CB(1)1837/05-06(01)

Request for Revision of the Definition and Development Parameters
of the “CDA/CRA” Zones in Outline Zoning Plans

A group of residents in Wanchai (the deputation) sought assistance
from Members in November 2004 in raising objection to the application for the
Mega Tower hotel and open space development at Ship Street and Kennedy
Road in Wanchai. One of their concerns was related to the lack of planning
guidelines and regulations to limit the over-development of the project.

2. In June 2005, the deputation again sought assistance regarding the
lack of definition and development parameters of the Comprehensive
Redevelopment Area (CRA) as defined in Outline Zoning Plans. Specifically,
the deputation was of the view that development parameters of CRA and
Comprehensive Development Areas (CDA) should be clearly defined in Outline
Zoning Plans. The deputation pointed out that the CDA in the Wanchai North
OZP (S/H25/1) gazetted in April 2002 (see Annex A) contained all the essential
prerequisites to facilitate applications to be made to the Town Planning Board;
this included the environmental and traffic assessments, urban design studies,
road construction, restrictions on gross floor area and maximum building height
etc. On the other hand, the CRA in the Wanchai OZP (S/H5/22) gazetted in
May 2004 (see Annex B) only contained broad descriptions and was not clearly
defined. = The deputation considered that more detailed definition and
development parameters were called for to reflect the current planning standard.

3. The Administration’s response to the concerns raised by the
deputation has been incorporated in the reply letter to the deputation in August in
Annex C.

4. On 5 June 2006, the deputation has written again (Annex D) to
reiterate its concern about town planning issues and the need to define clearly the
planning intent and the development parameters including the plot ratio and
height restriction for the CRA in the Wanchai OZP. The deputation alleges that
in the absence of precise definition and development parameters, developers
could make use of the loophole to establish criteria favourable to themselves
rather than in the public interest. The deputation has also requested that the
policy issue relating to the revision of the definition and development parameters
for all CRA and CDA zones in statutory plans be referred to the LegCo Panel on
Planning, Lands and Works.

Complaints Division
Legislative Council Secretariat
12 June 2006




Annex A

Extract from Wanchai North OZP (S/H25/1)

. S/H25/1
COMPREHENSIVE DEVEL OPMENT AREA
Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Ancillary Car Park
Bank
Barber Shop
Beauty Parlour
Clinic
" ‘Commercial Bathhouse
Educational Institution
Exhibitnon or Convention Hall
Fast Food Shop
.Government Refuse Collecton Point
Government Use (not elsewhere specified)
Hotel
Mass Transit Vent Shaft and/or Other
Structure above Ground Level other than
Entrances
Massage Establishment
Money Exchange
Off-course Berting Centre
Office
Photographic Studio
Place of Public Entertainment
Place of Recrearion, Sports or Culture
Police Reporing Centre
Post Office
Private Club
Private Swimming Pool
Public Car Park
Public Conveniencs
Public Library
Public Transport Terminus or Station
Public Utility Instailation
Religious Institution
Restaurant
Retail Shop
Service Trades
Showroom excluding Motor-vehicle
Showroom
Staff Quarters
Uulity Instailation for Private Project

Remarks
(Please see next page)
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COMPREHENSIVE DEVELOPMENT AREA (Cont’d)

Remarks

(1) Pursuant to section 4A(2) of the Town Planning Ordinance, an applicant for planning
permission for development on land designated “Comprehensive Development Area”
shall prepare a Master Layout Plan for the approval of the Town Planning Board and
include therein the following information: :

(i)  the areas of proposed land uses, the nature, position, dimensions and beight of all
buildings to be erected on the area;

(i) * the proposed total gross floor areas for various uses; :

(iii) the details and extent of Government, institution or community (GIC),
recreational and public transport facilities, parking spaces, and open spzce to be
provided within the area;

(iv) the alignment, widths and levels of any roads proposed to be constructed within
the area;

(v)  the landscaping proposals within the area;

(vi) programmes of development in detail; _

(vii) an urban design study report to explain the urban design concept;

(viii) an environmental assessmeat report to exarnine any possible environmental
problems that may be caused to or by the proposed development and the
proposed mitigation, monitoring and audit measures to tackle them;

(ix) a traffic impact assessment report to show that the development mix/intensity 1s
sustainable by the capacity of the transport and road proposals; and

x)  such other information as may be required by the Town Planning Board

(2) The Master Layout Plan should be supported by an explanatory statement which should
contain an adequate explanation of the development proposal including such basic
information as land tenure, relevant lease conditions, existing condition of the site, the
character of the site in relation to the surrounding areas, principles of the layout design,
assumptions, design population, type of GIC, recreational and open space faciliges.

(3) On land designated “Comprehensive Development Area”, no new development or
addition, alteration and/or modification to the existing building(s) shail result in 2 total
development or redevelopment in excess of a maximum non-domestic gross floor area
of 128.100m* znd a maximum building height of 100 metres (including roof-top
structures, projections and advertisement signs) above Principal Datumn.

{(4) In determining the relevant maximum gross floor areas for the purposes of paragraph
(3) above, any space that is conswructed or interded for use solely as car/matorcycle
park(s), loading/unloading bay(s), plant room(s), caretaker’s quarters, provided that
such use and facilifes are ancillary and directly related to the development or
redevelopment, or any space that is constructed or intended for use solely as public
transport interchange and GIC facilities as required by the Government, may be
distegarded.

(5) Minor relaxation of the stated restrictions in paragraph (3) above, based on the merits of
individual development or redevelopment proposal, may be considered by the Town
Planning Board on application under section 16 of the Town Planning Ordinance.

-
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S$/H251

Orpen Space (“O”) - Total Area 16.6 hectares

€.4.1 This zoning is intended to provide an atiractive setting for civic events and
land for both active and passive recreational activities.

842 Major existing open spaces in the Area include Convention Centre Park,
Harbour Road Garden and Promenade of Convention Centre.

843 The Area has provided the opportunity fer the provision of a continuous
waterfront promenade extending all the way from CRII in the west to the
- castern end of the Causeway Bay Typhoon Shelter.-. This promenade will
comnect with Victoria Park through the landscaped pedestrian deck beneath
major roads. The promenade together with the large outdoor event space 1o
the cast of the HKCEC Extension would become a major tourist attraction
and focus for the local community. The reprovisioned Noon-Day Gun, to be
located at the end of the new Kellett Island Marina breakwater, will become

part of the design of the future open space at that locality.

844 The Arca has incorporated a Harbour Park along the existing Causeway Bay
Typhoon Shelter breakwater. The Harbour Park will be connecred with the
Victoria Park and the waterfront promenade via two elevated walkways. The
Harbour Park will be a unique, interesting, dynamic and usable public space
at a prominent locaticn in the Victoria Harbour and will provide uarivailed
spectacular views of the Harbour and of Hong Kong Island This Harbour
Park will be subject to a more detailed feasibility study prier 1o
implementation.

8.4.5 The “O(1)” zone to the north of Road P2 and adjacent to the HKCEC
Extension is intended to incorporate underground exhibition hall with
supportng facilities and public vehicle park with the open space development
above. This will assist in meeting long-term demand for exhibition and
supportng faciiities and optimise land utilization in this prime location.
Development for underground exhibiton hall and supporting facilities within
the “O(1)” zone requires planning permission from the Board. This is to
ensure that the proposed underground facilities will not compromise the
design of a quality waterfront open space development znd will be in
harmony with the surrounding land uses.

Other Specified Uses (“OU™) - Total Area 13.92 hectares

This zoning denotes land allocated for various specific uses including the
following:-

(@) the existing HKCEC is zoned “OU annetzted “Exhibition Centre with Cormmercizl
Developmem”. The HKCEC Extension is zoned “OU” 2nnotated “Exhibiton Certre"
which accommodates conventon and exhibiton facilities except for some limited
ancillary commercial uses. No si gruficant commercial development is proposed in the
Extersion. The pedestrian waikway linking the existing HKCEC with the Extension
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is zoned “OU” annotated “Pedesmian Walkway with Ancillary Exhibition Facilities”.
The walkway is for pedestrian circulztion with some secondary exhibition areas;

a mew pier at the waterfront is zoned “OU” annotated “Pier” to reprovide
for the existing Wan Chai Pier. The maximum permitted building height,
including the roof-top architectural features at the site is 20mPD. Thus is to
ensure that it will be comparable in building height to the adjacent waterfront
related commercial and leisure uses and compatible with the waterfront
seting;

‘three areas bordering the waterfront promenade are zoned “OU” annotated

“Waterfront Related Commercial and Leisure Uses”. It is the planning
intention that these commercial and leisure facilides, including café,
restaurants and retail shops will add variety and vibrancy to the waterfront.
These waterfront developments are intended to be low-rise structures with the
maximum permitted building heights ranging from 10 to 20mPD;

the existing RHKYC and the POC are both zoned “OU”, annotated “Sports
and Recreation Club”. The maximum permitted building Heights for these two
developments upon redevelopment are 20mPD and 25mPD respectvely. This
is to ensure that they will be Jow-rise developments and compatble with the
waterfront setting. It also sesks to promote a progressive gradaticn in height
from the existing urban hinterland to the waterfront Maintaining a relatively
low development height will also avoid promoting the ceaton of
development canyons and promote vanations in development height within
the Area;

a site at the eastern end of the Area is zoned “OU™ annotated “Temple™. The
planning intention is for the relocation of the existing floating Tin Hau
Tempie currently moored within the Causeway Bay Typhoon Shelier. The site
will be developed into a land-based facility at tbe eastern end of the waterfront
promenade. It will also act as a focal point of attraction along the waterfront.
A maximum building height of 15mPD is imposed to easure that the proposed
Temple will be a low-rise development which is compatible with the
waterfront setting and in harmony with the swrounding environment;

2 site at the eastern edge of the Area is zoned “OU” annotated “Leisurs and
Fnterainment Complex and Elevated Walkway”. The planning intenton is to
develop this area into indoor leisure and entertainment uses with shops,
restaurants and provision of coach parking facilities. It will form a unique
district landmark and provide an important activity node along the waterfront.
The site will also serve as a strategic link connecting the Victomna Park, the
waterfront promenade and the Harbour Park. A maximum GFA of 46,420m*
is imposed on this site but it is not subject to any specific height restriction 1n
order to provide opportunities for a wide range of mnovative design at this
strategic location. Although no building height resmiction 1s imposed. the
proposed development on the site should be compatible I scele with the
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S/H25/1

waterfront and the surrounding developments. Any development within this
zone requires planning permission from the Board;

(g) a site located to the north-east of the HKCEC Extension is zoned “OU”
annotated “Helipad™ on the Plan while a site located 1o the east of the Wan
Chai Sports Ground is zoned “OU™ annotated “Petrol Filling Station™

(h) a site near the tunnel portal of the CWB is designated for the development of
ventilation building and administrative building for the operation of the CWB.
Two sites located to the north of the existing HKCEC and west of Fle‘mng
Road, ‘and to the east of the existing POC are reserved for the provision of
railway vent shafts/building for the operation of the NIL. Landscaped open
space will be provided within the “OU” site to the east of the POC. This open
space will be well connected to the waterfront via the hotel retail podium.
Another site at the northern tip of the existing RHKYC is also zoned “OU”
which is currently occupied by the Cross Harbour Tunnel Vent Shafi; and

(i) 2 number of “Elevated Walkways” are designated on the Plan. They wiil
form part of the comprehensive pedestrian network providing connection
between individual developments as well as connection with the existing
urban areaz.

S. ENVIRONMENT

9.1

O
-3

To provide information on the nature and extent of potennal environmental impacts
associated with the proposed development, Environmental Impact Assessment (EIA)
studies for the WDII, CWB and IECL have been carried out. The EIA has
quantimtively assessed the scale, extent and severity of the cumulanve
environmental impacts arising from the construction and operation of the WDII,
CWB and IECL. The EIA studies concluded that with the impiementation of all
recommended mitigation measures, the cumulative residual environmental impacts
would be kept within the appropriate starutory and established environmental
standards. The proposed reclamation, the CWB and IECL are the Designated
Projects under the EIA Ordinance (Chapter 499) and environmental pemmits are
required for the conswuction and operation of the projects.  The WDII EIA Repert
covering the Area, other than the Harbour Park, has been arproved under the ETA
Ordinance. As for the Harbour Park, a detailed feasipility study wiil be camed our o
xamine the engineering and environmenta) viabilitv. A surplement to the WDII
EIA report wiil be prepared, if appropriate, to address the cumulative impacis. The
EIA findings will be taken into account in the dewmiled design of the projects.

Environmental monitoring and audit programmes wiil be formulated to venify the
effectiveness of the recommended mitigation measures and to enswe full
compliance with the stipulated requirements.
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Annex B

Extract from Wanchai QZp (S/H5/22)

S/H5/22
OTHER SPECIFIED USES

Cofumn | Column 2
Uses always permitted Uses that may be permitted with
or without conditions on application
to the Town Planning Board

For “Comprehensive Redevelopment Area’” Only

Commercial Bathhouse/Massage Estblishment
Eating Place
Educational Institution
Flat
Government Refuse Collection Point
v Government Use (not elsewhere specified) -
Hotel
Information Technology and
Telecommunications Industries
Institutional Use (not elsewhere specified)
Library
Market
Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances
Ott-course Betting Centre
Office
Petrol Filling Station
Place of Entertainment
Place of Recreation. Spors or Culiure
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding container vehicle)
Recyclable Collection Centre
Religious Institution
School
Shop and Services
Social Welfare Faciliry
Training Centre
Utility Instailation for Private Projec:

Plannine Intention

This zone is intended primarily to encourage the redevelopment of this area into commercial uses
with the provision of public open space and other supporting facilities., The zoning is 1o facilitate
appropriate planning control over the development mix. scale. design and lavout of development.
taking account of various environmental. traffic. infrastructure and other constraints.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d}

For “Comprehensive Redevelopment Area” Onlv

Remarks

The planning application is to be in the form of a master layout plan, accompanied by an explanatory

statement, showing the areas of proposed land uses. the nature, position, dimensions and heights of all
buildings to be erected on the area.
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7.8

7.12

713

-5 - S/HS5/22

Open spaces are distributed throughout the Area to provide passive and active
recreational facilities for the local residents. Open spaces in Wan Chaiinclude the
existing Southorn Playground and the children’s playground between Lockhart
Road and Jaffe Road near Arsenal Street. The Wan Chai Park is located at
Queen’s Road East whereas Morrison Hill Road Playground is located at the
corner of Queen’s Road East and Morrison Hill Road. Furthermore, in the
residential area between Johnston Road and Queen’s Road East, several sites have
been designated for development as open space. Meanwhile, in the planning area,
the incorporation of open space for public use within comprehensive
redevelopment sites has been encouraged.

There are also sites in Sau Wa Fong (a stepped street area) and sites at Queen’s
Road East reserved for open space purpose. The historical building on one of
these sites {(i.e. Nam Koo Terrace) may be preserved for public use such as
museum and be integrated with the whole open space development. As such,
further rezoning of the Nam Koo Terrace might be required once its future use is
firmed up.

Other Specified Uses (“OU™) - Total Area 1.37 hectares

7.8.1

7.82

This zone is primarily to provide/reserve land for purposes as specified on the
plan.

One site focated to the south of Queen’s Road East and east of Ship Sirest is zoned
“Other Specified Uses” annotated “Comprehensive Redevelopment Area™. This
zone is intended primarily to encourage the redevelopment of this area into
commercial uses with the provision of public open space and other supporting
facilities. The zoning is to facilitate appropriate planning control over the
development mix. scale, design and layout of development. taking account of
various environmental, traffic. infrastructure and other constraints. It aims to
encourage environmental improvement within the area which is panly occupied
by dilapidated pre-war buildings. It is anticipated that considerable amount of
open space would be provided within this site upon redevelopment.

The old post office building at Queen’s Road East which is a historic monument is
zoned “OU™ annotated ~Historical Building preserved for Cultural and
Community Uses™ so as to reflect the planning intention to preserve this
monument. This post office building is currently used as an Environmemal
Resources Centre under the management of the Environmental Protection

‘Department.

S. LAND DEVELOPMENT CORPORATION DEVELOPMENT SCHEME PI AN AREAS -

Total Area .97 hectares

8.1

The Urban Renewal Authority (URA) was established on | May 2001 to replace the Land

Development Corporation (LDC) and to take over the on-going urban renewal projects
from LDC.

The Wan Chai Road/Tai Yuen Street Scheme Area bounded by Cross Street tothe north.
Rurtonjee Hospital to the east. Queen’s Road East to the south and Tai Yuen Street to the
west (including sections of Stone Nullah Lane and Wan Chai Road) has been designated
as “LDC Development Scheme Plan Area”. The land use zoning of this area is based on
the approved LDC Wan Chai Road/Tai Yuen Street DSP No. $/H5/LDCI2. URA
intends to redevelop this area for commercial/residential uses with GIC facilities
including a market. a public toilet and a day nursery.

L




"8.3 The Lee Tung Street & McGregor Street Scheme Area generally bounded by Amov

Street, Queen’s Road East, Tai Yuen Street, Cross Street, Spring Garden Lane and
' Johnston Road (including Lee Tung Street and a portion of McGregor Street) has been
. designated as “LDC Development Scheme Plan Area”. The land use zoning of this area

‘, is based on the approved LDC Lee Tung Street & McGregor Street DSP No.

~S/H5/LDC2/2. URA intends to redevelop this area for commercial/residential uses to
include public open space and GIC facilities.

8.4 The Johnston Road Scheme Area generally bounded by Ship Street, Johnston Road, Tai
Wong Street East and Queen’s Road East has been designated as “LDC Development
Scheme Plan Area™. The land use zoning of this area is based on the approved LDC
Johnston Road DSP No. S/HS/LDC372. URA intends to redevelop this area for
commercial/residential uses.

COMMUNICATIONS

9.1  Mass Transit Railway
The alignment of the MTR Island Line along the northern coast of Honz Kong Island is
shown beneath HenneSS}r Road with a station at O’ Brien Road.

9.2 Roads ~ Total Area 27.58 hectares

9.2.1 Whilst the Gloucester Road is the thorou ghfare for east-west traffic. the Hennessy
Road and Queen’s Road East are the east-west district distributors.

9.2.2 The Canal Road is the ‘major north-south thoroughfare through the ares
connecting the Cross Harbour-Tunne! and Aberdeen Tunnel to the southern part of
Hong Kong Istand. The internal north-south movements within the area are
mainly serviced by the Arsenal Street Flvover and the Fleming Road Flyover.

UTILITY SERVICES

The Area is well served with piped fresh water and sait. water supply, as well as draimage and
sewage systems. Electricity. gas and telephone services are also available and no difficulties are
articipated in meeting the future requirements for utility services upon full development. New
infrastructures have been provided for in the island reclamation. but no major wtility installations
are required for the reclamation. as additional demands will be absorbed by the existing facilities.

CULTURAL HERITAGE

The old Wan Chai Post Office near Wu Chung House at Queen’s Road East is a declared
monument within this area. The Hung Shing Temple. Nam Koo Terrace. Yuk. Hui Temple (also
known as Pak Tai Temple), Wan Chai Market and Wan Chai Police Station within the area are of
special historical interest. Prior consultation with the Antiquities and Monuments Office of the
Leisure and Cultural Services Department should be made if any development” or rezoning
proposals might affect these buildings/structures. o
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IMPLEMENTATION N,

N\

N\,

- . N . N
12.1  Although existing uses non-conforming to the statutory zonings are tclerated, any.
material change of use and any other development/redevelopment must be always -,
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