Clubhouse 
1/F – 25/F Residential Flat  

(1–F - 23/F only) 
Residential Flat 

R/F E&M E&M 
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