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Executive Summary

This planning application relates to Inland Lot 8945, Caroline Hill Road, Causeway Bay, Hong Kong. It is
prepared and submitted under Section 16 of the Town Planning Ordinance (Cap.131) on behalf of Patchway
Holdings (HK) Limited (the Applicant), to seek approval from the Town Planning Board (TPB/the Board) of a
proposed Layout Plan for a proposed commercial and social welfare facility project. The Application Site is
zoned “Commercial (2)" on the approved Wong Nai Chung OZP No. S/H7/21. All the proposed uses in the
Layout Plan, including 'Office’, ‘Shop and Services’, ‘Eating Place’, ‘Social Welfare Facility’, ‘Public Clinic’, ‘Public
Transport Terminus or Station’ and ‘Public Vehicle Park (excluding container vehicle)’, are Column 1 uses which
are always permitted in the “C(2)" zone. According to the Remarks of the Notes of the “C(2)" zone in the OZP,
for any new development within the zone, a Layout Plan shall be submitted for the approval of the Board.

In a previous Section 16 application (No. A/H7/181) for this project, approved by the TPB on 6 May 2022, the
development proposal included an additional 2,000m? of Performing Arts and Cultural Facilities (PACF) on 5/F
of Towers 1 and 2 to be operated by a non-profit organisation. In the planning permission, this GFA was
granted as additional to the 100,000m? stipulated in the OZP on the basis of a relaxation of the development
parameters. The Applicant desires to implement the approved planning permission and fulfil the planning
conditions at the earliest possible opportunity in order to bring the Site into productive use for the benefit of
the Hong Kong economy and for the public and preliminary works are ongoing on site. However, despite their
earnest intention to implement the PACF proposal as approved, the Applicant is facing genuine difficulties in
doing so as it will be not financially viable to do so on a non-profit basis should the PACF land premium be set
at a commercial level, which it appears from preliminary discussions, may be the case. Under such a difficult
situation and with the pressing construction programme in mind, the Applicant therefore proposes this
alternative development proposal to urgently re-direct the construction activity and achieve an optimal
planning outcome. Therefore, this proposal does not contain the PACF but does instead include a new
alternative facility in the form of approximately 2,000m? of Communal Podium Garden on 5/F of Towers 1 and
2. The Communal Podium Garden is proposed in accordance with the Joint Practice Note No.1 as a green
feature. Under this alternative development proposal, the 2,000m? GFA concession sought for the PACF will
not be required and thus the total GFA will be 100,000m? without any relaxation of GFA constraints being
sought. Therefore, changes to development parameters of other all components will be minor.

The Application Site covers the majority of the “C(2)" zone in the OZP and has an area of about 14,802m?2. The
Project consists of three commercial towers with five levels of basements including lay-bys for light buses at
B1/F, public and private vehicle park at B2/F to B5/F, and 25 storeys at Towers 1 and 2 and 16 storeys at Tower
3. Social welfare facilities, which include a Child Care Centre, a Day Care Centre for the Elderly and a District
Health Centre, are located at G/F to 1/F of Tower 3. Commercial uses are located at B1 to 5/F of Towers 1 and
2 with a communal podium garden proposed on 5/F. An Event Plaza and a covered Landscape Bridge that
spans the new internal access road are proposed at 2/F, which are integrated with an elevated walkway
connected over Leighton Road to Lee Garden Six. The Event Plaza and Landscape Bridge, together with a
public open space area in the form of a semi-internal corridor and an area around the Old and Valuable Tree
(OVT) No. LANDSD(LEASED) WCH/1 (Previous Registration No. HKP WCH/1) on G/F, will provide a public open
space of at least 6,000m? in total, as required in the Notes of the OZP. The proposed Project under the Layout
Plan will yield a total of 100,000m? countable GFA, the maximum allowable under the OZP.

This application establishes that the proposed commercial Project under this Layout Plan:

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

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

INTRODUCTION

The current Layout Plan demonstrates the technical feasibility, openness and ventilation, accessibility,
connectivity as well as other design merits of the Project as required under the OZP.

With regard to the previous Section 16 application (No. A/H7/181) submitted by the Applicant, the
approved development proposal with an additional 2,000m? of PACF operated by non-profit
organisation was permitted with minor relaxation of GFA on 6 May 2022.

Under the current Layout Plan of the proposed Project, as an alternative to the approved development
proposal, the cultural facilities will be omitted and a Communal Podium Garden is instead proposed
on 5/F of Towers 1 and 2. Therefore the relaxation of GFA restrictions, which was permitted in the
approved planning application, will not be sought in this application.

DEVELOPMENT PROPOSAL AND ARCHITECTURAL LAYOUT

The proposed Project consists of three commercial towers, namely Tower 1 & Tower 2 with 25 storeys
(at the Edged Blue Site) and Tower 3 with 16 storeys (at the Edged Red Site) (Figure 4.1 refers).

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

An Event Plaza is proposed at the 2/F (Level +18.35mPD) with a fully covered and enclosed Landscape
Bridge over a new internal access road connecting the Edged Blue Site with the Edged Red Site. The
Event Plaza will serve as part of the Public Open Space and as a pedestrian link that connects Towers
1 & 2 with Tower 3 and the GIC facilities.

The GIC facilities required under the OZP, which include a Child Care Centre (CCC), a Day Care Centre
for the Elderly (DE) and a District Health Centre (DHC), are located at the podium level of Tower 3,
occupying 3 storeys (at G/F — 1/F) and integrated with the covered public open space at 2/F.

The additional PACF under the approved scheme (No. A/H7/181) with a permitted minor relaxation of
GFA, will be replaced with a Communal Podium Garden under the proposed Project on 5/F of Towers
1 and 2. The overall total GFA will be 100,000m? under the Proposed Scheme. However, there will be
a minor redistribution of GFA, when compared to the Approved Scheme, in terms of the provision of
the required GIC facilities, light bus lay-bys and office. The total GFA of GIC facilities will be
approximately 3,100m? under the Proposed Scheme with the minimum required NOFA inclusive as
listed on the Lease. The previously approved GIC GFA of approximately 3,000m? was estimated based
on a preliminary layout. The layout of GIC facilities has been further refined during liaison with relevant
departments to facilitate future operations. In addition, the B1/F layout, consisting of commercial area,
driveway and light bus lay-bys will be updated under the Proposed Scheme. The length of the driveway
will be reduced and the total GFA of the light bus lay-bys will be approximately 1,600m? which
complies with the minimum length, width and headroom of light bus lay-bys under Lease requirements.
With the abovementioned changes in the non-domestic GFA, the office GFA will be updated to

URBIS Limited March 2024 Page 18
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approximately 85,300m? in order to utilise the entire development potential of 100,000 m? of GFA. The
comparison of the development schedules and internal transport facilities between the Approved and
Proposed schemes are listed in Tables 4.1 to 4.2 with proposed land uses by floor listed in Table 4.3.

Table 4.1: Comparison of Development Schedule between Approved and Proposed Schemes

Development Parameters

Approved Scheme

Proposed Scheme

Light Bus Lay-bys

GIC Facilities required under
OZP (Including DHC, CCC, DE)
Additional GIC facilities
(Performing Arts and Cultural

(No. A/H7/181)
Site Area 14,802 m? No change
Total GFAA 102,000 m? 100,000 m?
= Office Approx. 85,000 m? Approx. 85,300 m?
= Retall Approx. 10,000 m? No change

Approx. 2,000 m?
Approx. 3,000 m?

Approx. 2,000 m?

Approx. 1,600 m?
Approx. 3,700 m?

Replaced with a communal
podium garden on 5/F of

G/F:

non-covered POS
covered POS

2/F and UG/F:
non-covered POS
covered POS

Facilities) Towers 1 and 2
Plot Ratio Approx. 6.89 Approx. 6.76
No. of Blocks 3 No change
Site Coverage 65% No change
Building Height T1 and T2: 135mPD No change
T3: 90mPD

No. of Storeys

=  Basement 5 Storeys No change

= Towers 1and?2 24 Storeys 25 Storeys

= Tower3 16 Storeys No change
Public Open Space Provision” 6,000m? No change

Approx. 3,000m?
Approx. 2,300m?
Approx. 700m?

Approx. 3,000m?
Approx. 1,250m?
Approx. 1,750m?

Approx. 2,850m?
Approx. 2,250m?
Approx. 600m?

Approx. 3,150m?
Approx. 1,420m?
Approx. 1,730m?

Public Open Space Provision”

G/F
2/F and UG/F

6,000m?
Approx. 3,000m?
Approx. 3,000m?

No change
Approx. 2,850m?
Approx. 3,150m?

Greenery Coverage

Total
Primary Zone
Roof

Approx. 2,970 m?
Approx. 2,970 m?

No change
Approx. 2,320 m?
Approx. 650 m?

Completion year

Q3 2029

No change

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

URBIS Limited

March 2024

Page 19
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change in the total surface runoff for the proposed scheme when compared with the Approved
Scheme, and hence, the assessment results in the previously approved Drainage Impact Assessment
are still valid. There will be no adverse impact to the existing drainage system as a result of the
Proposed Scheme. The Drainage Impact Assessment will be kept updated to be in line with the
construction work on site for DSD review.

SEWERAGE IMPACTS

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

For easy reference, a comparison table showing the difference in the development parameters
between the Approved Scheme and the Proposed Scheme is shown in table below:

Description Approved Scheme Proposed Scheme Difference
Site Area 14,802 m? 14,802 m? No change
Office GFA 85,000 m? 85,300 m? +300 m?
Retail GFA 10,000 m? 10,000 m? No change
Light Bus Lay-by GFA 2,000 m? 1,600 m? -400 m?
GIC GFA 3,000 m? 3,100 m? +100 m?
GIC GFA (Performing Art | 2,000 m? - -2,000 m?
& Cultural Facilities)

Due to the omission of cultural facilities, the peak sewage flow from the proposed scheme is slightly
reduced. The assessment results demonstrated that the existing public sewerage system serving the
Application Site has sufficient capacity to carry the estimated sewage from the proposed scheme, and
hence, the development will cause no impact to the existing public sewerage system. The Sewerage
Impact Assessment will be kept updated to in line with the construction work on site for DSD review.

TRAFFIC IMPACTS

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

Since the total GFA of the proposed development will be reduced from 102,000m? to 100,000m?,
omitting 2,000m? of performing arts and cultural facilities under the Proposed Scheme in this
application while the proposed adjustments to the parameters of office and GIC facilities will be very
minor, there will be no apparent increase in the overall traffic induced by the proposed development
when compared to the Approved Scheme as assessed in the approved TRR. Therefore, the conclusion
as drawn from the previous approved TRR is still valid.

URBIS Limited March 2024 Page 31
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5.9-4

AIR QUALITY IMPACTS

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

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

NOISE IMPACTS

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

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

CONSERVATION MANAGEMENT PLAN

The Conservation Management Plan for Grade Ill Masonry Walls and Earthenware Pipes was prepared
and submitted to AMO in accordance with Special Condition Clause 3(b) of the Conditions of Sale No.
20379 and the acceptance by AMO was received on 18 July 2022 with no further comment.

WATER SUPPLY IMPACTS

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

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

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

The proposed new DN200 freshwater main will be in a loop system to be connected to the existing
DN450 freshwater main at Leighton Road and the existing DN150 freshwater main at Caroline Hill
Road East near Lei Kwa Court. The approximate pressure head as advised by WSD will be 80m at the
DN450 freshwater main at Leighton Road and 70m at the DN150 freshwater main at Caroline Hill Road
East near Lei Kwa Court. The residual head along the proposed DN200 freshwater main during peak
flow condition will have sufficient residual head of more than 20m which fulfils the minimum
requirement advised by WSD.
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access to the community GIC facilities in Tower 3. The Landscape Bridge spanning the internal road is
covered which provides a comfortable walking experience. The public using the GIC facilities and
employees at the offices of Tower 3 at the eastern end of the site can reach the centre of Causeway
Bay swiftly. The elevated walkway will also facilitate pedestrians to access the Application Site,
extending the vibrancy of the well-established cluster of retail facilities in Causeway Bay. Pedestrians
who walk to reach the re-provisioned light bus lay-bys at the Application Site will also enjoy the
convenience of the walkway system.

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

6.8 TRAFFIC IMPROVEMENTS THROUGH ROAD IMPROVEMENT WORKS

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

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

6.8.3 The Layout Plan offers a set back at Caroline Hill Road (West) and a portion of Leighton Road near its
junction with Caroline Hill Road (West) for the gazetted ‘Proposed Road Improvement Works at
Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road'. Detailed design of the concerned
road improvement works will be submitted by the Applicant to Highways Department and other
relevant Government departments for approval at a later stage, under Lease requirements. The road
improvement works, which the Applicant has committed to under the lease, will alleviate the traffic
congestion in the area and improve traffic flows.

6.9 NO INSURMOUNTABLE TECHNICAL IMPACTS

6.9.1  As demonstrated in Section 5 and technical assessments at Annexes D to E, the current scheme will
not create any adverse drainage, sewerage, noise, air quality, water supply, geotechnical, traffic or air
ventilation impacts.

6.9.2  Assuch, the Project under the proposed Layout Plan will not result in insurmountable technical impacts.
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