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7 Implementation 
7.1 PROGRAMME AND PHASING  

7.1.1 The target construction completion of the Project under the Layout Plan for the Amended Scheme 
remains the same as that in the Approved Layout Plan, i.e. Q3 of 2029.   

7.1.2 The new internal access road and the associated road improvement works (the gazetted ‘Proposed 
Road Improvement Works at Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road’) will be 
completed by the Applicant by 30 June 2026. 

7.1.3 The required GIC facilities including the Child Care Centre, Day Care Centre for the Elderly and District 
Health Centre, will also be available for occupation and operation by 30 September 2029 as required 
under Lease. 

7.2 RESPONSIBILITY FOR CONSTRUCTION AND MANAGEMENT  

7.2.1 As required under Lease, the POS (including the landscape bridge and its relevant structural supports) 
and public vehicle park will be constructed, operated and maintained at the Applicant’s cost.   

7.2.2 The proposed internal road will also be constructed and maintained at the Applicant’s cost until it is 
surrendered to the Government as required under the Lease. Requirements under the Transport 
Planning and Design Manual (TPDM) will be observed and associated details will be submitted to HyD 
and relevant Government departments for approval.  

7.2.3 The Applicant will construct the Child Care Centre, Day Care Centre for the Elderly and District Health 
Centre in accordance with the Technical Schedule under Lease and other relevant regulations and 
guidelines.   

7.2.4 The light bus lay-bys constructed at the Applicants’ cost will be accessible to the public 24 hours a day 
as required under Lease. 

7.2.5 The detailed design of structural features, utilities, drainage, etc. as well as necessary regulatory and 
Lease submissions will be made in the future at the appropriate point in time. 

 

 
 
 
 


	This planning application relates to Inland Lot No. 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), ...
	The Application Site is zoned “Commercial (2)” (“C(2)”) on the approved Wong Nai Chung Outline Zoning Plan (OZP) No. S/H7/21. It covers the majority of the “C(2)” zone in the OZP and has an area of about 14,802m2.  All the proposed uses in the approve...
	A Layout Plan for the Application Site submitted as a Section 16 application (No. A/H7/181) was approved by the TPB on 6 May 2022.  The approved Layout Plan includes three commercial towers with five levels of basements including lay-bys for light bus...
	This Application proposes one key amendment to the approved Layout Plan as follows:
	The Application Site contains a large Fig tree (Ficus elastica) abutting Leighton Road, partly supported by an existing masonry wall. Although affected by Brown Root Rot Disease (BRRD), the tree is recognized as an OVT (Registration No. LANDSD(LEASED)...
	Through collaboration with an independent tree expert, landscape architects, architects, and structural engineers, an enhanced scheme has been developed that will:
	It is proposed to reduce the extent of slab removal around the OVT to minimize the impact on it. In addition, there will be only minimal excavation at the far end periphery of the TPZ for circulation purposes. The retained slab will act as an impermea...
	In addition to the amendment to the Banyan Garden, this application proposes the following three minor amendments to the approved Layout Plan:
	In summary, as with the Layout Plan previously approved by TPB (the ‘Approved Scheme’), this Amended Scheme proposed by the Applicant:
	1 Introduction
	1.1 Background and Purpose of the Application
	1.1.1. URBIS Limited is commissioned by Patchway Holdings (HK) Limited (“the Applicant”) to seek approval under Section 16 of the Town Planning Ordinance (Cap.131) for amendments to a Layout Plan (the ‘Layout Plan’) approved by. the Town Planning Boar...
	1.1.2. The approved application relates to a commercial development with social welfare facilities at Inland Lot (IL) 8945 Caroline Hill Road, Causeway Bay, Hong Kong (Figure 1.1 refers).
	1.1.3. The Application Site falls within the Approved Wong Nai Chung Outline Zoning Plan (OZP) No. S/H7/21.  Figure 1.2 depicts the current OZP zonings of the project site and its environs. The Site (or ‘Application Site’) falls within an area zoned a...
	1.1.4. Notwithstanding that the above uses are permitted as of right, according to the OZP’s Remarks of the Notes of the “C(2)” zone, for any new development within the zone, a Layout Plan shall be submitted for the approval of the Board.
	1.1.5. A previous Layout Plan for this project, submitted under Section 16 of the Town Planning Ordinance (Cap.131), was approved on 6 May 2022 (Application No. A/H7/181).  This is referred to in this Planning Statement as the ‘Approved Scheme’. This ...
	 Enhancements to the design of a publicly accessible Banyan Garden forming part of the G/F Public Open Space (POS) to mitigate the spread of an infectious plant disease and to optimise the extent of the accessible POS at the same time;
	 Minor amendment to the lift lobby of one of the commercial towers (Tower 3) to allow more space for the circulation and unimpeded flow of office users;
	 Minor amendment to the demarcation of the POS at 2/F, although the total area of POS provision remains unchanged;
	 Minor amendment to the vegetation / greenery coverage to strike an optimal balance between development potential and the public interest and which, nonetheless, remains in compliance with the minimum requirement as stipulated in Buildings Department...
	 Other minor changes to the Approved Scheme regarding distribution of GFA, number of building storeys, and internal transport facilities.
	1.1.6. The purpose of this Planning Statement is to present the amended Layout Plan design proposals (referred to in this Planning Statement as the ‘Amended Scheme’) and also relevant technical assessments and to provide supporting planning justificat...

	1.2 Land Status
	1.1.7. In March 2021, the Lands Department announced that the Application Site at Inland Lot No. 8945, designated for non-industrial (excluding residential, godown and petrol filling station) purposes, in the 2020-21 Land Sale Programme would be dispo...
	1.2.1 In May 2021, the land sale tender was awarded to the Applicant. As the sole landowner of the Application Site, the Applicant is prepared to realise the proposed commercial Project, together with its associated social welfare facilities and addit...

	1.3 Planning History
	1.3.1 On the previous Approved Wong Nai Chung OZP No. S/H7/19, the northern portion of the Application Site was zoned “Other Specified Uses” annotated “Sports and Recreation Club” (“OU(SRC)”) and was occupied by the recreation clubs of the Post Office...
	1.3.2 The Government commissioned consultancy studies in 2013 to review the development options and assess the development potential of the Application Site. The 2017-18 Budget indicated that to maintain Hong Kong’s status as an international financia...
	1.3.3 During the rezoning process, the TPB decided to impose a requirement in the OZP for the submission of a layout plan to the Board under the Section 16 planning application system of the Town Planning Ordinance (Cap.131), given that the commercial...
	1.3.4 A notional scheme showing the possible layout of the building blocks and open spaces, without PACF, was presented by Planning Department (PlanD) for the reference of the TPB on the rezoning of the Application Site (Annexes A-1 and A-3). It was p...
	1.3.5 At the same time, the TPB raised concerns towards the undesirable residual open space at the south-eastern corner of the Application Site (Annex A-2).
	1.3.6 In the TPB meeting, it was mentioned that an integrated design of the Application Site and the future District Court site can be achieved as demonstrated in the indicative scheme with a deck provided over the internal road, linking the two sites...
	1.3.7 During PlanD’s consultation with District Council on the rezoning proposal and consideration of representations regarding the OZP amendment, the District Council and TPB noted that there was a strong demand of cultural, arts and performing facil...
	1.3.8 The rezoning of the Application Site was approved by the TPB on 11th September 2020 and the OZP incorporating the rezoning of the Application Site was approved by the Chief Executive in Council on 24th November 2020.
	1.3.9 In March 2022, a submission of a Layout Plan for the proposed permitted commercial development Office, Eating Place, Shop and Services) with Social Welfare Facility, Public Clinic, Place of Recreation, Sports or Culture, Public Transport Station...
	1.3.10 The status of compliance with each condition under the approved Section 16 application (No. A/H7/181) is summarised in Table 1.1 below.


	2 Site Context and Features
	2.1 Site Location, Existing Condition and Surrounding Development
	2.1.1 The Application Site is located at the junction of Caroline Hill Road and Leighton Road, south of the commercial area of Causeway Bay on Hong Kong Island (Figure 2.1 refers). The Application Site is bounded by Leighton Road to the northwest, by ...
	2.1.2 Prior to commencement of construction works, the Application Site was mostly vacant. Structures and facilities associated with its former use as the recreation clubs of the Post Office and PCCW; the ex-headquarters building and vehicle depot of ...
	2.1.3 In terms of surrounding land use context, the areas to the north and northwest of the Application Site across Leighton Road consist mainly of office/commercial developments. Building height restrictions in this area range from 130-135mPD (Figure...
	2.1.4 Located at the junction of Leighton Road and Caroline Hill Road, the Application Site is within an area subject to occasional heavy traffic and traffic congestion.  Leighton Road is a district distributor serving the southern part of Causeway Ba...

	2.2 Heritage Features
	2.2.1 The Application Site contains two sections of existing masonry retaining walls (Slope Feature Nos. 11SW-B/FR 193 and 11SW-B/FR 32) and two associated earthenware pipes which are on the northeast side of the Application Site and are Grade 3 histo...
	2.2.2 The graded masonry walls are built of roughly dressed granite blocks in stretcher bond with concrete bond courses and weep holes at different levels. The copings are finished in framed vermiculated rustication with drainage provision above.  The...
	2.2.3 There are a number of other historic buildings in the proximity of the Application Site, including St. Paul's Convent Church (Grade 1), Po Leung Kuk, Main Building (Grade 2), Confucius Hall (Grade 1), Shing Kwong Church (Grade 2), S.K.H. St. Mar...

	2.3 Trees and Vegetation
	2.3.1 A total of 57 nos. of trees were surveyed on 21 August 2021 within the Application Site boundary, and are illustrated on the Approved Tree Survey Plan. Detailed tree findings are further elaborated in Annex C.


	3 Outline Zoning Plan Provisions, Parameters and Requirements
	3.1 OZP Planning Intention
	3.1.1 Under the Remarks of the current OZP, the “C(2)” zone is stated to be “intended primarily for commercial development, which may include uses such as office, shop, services, place of entertainment, eating place and hotel, functioning as territori...

	3.2 Development Parameters and Facilities Permitted under the OZP
	3.2.1 According to the OZP Schedules of Uses, the following uses (inter alia) are always permitted within “Commercial” zones of the OZP:
	3.2.2 The relevant development parameters of the Application Site stipulated on the OZP and in the Remarks of the Notes of the OZP under the “C(2)” zone are as listed as below:
	 maximum gross floor area of 100,000m2, or the gross floor area of the existing building, whichever is the greater, and it shall include the gross floor area of GIC facilities as required by the Government
	 a public transport facility for minibuses shall be provided;
	 a public vehicle park of not less than 125 parking spaces shall be provided; and
	 a POS of not less than 6,000m2 shall also be provided.
	3.2.3 The Remarks of the “Commercial” zone in the OZP state:
	“(6) Based on the individual merits of a development or redevelopment proposal, minor relaxation of the building height/gross floor area restrictions”….”may be considered by the Town Planning Board on application under section 16 of the Town Planning ...
	3.2.4 In addition to the above, the Explanatory Statement of the OZP (which is not formally a part of the statutory OZP itself) mentions in the “C(2)” zone the following key development requirements:
	 a District Health Centre with a Net Operating Floor Area (NOFA) of about 1,000m2;
	 a Child Care Centre with a NOFA of about 531m2;
	 a Day Care Centre for the Elderly with a NOFA of about 358m2;
	 more cultural GIC facilities (optional);
	 a public transport facility for minibuses (underground);
	 a public car park (underground) of not less than 100 private cars parking spaces and 25 commercial vehicles;
	 a clear building gap of not less than 25m in width across the central portion of the site in a northwest-southeast direction;
	 retention of stone retaining walls;
	 retention of OVT (No. LANDSD(LEASED) WCH/1); and
	 an underground connection point within the site for the possible pedestrian subway to MTR Station.
	3.2.5 In Para 8.1.3 of the Explanatory Statement of the Approved OZP, provision of PACF is stated to be “encouraged” but is not required.

	3.3 Requirements of Layout Plan Submission
	3.3.1 The Remarks of the “Commercial” zone in the OZP state ‘a Layout Plan shall be submitted for the approval of the Town Planning Board’. Table 3.1 specifies the requirements of the Layout Plan submission and the relevant sections of this Layout Pla...

	3.4 Facilities which are Encouraged under the OZP
	3.4.1 During PlanD’s consultation with District Council on the rezoning proposal and consideration of representations of the OZP amendment, the District Council and TPB noted that there was a strong demand of cultural, arts and performing facilities i...


	Prior consultation with the Antiquities and Monuments Office (AMO) should be made if any development, redevelopment and/or rezoning proposals might affect a declared monument and graded historic buildings and their immediate environs
	4 Development Proposal
	4.1 Introduction
	4.1.1 This section of the Planning Statement describes the amended Layout Plan development proposal (the ‘Amended Scheme’) for which Section 16 approval is sought. This Amended Scheme differs from the previously approved Section 16 application (No. A/...

	4.2 Amendments to Approved Development Proposal
	Enhanced Design and Layout of Banyan Garden
	4.2.1 The Application Site contains a large Fig tree (Ficus elastica) abutting Leighton Road, partly supported by an existing masonry wall. Although affected by Brown Root Rot Disease (BRRD), the tree is recognized as an Old and Valuable Tree (OVT) (R...
	4.2.2 In the previous Section 16 application (No. A/H7/181) approved by the Town Planning Board (TPB) in May 2022 (i.e. the Approved Scheme), as well as in the Landscape Master Plan approved in the latest Approved General Building Plans (GBPs) in May ...
	4.2.3 However the approach of the enhanced design proposal for the Banyan Garden in this Amended Scheme aims to achieve:
	4.2.4 These enhancements to the Banyan Garden are described below and are shown in Figure 4.1c.
	4.2.5 Improved Growing Conditions for OVT - Given that the existing site conditions, including the TPZ, are covered by an extensive hard, impermeable concrete slab—considered less desirable for the OVT’s future growth, it is proposed to remove part of...
	4.2.6 Through collaboration with independent tree expert, landscape architects, architects, and structural engineers, an enhanced scheme has been developed to ensure both the preservation of the OVT and the creation of a vibrant and accessible POS. Th...
	 Minimizing impact on the OVT – A reduced extent of slab removal is proposed to minimize interference with subsurface roots, ensuring the tree’s health is maintained while reducing construction activity within the TPZ.
	 Reduced disturbance within the TPZ – Minimal excavation is proposed only at the periphery of the TPZ to create a functional and comfortable circulation area. This reduces adverse impacts on the OVT while ensuring a smooth transition between the deve...
	4.2.7 Mitigation of BRRD Threats  – During design development, the team has become aware of the risk posed by the Approved Scheme in terms of spread of BRRD.  The Approved Scheme allowed the public to access the root zone of the OZP, potentially picki...
	4.2.8 To mitigate this threat, in the Amended Scheme, more of the existing concrete slab above the root zone will be retained.  The retained concrete slab acts as an impermeable separation layer within the TPZ, mitigating the spread of BRRD. This allo...
	4.2.9 Enhanced Cultural Placemaking, Circulation and Safety  – the effect of retaining intact a larger area of the existing concrete slab within the TPZ is that it offers potential to enhance the cultural placemaking and enjoyment at the Banyan Garden...
	The new paved area adjacent to the building frontage in the Amended Scheme will enhance pedestrian access and circulation space when compared to the Approved Scheme.  The proposed Banyan Garden, entrance plaza, and internal street at the G/F level, co...
	4.2.10 In addition, in order to comply with Buildings Department (BD) requirements and ensure a safe POS environment, in the Amended Scheme, a new balustrade is proposed along the edge of the proposed open lawn area where the public can access. This w...
	4.2.11 As well as enhancing the functionality of the POS, the larger paved and lawn areas also offer the potential for enhanced cultural placemaking and community arts activities such as temporary art installations, outdoor performances and light show...
	Minor Amendment to Tower 3 Lift Lobby

	4.2.12 An Air Ventilation Assessment was carried out for the approved Application No. A/H7/181. Several wind enhancement features were provided in the Approved Layout Plan, including a void of approximately 18m (W) x 13.4m (H) above the 2/F level at T...
	4.2.13 As detailed architectural design has continued to develop, it is evident that the lift lobby on 2/F level of Tower 3 needs to be enlarged to allow more space for the circulation and unimpeded flow of office users (see Figure 4.2b). This require...
	4.2.14 As the amendment is not considered significant, the team’s AVA expert believes that the proposed extension of the lift lobby will result in insignificant ventilation impacts on the wind performance established in the Approved Layout Plan.  Plea...
	Minor Amendment to the Demarcation of POS at 2/F Podium

	4.2.15 In the Approved Landscape Master Plan (LMP) which was submitted in compliance with approval condition (b) of the approval letter of Application No. A/H7/181, an Urban Park was proposed at the 2/F level with a Landscape Bridge, serving as part o...
	4.2.16 In the latest Approved General Building Plans (GBPs), the POS at 2/F level will abut a small private open space, named the ‘Event Plaza’ (see Figure 4.3b). The public will still be able to access and use this space most of the time, except duri...
	4.2.17 The design development of the demarcation between the POS and private open space during detailed design stage has resulted in the need for an amendment to the demarcation of the POS from that shown in the Approved GBPs. The current Amended Sche...
	Minor Amendment to Greenery Coverage

	4.2.18 The Application Site of approximately 14,802m2 comprises an area of approximately 10,647m2  that is intended for development, referred to as the Development Site (see Figure 4.4). The remaining part of the Application Site consists of a propose...
	4.2.19 Under the Approved Layout Plan in Application No. A/H7/181, the total greenery coverage was approximately 2,970m2 (i.e. approximately 20% of the Application Site) of which all was located at the Primary Zone of the development (see Figure 4.1a)...
	4.2.20 Upon further review by the project proponent, the provision of greenery needs to be slightly reduced in order to diversify the functionality of the elevated spaces and optimise the development potential of the Site. Therefore, in the current Am...
	4.2.21 In addition, the Applicant proposes that the updated calculation of vegetated greenery coverage be based on the  Development Site area rather than the Application Site area.  This is justified on the basis that the Applicant has no control over...
	4.2.22 As a further matter, this change in the provision of greenery coverage will not affect the POS provision of which the total area remains unchanged. Therefore, the proposed slight reduction in greenery coverage is considered to strike an optimal...
	Minor Changes to Layout and Architectural Design

	4.2.23 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 4.5 refers).
	4.2.24 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...
	4.2.25 The 2/F podium is proposed (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 2/F podium will serve as part of the POS and as a pedest...
	4.2.26 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 in...
	4.2.27 The additional PACF under the Approved Scheme (No. A/H7/181) is subject to a permitted minor relaxation of GFA of approximately 2,000 m2. The overall total GFA will remain unchanged as 102,000m2 when compared with the Approved Scheme.
	4.2.28 However, in the amended Layout Plan, 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 previously approved GIC GFA of a...
	4.2.29 While the building height of Towers 1 and 2 will remain unchanged when compared to the Approved Scheme, the 5/F level will be raised from +28.75mPD to +34.60mPD due to the requirement for an additional E&M floor on level 4/F at +28.70mPD.  A fu...
	4.2.30 A comparison of the development schedules and provision of internal transport facilities between the Approved and Amended Schemes are listed in Tables 4.1 to 4.2 with proposed land uses by floor listed in Table 4.3.

	4.3 Amended Scheme - Site Planning and Layout Principles
	Tower Dispositions and Open Space at Podium Level
	4.3.1 Under the approved scheme, the towers are located in the north-west of the Application Site which integrates the fragmented open spaces proposed in the original layout under PlanD’s rezoning conceptual scheme (Figure 4.7) and also creates large ...
	Multi-Level Access and Pedestrian Connectivity

	4.3.2 To enhance pedestrian accessibility and their walking experience, multi-level pedestrian access is proposed in this Project. This includes access to the Project from both street level and at an elevated level. Pedestrian access points at street ...
	Open Space and Landscape Bridge at 2/F

	4.3.3 To further enhance pedestrian connectivity and integration between the Edged Blue and Edged Red Sites, a Landscape Bridge (Figure 4.12) is provided at 2/F (Level +18.35mPD) spanning across the new internal access road and connecting the two part...
	Provision of Additional GIC Facilities – Performing Arts and Cultural Facilities (PACF)

	4.3.4 As explained in Section 3.4, the Explanatory Statement in the OZP states that the project proponent for the Application Site is encouraged to provide additional GIC facilities such as PACF which are compatible uses under the zoning.  PACF with a...
	4.3.5 In a previous Section 16 application (No. A/H7/181) for this project, which was approved by the TPB on 6 May 2022, the development proposal included an additional 2,000m2 of PACF on 5/F of Towers 1 and 2 to be operated by a non-profit organisati...
	4.3.6 The Applicant will work with the organisation to operate exhibition venues and theatre on a non-profit basis for various types of cultural activities for the public to enjoy, including but not limited to visual arts, music, drama and dance.  Flo...
	Visual Corridor between the Two OVTs

	4.3.7 In order to preserve views of the two OVTs at street level, a visual corridor of 6m wide is proposed at the podium between Towers 1 and 2, 3-storeys high. Such corridor shall allow visual connections between the two OVTs and integrate better wit...
	Setback at Street and Podium Levels to Enhance Air Ventilation

	4.3.8 Sufficient setback has been allowed at both the street and podium levels to enhance air ventilation and also allow a higher degree of visual openness. At the street level, setback is provided from the building edge for elevated design on G/F in ...
	Raised Tower and Covered Public Open Space at 2/F of Tower 3

	4.3.9 In order to further enhance air ventilation flow, Tower 3 is proposed to be raised above the podium level at 2/F with the provision of covered POS underneath. The covered POS area will be landscaped with greenery.  By raising the tower above the...
	Integration of GIC Facilities with Public Open Space

	4.3.10 The GIC facilities required under the OZP, namely the Child Care Centre, the Day Care Centre for the Elderly and the District Health Centre, will be provided at the podium of Tower 3 at G/F to 1/F. It could be easily accessed from the street le...
	4.3.11 There will be minor level changes of the GIC facilities compared to the Approved Scheme. The lowest floor will be slightly raised from +4.10mPD to +5.70mPD to flush with the adjoining street level. This will result in the levels of all three fl...
	4.3.12 The 3-storey GIC complex will be well-integrated with the POS and green landscape. POS areas incorporated into G/F, UG/F, and 2/F of Tower 3 will feature landscaping and vertical greening, including green walls adorned with climbers, to create ...
	4.3.13 Compared with the Approved Scheme, a portion of the POS is sunken to be located at +10.20mPD on UG/F of Tower 3, connecting the POS at +5.70mPD on G/F. The levels of POS were at +5.60mPD on G/F, +8.60mPD on UG/F, and +12.30mPD on 1/F under the ...

	4.4 Amended Scheme – Vehicular / Pedestrian Circulation and Internal Parking Provision
	Vehicular Access Arrangement
	4.4.1 Two vehicular accesses are proposed for the Project, located at the eastern and western portion of the new internal access road. To facilitate better traffic operation, the western vehicular access will mainly serve ingress and egress of private...
	Internal Vehicular Circulation and Parking Provision

	4.4.2 Off-street pick-up/drop-off laybys for private cars and taxis will be provided at G/F via the western vehicular access. Four light bus lay-bys will be located at B1 and the laybys can be accessed via the eastern vehicular access.  Except for the...
	4.4.3 The internal parking provision is summarised in Table 4.2 above. The Remarks of the Notes of the OZP under the “C(2)” zone stipulate that a public vehicle park of not less than 125 parking spaces should be provided in the Application Site. The E...
	4.4.4 The internal traffic arrangement for private cars including the access to the lay-by for GIC facilities located at B2 as required under the OZP is shown on Figure 4.17a. The internal traffic arrangement for light buses, goods vehicles and coache...
	Pedestrian Circulation

	4.4.5 Multi-level pedestrian links and walkway system accesses are proposed in this Project to enhance pedestrian accessibility. The proposed Landscape Bridge at 2/F acts as an important route providing a seamless weather-proof, barrier-free and grade...
	4.4.6 In addition, as required by Para 8.1.3 of the Explanatory Statement of the OZP, a potential subway connection will be reserved at B3 near the northern corner of the Application Site for a potential future pedestrian subway by the Government. Sho...
	4.4.7 As aforementioned in Table 1.1, to comply with the approval Condition (a) under the approved Section 16 application (No. A/H7/181), the design and provision of vehicular access, car parking and loading/unloading facilities for the proposed devel...

	4.5 Amended Scheme - Urban Design Proposal
	Urban Design Context
	4.5.1 Key urban design considerations of the Project include the following:
	4.5.2 In terms of the urban design context, areas to the north of the Application Site from Hysan Avenue to Hennessy Road are predominantly commercial developments and an internationally-reputed shopping district.  The said areas are at all times busy...
	4.5.3 The Application Site itself contains two features that contribute to the unique character and cultural context of the urban landscape. A large Ficus elastica Old and Valuable Tree (OVT) (Registration No. LANDSD(LEASED) WCH/1) abutting Leighton R...
	Urban Design Proposal

	4.5.4 In terms of compatibility with its urban context, the scale of the commercial Project is compatible with the surrounding areas, with its maximum height set at 135mPD, the same as the commercial development to its north and the future District Co...
	4.5.5 Under the OZP and the Lease, it is stipulated that a POS of not less than 6,000m2 shall be provided. The POS will comprise two portions. The first portion is a Banyan Garden and entrance plaza accessible from Leighton Road with its entry at the ...
	4.5.6 The OVT and the Grade 3 historic structure (the masonry wall and associated earthenware pipes) which contribute to the unique character to the surroundings are well respected in terms of visual connectivity through the creation of the Banyan Gar...

	4.6 Amended Scheme - Landscape Proposal
	Landscape Design and Open Space Provision
	4.6.1 As aforementioned in Table 1.1, to comply with the approval Condition (b) under the approved Section 16 application (No. A/H7/181), the submission of a revised Landscape Master Plan (LMP) for partial compliance with this approval condition has b...
	4.6.2 The Landscape Master Plan for the Amended Scheme is shown in Figures 4.1b and 4.19a to 4.19b, as well as Appendix C under Annex C. Based on the unique character of the Site identified in the urban design analysis, landscape design should embrace...
	4.6.3 In the future post-pandemic era, functional open space will be one of the most valuable assets to public. The Landscape Bridge across the internal access road can increase the external site capacity and provide high-quality and safe open space t...
	Banyan Garden at G/F

	4.6.4 The OVT, perched on a masonry wall 2 to 3 meters above road level, is a defining feature of the urban landscape, with its majestic canopy and aerial roots stretching nearly 40 meters along Leighton Road. The proposed Banyan Garden, entrance plaz...
	4.6.5 The Banyan Garden is designed to immerse visitors in the presence of this magnificent tree, offering a tranquil retreat from the bustling streets below.  By extending the existing 3.5-meter-wide planting area southward to approximately 9 meters,...
	4.6.6 The retained slab acts as an impermeable separation layer between the BRRD-affected soil and new planting areas, mitigating the risk of BRRD spreading to the proposed greenery.  The open lawn proposed in the approved scheme will remain, with the...
	4.6.7 While minimizing obstruction to the TPZ and the OVT, the Amended Scheme provides seamless pedestrian access with enhanced a 3-meter-wide circulation between the proposed open lawn area and the building with the potential for temporary community ...
	Public Open Space at 2/F and UG/F

	4.6.8 A total area of approximately 3,150m2 comprises the remaining portion of the POS at 2/F and UG/F. The POS at 2/F podium is designed to let visitors escape from the hustle and bustle of Causeway Bay and enjoy a moment of tranquillity.  At the sam...
	4.6.9 The Landscape Bridge (Figure 4.12) featuring a transparent cover will allow its primary users - being elderly, young children and patients travelling to Tower 3 GIC facilities, access to carefully design natural elements and biophilic design, wh...
	4.6.10 According to WELL standards, creating space for physical activity is important for encouraging physical movement and fostering a healthy lifestyle and their standards suggest that a minimum space of 1,860m2 is required for the Project.  The Lan...
	4.6.11 The POS at G/F Banyan Garden and 2/F podium will be accessible to the public 24-hours a day with barrier-free access.  To cater for the heavy pedestrian flows and at the same time provide a natural urban environment, there will be an appropriat...
	Tree Preservation and Removal Proposal

	4.6.12 In the Landscape Master Plan, 19 existing trees - including the OVT (LANDSD(LEASED) WCH/1) situated on and/or abutting the masonry retaining walls – are to be retained at their original locations. Four trees are suitable for transplanting and w...
	4.6.13 There are 34 trees assessed as not being feasible for transplanting / relocation, and these are to be felled, with compensation tree planting being provided. These include two Michelia x alba trees which are a species protected under the Forest...
	Compensatory Tree Planting

	4.6.14 The compensation ratio of felled trees will be not less than 1:1 in terms of quantity, in accordance with LAO PN No. 6/2023.
	4.6.15 In order to compensate for the loss of trees within the Lot, 34 high quality Heavy Standard trees are to be planted alongside the western sections of Caroline Hill Road, and at the podium level (2/F).  The compensatory ratio in terms of number ...
	4.6.16 In the Approved Scheme, compensatory/ new trees were proposed to be planted alongside the eastern and western sections of Caroline Hill Road (G/F), and at the podium level (2/F). During the detailed design and site coordination stages, it has b...
	 Terminal manhole which the setting out and invert levels are controlled by the city main;
	 Basement smoke vents which are required to be distributed along basement wall below as prescribed under building code; and
	 Over 60% (72m out of 120m) of the frontage facing Leighton Road is occupied by OVT LANDSD(LEASED) WCH/1 and the retained masonry wall, and it is therefore unavoidable to arrange most E&M openings and installation at G/F level.
	4.6.17 To maintain the number of trees committed to in the approved scheme, some of the new trees (originally at G/F) will therefore be relocated to the open space on the 2/F where major pedestrian flows from the Lee Gardens area through the elevated ...

	4.7 Amended Scheme - Treatment of Heritage Features
	4.7.1 The masonry walls around the Application Site are one of the features that define the character of the Application Site and contribute to its significance. The walls are also an important part of the streetscape. The Grade 3 historic structure, ...
	4.7.2 In accordance with the Explanatory Statement of the OZP, prior consultation was conducted with AMO and it is confirmed with AMO that there will be no alteration to the masonry walls and earthenware pipes, except for any necessary structural stre...


	5 Technical Assessments
	5.1 Introduction
	5.1.1 The following is a summary of technical assessments carried out for the Approved Layout Plan. where necessary with updated to account for the Amended Scheme.

	5.2 Summary of Air Ventilation Assessment
	5.2.1 An Air Ventilation Assessment – Initial Study (Annex D) was carried out for the Baseline Scheme (i.e. the approved s16 scheme) and this Amended Scheme.
	5.2.2 Under this Amended Scheme, several wind enhancement features are provided, including:
	1) T1 -15m setback from the building edge for elevated design on G/F with 15m (W) x 8.5m (H);
	2) T2 - building setback of min. 36m from north-eastern site boundary above 2/F;
	3) T3 - elevated design on 2/F apart from core area with effective width of approximately min. 16m wide on average measured from north-eastern site boundary and 10m high;
	4) T1 – building setback of approximately 5m on average from the south-western boundary;
	5) T2 - building setback of 4m at grade from north-eastern boundary;
	6) T3 - building setback of 7.5m above 2/F from south-western boundary abutting the district court site; and
	7) T1 - min. 6m internal street of T1 on G/F.
	5.2.3 The results of the assessment demonstrate that the ventilation performance will be similar under the Baseline and the Amended Schemes under both annual and summer wind conditions.
	5.2.4 Findings of the Air Ventilation Assessment – Initial Study are contained in Annex D.

	5.3 Geotechnical Planning Review
	5.3.1 A Geotechnical Planning Review was conducted for the proposed Application Site at Inland Lot No.8945 in accordance with “GEO Advice Note for Planning Applications” (GEO, 2007) and was approved under previous planning submission (No. A/H7/181). T...
	5.3.2 The approved Geotechnical Planning Review report (Annex H) (under previous planning submission) demonstrated that the proposed Project is geotechnically feasible.

	5.4 Drainage Impacts
	5.4.1 A Drainage Impact Assessment (Annex E) was conducted for the proposed Application Site at Inland Lot No.8945.
	5.4.2 Since the total surface runoff for the Amended Scheme will be reduced with enlarged landscape area when compared with the existing case, the peak runoff to the existing branch of drainage pipe along Leighton Road should also be reduced and shoul...

	5.5 Sewerage Impacts
	5.5.1 A Sewerage Impact Assessment (Annex F) was conducted for the proposed Application Site at Inland Lot No.8945.
	5.5.2 For easy reference, a comparison table showing the difference in the development parameters between the Approved Scheme and the Amended Scheme is shown in table below:
	5.5.3 The peak sewage flow from the proposed scheme is slightly increased from 67.58 L/s to 67.74 L/s. The assessment results demonstrated that the existing public sewerage system serving the Application Site has sufficient capacity to carry the estim...

	5.6 Traffic Impacts
	5.6.1 A Traffic Review Report (TRR) (Annex G) to assess the potential traffic impact due to the proposed development at the Application Site with a total GFA of 102,000m2 was submitted and approved by Transport Department in year 2022. The approved TR...
	5.6.2 Since the total GFA of the proposed development is the same (i.e. 102,000m2) while the proposed adjustment to the parameters of office and GIC facilities is very minor, there will be no apparent increase in the overall traffic induced by the pro...

	5.7 Air Quality Impacts
	5.7.1 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 requi...
	5.7.2 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.

	5.8 Noise Impacts
	5.8.1 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, ventilat...
	5.8.2 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.

	5.9 Conservation Management Plan
	5.9.1 The Conservation Management Plan (CMP) for Grade III Masonry Walls and Earthenware Pipes (Annex I) was prepared and submitted to AMO in accordance with Special Condition Clause 3(b) of the Conditions of Sale No. 20379. As aforementioned in Table...

	5.10 Water Supply Impacts
	5.10.1 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 J).
	5.10.2 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 supp...
	5.10.3 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 FW...
	5.10.4 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 pressur...


	6 Planning Justifications
	6.1 Compliance with Development Parameters and OZP Requirements
	6.1.1 As shown in Table 6.1 below, the Layout Plan for the Amended Scheme complies in all material respects with the development parameters and planning intention for the “C(2)” zone as stated in the OZP, with due consideration to the unique circumsta...
	6.1.2 The proposed Project set out in this application, contains a number of significant planning merits.  These and other considerations are described below.

	6.2 Enhanced CULTURAL, Public Open Space and Appeal of Landscape to Create Vibrant Urban Realm
	6.2.1 With more than 100 years of curating the physical and social dimensions of the Lee Gardens Area, the Applicant has been continuously committed to placemaking to connect the development with the surrounding neighbourhoods in Causeway Bay. The pro...
	6.2.2 As required by the Explanatory Statement of the OZP, a minimum of 6,000m2 of POS will be provided as part of the Project.  Also as required by the Explanatory Statement of the OZP, much of this space will be provided on the eastern side of the A...
	6.2.3 As discussed in Section 4.6, the POS will comprise two portions. The Banyan Garden, entrance plaza, and internal street at G/F, covering a total area of approximately 2,850m2, will be included in the POS(in Appendix E1 and E2 of LMP under Annex ...
	Enhanced Cultural Placemaking at Banyan Garden at G/F

	6.2.4 The Banyan Garden is designed not only to preserve the OVT but also to celebrate its significance as a natural and cultural landmark.  By creating an immersive environment around the tree, the project invites the public to interact with and appr...
	6.2.5 The proposed enhancements in the Amended Scheme align with the intent of the Approved Scheme while addressing challenges posed by BRRD and construction impacts.  By partially removing the existing concrete slab abutting the OVT, additional open ...
	6.2.6 At the same time, the alternative design minimizes obstruction within the TPZ by reusing the existing slab as a separation layer to mitigate BRRD spread, ensuring the POS remains a vibrant and accessible space for the community.
	6.2.7 The installation of balustrades, use of lightweight planting materials, and creation of a functional circulation area demonstrate a commitment to both tree preservation, public enjoyment and safety. These measures ensure the OVT remains a centre...
	6.2.8 The alternative design of the Banyan Garden will provide a flexible and multi-functional open space located around the OVT for non-commercial cultural and arts events, such as outdoor performances, installations and light shows for the public to...
	6.2.9 A total area of approximately 3,150m2 comprises a core portion of the POS at 2/F and UG/F. The open space on 2/F will integrate the Edged Blue and Edged Red sites of the Project and act as a community node to pull in pedestrian flow via the elev...
	6.2.10 The open space at the podium level is proposed outside the building entrances to provide maximum flexibility to users, and also to provide a sheltered area of relief from the urban density in the city.  Meandering routes are designed to encoura...
	6.2.11 To enhance the visitor experience and encourage social interaction, additional POS will be integrated throughout the area. For example, POS areas will be incorporated around T3 on the G/F, UG/F, and 2/F. These areas will feature landscape and v...
	6.2.12 The Applicant will follow the requirements of the “Public Open Space in Private Developments Design and Management Guidelines” promulgated by the Development Bureau.

	6.3 In Line with Government Policy Objectives in Fostering Arts, Culture and Tourism Development
	6.3.1 The National 14th Five-Year Plan defined a direction and guiding policy as “shaping tourism with cultural activities and promoting culture through tourism” (page 91 – 92) to achieve the integrated development of culture and tourism. It is also s...
	6.3.2 In addition, the Culture, Sports and Tourism Bureau (CSTB) published the “Blueprint for Arts and Culture and Creative Industries Development” on 26 November 2024.  This set out a clear vision, principles and strategic directions for the future d...
	6.3.3 It is also stated in the Blueprint that limited venue supply has been one of the major constraints that hinder the development of arts and culture sectors on a larger scale.
	6.3.4 The CSTB also published the “Development Blueprint for Hong Kong's Tourism Industry 2.0” on 30 December 2024 to enhance cultural confidence and revitalise Hong Kong tourism’s industry. To instill the concept of “tourism is everywhere” in Hong Ko...
	6.3.5 The Applicant shares many of the Government’s policy objectives and has a strong track record in transforming Lee Gardens area into a vibrant, contemporary environment and destination, with a unique Hong Kong character, making it an attractive d...
	6.3.6 In addition to the PACF, the alternative design of the Banyan Garden at G/F does not only serve as a POS, but it also enables a flexibility that can accommodate multi-functional non-commercial uses, such as outdoor performances, arts and culture...
	6.3.7 With the unique setting of the OVT and the graded masonry wall, such performances and events will present the city’s rich natural and human heritage to the tourists through innovative and distinctive experiences.  The creation of this flexible c...

	6.4 Preservation of Designated OVTs and Heritage Features
	6.4.1 All parts of the graded masonry wall including the earthenware pipes, as well as the OVTs, will be preserved as part of the Project under the Layout Plan.  For the masonry walls and earthenware pipes, as required by the Explanatory Statement of ...

	6.5 Integration of Community Facilities
	6.5.1 The GIC facilities mentioned in the Explanatory Statement of the OZP are located in an integrated location together in G/F to 1/F in Tower 3.  With floor space reserved for a District Health Centre, Child Care Centre and Day Care Centre for the ...
	6.5.2 As explained in para. 4.3.9, the GIC facilities are well integrated with the POS, opening up to the green landscape and natural daylight, thereby providing a pleasant and comfortable environment for the users of the GIC facilities.

	6.6 Enhanced Air Ventilation Through Building Design and Layout
	6.6.1 To enhance the wind performance, the Tower 2 setback above 2/F is widened from 23m to min. 36m in Amended Scheme. This setback provides higher wind permeability for incoming wind especially from the podium of the proposed District Court and ther...
	6.6.2 The building design of the Amended Scheme will bring enhancement to air ventilation.  With the incorporation of building separation and set back, compliance with Sustainable Building Design Guidelines under PNAP-APP 152 will be ensured.

	6.7 Enhanced Pedestrian Connectivity and Walkability
	6.7.1 The Amended Scheme will significantly enhance pedestrian connectivity within the district. The 24-hour pedestrian walkway will connect the site from the podium level at 2/F with Lee Garden Six across Leighton Road. The fully covered and enclosed...
	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...
	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 juncti...
	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 ...

	6.9 No Insurmountable Technical Impacts
	6.9.1 As demonstrated in Section 5 and technical assessments at Annexes D to J, the current scheme will not create any adverse drainage, sewerage, noise, air quality, water supply, geotechnical, traffic or air ventilation impacts.
	6.9.2 As such, the Project under the Layout Plan for the Amended Scheme will not result in any insurmountable technical impacts.


	7 Implementation
	7.1 Programme and Phasing
	7.1.1 The target construction completion of the Project under the Layout Plan for the Amended Scheme remains the same as that in the Approved Layout Plan, i.e. Q3 of 2029.
	7.1.2 The new internal access road and the associated road improvement works (the gazetted ‘Proposed Road Improvement Works at Caroline Hill Road, Link Road, Hoi Ping Road and Leighton Road’) will be completed by the Applicant by 30 June 2026.
	7.1.3 The required GIC facilities including the Child Care Centre, Day Care Centre for the Elderly and District Health Centre, will also be available for occupation and operation by 30 September 2029 as required under Lease.

	7.2 Responsibility for Construction and Management
	7.2.1 As required under Lease, the POS (including the landscape bridge and its relevant structural supports) and public vehicle park will be constructed, operated and maintained at the Applicant’s cost.
	7.2.2 The proposed internal road will also be constructed and maintained at the Applicant’s cost until it is surrendered to the Government as required under the Lease. Requirements under the Transport Planning and Design Manual (TPDM) will be observed...
	1.1.1 The Applicant will construct the Child Care Centre, Day Care Centre for the Elderly and District Health Centre in accordance to the Technical Schedule under Lease and other relevant regulations and guidelines.
	7.2.3
	7.2.4 The light bus lay-bys constructed at the Applicants’ cost will be accessible to the public 24 hours a day as required under Lease.
	7.2.5 The detailed design of structural features, utilities, drainage, etc. as well as necessary regulatory and Lease submissions will be made in the future at the appropriate point in time.


	8 Conclusion
	8.1  Summary
	8.1.1 This Application presents the proposed Amended Scheme Layout Plan for the Commercial Project on Caroline Hill Road, Causeway Bay.  As with the Layout Plan previously approved by TPB (the  Approved Scheme’), this Amended Scheme proposed by the Ap...
	8.1.2 However, importantly, this Application provides significant enhancements to the previously Approved Scheme.  Specifically it:
	8.1.3 This Application also:
	8.1.4 The Applicant therefore respectfully requests the Town Planning Board, exercising its powers under Section 16 of the Town Planning Ordinance (Cap 131), to approve the proposed Layout Plan, with or without condition.





