
 - 1 -

For discussion 
on 29 May 2007 

 
 

LEGISLATIVE COUNCIL 
PANEL ON PLANNING, LANDS AND WORKS 

 
 

Wan Chai Development Phase II Review 
 
 

Purpose 
 
 This paper reports on the progress of the Wan Chai Development 
Phase II (WDII) project and related developments. 
 
Background 
 
2. Following the High Court Judgment in April 2003 on the Judicial 
Review against the draft Wan Chai North Outline Zoning Plan (OZP) and the 
Court of Final Appeal (CFA) Judgment in January 2004 on harbour reclamation, 
we have to conduct a comprehensive review of the planning and engineering 
proposals of the Wan Chai North OZP which forms the major part of the WDII 
project area. 
 
3. The key infrastructural development of the OZP is the Central-Wan 
Chai Bypass (CWB).  The CWB is a strategic road network needed urgently to 
resolve the traffic congestion along the east-west Connaught Road 
Central/Harbour Road/Gloucester Road corridor of the northern shore of Hong 
Kong Island.  All schemes for the CWB alignment will require reclamation to a 
differing extent.  The Government has pledged that land formed incidental to 
the construction of the CWB will be put to public use.  In conducting the 
planning and engineering review, we have invited and joined hands with the 
Harbour-front Enhancement Committee (HEC) in conducting the public 
engagement exercise.  The objective of the exercise is to engage the 
community extensively  and to solicit public views on the land use proposals 
covered by the OZP in particular the best alignment for the CWB which can 
meet the overriding public need test for reclamation. 
 
4. Under HEC, the Sub-Committee on WDII (the Sub-Committee) was 
set up and launched in May 2004 the public engagement exercise "the 
Harbour-front Enhancement Review – Wan Chai" (HER) project.  We briefed 
Panel Members on 23 May 2006 on the public vision of an enhanced 

CB(1)1723/06-07(01)



 - 2 -

harbourfront which formed the basis for the preparation of the Concept Plan.  
On 28 November 2006, we reported to Members the public views received 
through the public engagement exercise including those of the four District 
Councils (DCs) of the Hong Kong Island and of the Town Planning Board (TPB) 
on the Concept Plan. 
 
5.  The Sub-committee of HEC held a town hall meeting on 16 December 
2006 where responses to the public views on the Concept Plan were presented 
and discussed following which a report was compiled as per Annex A.  With 
the endorsement of the Sub-Committee, this report was used as a basis to 
develop the Recommended Outline Development Plan (RODP)..   
 
The Central-Wan Chai Bypass 
 
6. As we briefed Members at earlier meetings on the subject, having 
examined all feasible options for the development of the CWB and given the 
constraints imposed by the Mass Transit Railway Tsuen Wan Line tunnel, the 
need to provide slip roads at Wan Chai and the need to connect to the existing 
Island Eastern Corridor (IEC), there is no feasible “no reclamation” alignment 
for constructing the CWB.  Tunnel Option Variation 1 (Annex B) was adopted.  
Under this Option, the minimum extent of reclamation required is 12.7 hectares 
with an additional water area of 0.4 hectares that will be affected by new flyover 
structures at the eastern end where the CWB joins the existing IEC.  No 
permanent reclamation at the Causeway Bay Typhoon Shelter (CBTS) and the 
ex-public cargo working area (PCWA) would be required although temporary 
reclamation at these areas would be required for the construction of the CWB.  
The temporary reclamation materials would be removed and the seabed would 
be re-instated upon completion of works. 
 
7. The previous WDII proposal and CRIII project included a Marine 
Basin to the west of the Hong Kong Convention and Exhibition Centre (HKCEC) 
and an openable causeway was proposed across the front of it.  Although the 
causeway was proposed as a piled structure, it nevertheless affects that part of 
the Harbour over which it passes.  To strictly comply with the Protection of the 
Harbour Ordinance (PHO), the openable causeway has been deleted from the 
current proposal.  Consequently, the reclamation associated with the Marine 
Basin can be slightly reduced. 
 
8. In accordance with the CFA judgment, there should be “cogent and 
convincing materials” (CCM) before the decision-maker to satisfy him that there 
is an overriding public need for reclamation so as to rebut the presumption 
against reclamation under the PHO.  The CCM report is at Annex C for 
Members' reference.  The CCM report presents the justifications to meet the 
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overriding public need test; explains the minimum extent of reclamation 
required; gives account on the process of identifying the alignment that would 
best serve to protect and preserve the Harbour; and details the engineering 
considerations involved. 
 
 
The RODP and Amendments to OZPs 
 
9. The RODP setting out the detailed land use proposals as per Annex D 
was submitted to TPB on 3 April 2007 and TPB agreed that the RODP should 
serve as the basis for amending the relevant OZPs.  
 
10. The project area of WDII falls within three OZPs, namely, the Wan 
Chai North OZP which covers the majority part of the WDII area; the North 
Point OZP which covers the eastern end where the CWB joins to the existing 
IEC; and the Central District (Extension) OZP which covers the area to the west 
of HKCEC. 
 
11. The amendments to the Central District (Extension) OZP arising from 
the WDII Review relate mainly to the reduction in the extent of reclamation 
resulting from the deletion of the openable causeway and the consequential land 
use amendments.  Amendment to the OZP would be undertaken upon the 
completion of the Urban Design Study for the New Central Harbourfront being 
undertaken by the Planning Department so that the outcome of the Study could 
be taken into consideration.  The Study is scheduled for completion by end of 
2007.   
 
12. On 20 April 2007, TPB considered the draft revised Wan Chai North 
OZP and the proposed amendments to the North Point OZP prepared on the 
basis of the RODP, and agreed that they should be published for public views 
under the Town Planning Ordinance.  The WDII related proposed amendments 
to these OZPs are at Annex E.  The details are shown in the draft Wan Chai 
North OZP No. S/H25/1C (the draft revised Wan Chai North OZP), its Notes 
and Explanatory Statement (ES) at Annex F and in the draft North Point OZP 
No. S/H8/19D (the draft North Point OZP), its Notes and ES at Annex G.  
Separately, the concerned District Councils and various parties will also be 
consulted.  The overall planning considerations are set out in paragraphs 13-14 
below, followed by a description of major land use proposals in paragraphs 15 to 
22 below. 
 
Overall Planning Considerations 
 
13. The overall planning and design concept for land uses is to emphasize 
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the relation of the new waterfront with the Harbour, the cultural and historical 
context of the Wan Chai and Causeway Bay area, and the surrounding 
environment.  Due regard has been given to the Vision and Goals for Victoria 
Harbour of TPB, the Harbour Planning Principles promulgated by HEC, and the 
Urban Design Guidelines promulgated in the Hong Kong Planning Standards 
and Guidelines as well as community aspirations.  The overall objective is to 
create a vibrant, attractive and easily accessible waterfront for public enjoyment.  
Based on the Concept Plan, the new waterfront in the draft revised Wan Chai 
North OZP is defined in four Character Precincts namely, Arts and Culture, 
Water Park, Water Recreation and Heritage Precincts.  The Leisure and 
Recreation Precinct is in the new waterfront at northwest of the draft North Point 
OZP.  The details and specific harbour-front enhancement proposals will be 
examined in the detailed planning stage. 
 
14. The building height strategy has been formulated to protect the 
integrity of the ridgeline, to maintain clear views towards the Harbour from the 
inland, and to respect the waterfront setting.  In the Wan Chai North area, a 
stepped building height profile is adopted with heights ranging from 10 to 50 
metres above Principle Datum (mPD) for new developments.  The profile 
allows a gradation of building heights descending towards the waterfront.  In 
the reclamation area in North Point, the new developments primarily comprise 
the low-rise CWB associated facilities and the building heights are restricted to 
14 and 15 mPD. 
 
Major Land Uses 
 
Pedestrian Linkages 
 
15. New pedestrian links are proposed to facilitate public access to the 
waterfront including three landscaped decks zoned “Other Specified Uses” 
(“OU”) annotated “Landscaped Elevated Deck” on the draft OZPs (near the 
public garden of Grand Hyatt Hotel, at the reprovisioned Public Transport 
Interchange and at the northern part of Victoria Park), two at grade crossings (at 
the junction of Fleming Road and the junction of Tonnochy Road with Hung 
Hing Road), a footbridge along Wan Shing Street, an at-grade pedestrian link 
along Watson Road to waterfront and an at-grade pedestrian link along Oil Street 
passing underneath the IEC to waterfront.  Longer term further improvements 
to pedestrian linkages would be further considered. 
 
Harbourfront Enhancement 
 
16. Pedestrian accessibility to the harbour-front will be enhanced with the 
waterfront promenade of about 4km long proposed along the new shoreline.  
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The proposed promenade will connect the planned waterfront promenade in 
Central to the Oil Street area of North Point.   
 
17. Land formed consequential to the construction of the CWB provides 
opportunity for providing waterfront open space.  In the draft revised Wan Chai 
North OZP, the formed land to the east of the HKCEC would provide a 
waterfront open space of about 3 ha.  In the draft North Point OZP, the 
reclaimed land and existing land in the area between Watson Road and Oil Street 
would provide a waterfront open space of about 3.3 ha, alleviating the shortfall 
of open space in North Point. 
 
18. In addition to the waterfront promenade and the open space, land has 
been reserved in the new waterfront for waterfront related commercial, leisure 
and recreational uses.  In the draft revised Wan Chai North OZP, the ex-PCWA 
is zoned “OU (Public Waterfront Promenade and Water Recreation Related 
Uses)” for the provision of public waterfront promenade and low-rise and 
low-density public water recreation related uses.  A water sports centre and a 
harbour education centre are planned.  Land to the east of the HKCEC is zoned 
“OU(Waterfront Related Commercial and Leisure Uses)” for the provision of 
low-rise and low-density waterfront related commercial developments and 
leisure uses to add variety and vibrancy to the waterfront.  
 
Government, Institution and Community (GIC) Facilities 
 
19. The reprovisioned GIC facilities are mainly within the Wan Chai North 
area. They include the following: 
 

(a) “In-situ” reprovisioning of Harbour Road Sports Centre (HRSC), 
Wan Chai Swimming Pool (WCSP) and the existing public 
transport interchange (PTI).  The location of HRSC and WCSP 
will be swapped with that of the existing PTI to facilitate the 
construction of the Exhibition Station of North Hong Kong Island 
Line (NIL)/Sha Tin to Central Link (SCL) underneath.  The site 
is zoned “Government, Institution or Community (1)” 
(“G/IC(1)”). 

 
(b) A site adjacent to the Atrium Link of the Hong Kong Convention 

and Exhibition Centre is earmarked for a coach park after they 
have dropped off tourists at the Golden Bauhinia Square.  It is 
zoned “G/IC(4)”. 

 
(c) A site at Wan Shing Street for re-provisioning a salt water 

pumping station, longer term expansion of the Wan Chai East 
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Sewage Screening Plant (WCESSP) and coach parking until the 
site is needed for longer term expansion of the WCESSP.  The 
site is zoned “G/IC(2)”. 

 
(d) A site at south-eastern corner of CBTS for reprovisioning the 

floating Tin Hau Temple.  The site is zoned “G/IC(3)”.  Should 
the temple be retained in the typhoon shelter, the site will be 
developed into public open space. 

 
Associated Facilities, Roads, Road Re-alignment and Site Boundary Adjustment 
 
20. The following major uses associated with the CWB are incorporated in 
the draft North Point OZP: 
 

(a) The eastern tunnel portal of the CWB with landscape planting 
above located in the vicinity of Watson Road and Oil Street is 
zoned “OU(Landscaped Deck Over Central – Wan Chai Bypass 
Tunnel Portal)”; the service road is shown as ‘Road’ and the site 
near the tunnel portal is zoned “OU(Amenity Area)”. 

 
(b) The administration building of the CWB located underneath the 

westbound lanes of the IEC is zoned “OU(Central – Wan Chai 
Bypass Administration Building)”. 

 
(c) The ventilation building of the CWB located north of Food and 

Environmental Hygiene Department’s Whitfield Depot (FEHD 
Depot) is zoned “OU(Central – Wan Chai Bypass Ventilation 
Building)”. 

 
To address the local residents’ concern about the air quality and 
noise impacts of the exhaust vent, the exhaust vent has been 
separated from the ventilation building in the current design and 
located at the northern tip of the eastern breakwater of CBTS.  It 
has been incorporated in the draft revised Wan Chai North OZP.  
We will adopt an appropriate design to reduce the noise impact of 
the ventilation building on the nearby residents.  Taking account 
of local residents’ comments expressed at the briefings organized 
by the relevant departments on 14 and 15 April 2007, the 
arrangement for the ventilation building and exhaust vent will be 
further considered.  A detailed study on the effect on the air 
quality and noise level will also be carried out to ensure 
compliance with the statutory standards of the Environmental 
Impact Assessment Ordinance. 
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(d) Slip Road 8 and the associated re-alignment of Victoria Park Road 

and Tsing Fung Street are designated as ‘Road’.  To avoid 
reclamation at the CBTS, a section of the Slip Road 8 has to run 
through the northern part of Victoria Park before it crosses 
Victoria Park Road below ground so that the level of the slip road 
could drop to below the seabed level of the CBTS at the edge of 
the CBTS for connecting to the CWB tunnel.  The detailed 
design for the re-alignment of Victoria Park Road associated with 
Slip Road 8 is being improved to minimize the impacts on 
Victoria Park. 

 
(e) Two strips of land near Tsing Fung Street are zoned “Open Space” 

(“O”) to reflect the new boundary of Victoria Park as a result of 
the construction of Slip Road 8 and the associated road 
realignment. 

 
(f) The site boundary of the FEHD Depot is adjusted for constructing 

the realigned eastbound lanes of the IEC, the ventilation building 
of the CWB and the waterfront park.   

 
(g) The boundaries of the sites currently occupied by Sea View Estate 

and Harbour Heights and Manulife Tower are slightly adjusted as 
a result of the CWB project.  To maintain a buffer from the 
traffic on the IEC, the northern part of the site as demarcated by 
the thin pecked line on the Plan is subject to a maximum height 
restriction of not exceeding the soffit level of the IEC.  The 
height restriction is similar to the existing height restriction under 
the current OZP. 

 
21. Appropriate restrictions on gross floor area (GFA) and/or building 
height have been incorporated in the zonings for the GIC facilities and the CWB 
associated facilities.  In response to the request of TPB, appropriate 
mechanisms to strengthen the planning control on the design of the 
infrastructural facilities will be put in place. 
 
Other Facilities 
 
22. Land in Wan Chai North is reserved for the following proposed 
facilities: 
 

(a) A site north-east of the HKCEC is zoned “OU(Helipad)” for the 
provision of a helipad for the Government Flying Service to 
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provide emergency and other government flying services, 
replacing the current temporary helipad at the ex-PCWA.  The 
helipad will allow shared use by the commercial operators of local 
domestic helicopter services but with priority given to 
Government operations at all times. 

 
(b) A site at the new waterfront of Wan Chai is zoned “OU(Pier)” for 

reprovisoning the existing Wan Chai East Ferry Pier. 
 

(c) Three sites near the reprovisioned PTI are zoned “OU(Railway 
Ventilation Building)” and “OU(Railway Station Facilities)” for 
the provision of the railway ventilation buildings and station 
facilities for NIL/SCL.  

 
 
Way Forward 
 
23. The HEC Sub-committee on WDII Review is continuing its public 
engagement exercise and views collected will be submitted to TPB for 
consideration prior to finalising the amendments to the relevant OZPs.  
Gazetting of the draft OZPs under the Town Planning Ordinance is scheduled in 
July 2007.  The proposed reclamation and all CWB-related road schemes are 
scheduled to be gazetted under the Foreshore and Sea-bed (Reclamations) 
Ordinance and the Roads (Works, Use and Compensation) Ordinance 
respectively in July 2007. 
 
 
Annexes 
 
Annex A Report of the Realization Stage of HER project 
 
Annex B Tunnel Option Variation 1 
 
Annex C CCM report 
 
Annex D RODP 
 
Annex E WDII Related Proposed Amendments to Relevant OZPs 
 
Annex F Draft Revised Wan Chai North OZP No. S/H25/1C, its Notes and 

ES 
 
Annex G Draft North Point OZP No. S/H8/19D, its Notes and ES 
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Housing, Planning and Lands Bureau 
Environment, Transport and Works Bureau 
Civil Engineering and Development Department 
Planning Department 
Highways Department 
Transport Department 
 
May 2007 
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