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on 19 October 2016

Draft Planning Brief for the
“Comprehensive Development Area” Zone at Site 3 of the
New Central Harbourfront

PURPOSE

This paper invites Members’ views on the draft planning brief (PB)
(Appendix 1) for Site 3 of the new Central harbourfront (the Site) in the
“Comprehensive Development Area” (“CDA”) zone on the draft Central
District (Extension) Outline Zoning Plan (OZP) No. S/H24/8.

THE SITE AND ITS SURROUNDINGS (Plans 1 to 4 in Appendix 1)

2. The Site, with an area of about 4.76 hectare, is located to the
north of Statue Square and occupies a prominent location on the new
Central harbourfront. It is bounded by the Central Piers 7 and 8 (the
Central Piers) to its north, Two International Finance Centre (IFCII) to
its west, Jardine House to its south, the temporary Hong Kong
Observation Wheel and Central Harbourfront Event Space (future Sites
4 and 7 under the Urban Design Study for the New Central
Harbourfront (UDS)) and the City Hall Complex to its east.

3. The Site is divided into three portions separated by two existing
roads (i.e. Yiu Sing Street and Lung Wo Road) running in an east-west
direction. The underground strata of Yiu Sing Street and Lung Wo
Road are designated as road reserve for Central-Wan Chai Bypass and
railway reserve for Airport Railway Extended Overrun Tunnel (AREOT)
/ proposed North Island Line (NIL) respectively. The portion north of
Lung Wo Road is newly reclaimed land formed under the Central
Reclamation Phase III (CRII) project. The southern part is mainly
occupied by the General Post Office (GPO) and the Star Ferry Car Park
(SFCP), both to be demolished during the development after suitable
reprovisioning.

4. According to the Notes of the OZP, the “CDA” zone is intended for
comprehensive development/redevelopment of the area for commercial
development, mainly for office and retail uses. The development
should provide a landscaped pedestrian deck, with the provision of
public open space (POS) and other supporting facilities. The future
development in the “CDA” zone is subject to a maximum building height
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(BH) of S0mPD on the western part and 16mPD on the eastern part as
separated by a pecked line on the OZP (Plan 1 in Appendix 1).

BACKGROUND

Urban Design Study for the New Central Harbourfront (UDS) (Plans 5 to
7 in Appendix 1)

S. The Site is one of the eight key sites (see Plan 5 in Appendix 1)
under the UDS, which was completed by Planning Department (PlanD)
in 2011. The study was commissioned in March 2007 in response to
the request of the Town Planning Board (TPB) to refine the urban design
framework for the new Central harbourfront. It was completed after a
comprehensive two-stage public engagement exercise. Throughout
the process, the former Harbour-front Enhancement Commission (HEC)
and the community were closely engaged. The recommended planning
and design proposals (see Design Corridors and Character Precincts at
Plan 6 and the Master Layout Plan in Plan 7 in Appendix 1) including
the design concepts and planning parameters for individual key sites
were presented to various stakeholders including the Legislative
Council, relevant District Council, HEC and TPB in 2009 and 2010
before the publication of the final report in March 2011.

6. According to the recommendations under the UDS, the Site will
be developed into a comprehensive development mainly for office and
retail uses in accordance with the planning intention of the “CDA” zone.
Under the notional architectural scheme prepared for the Site, it is
envisioned that five separate building blocks! ranging from 30mPD to
S0mPD would be developed in a stepped height profile with descending
building height towards the harbourfront. These blocks would sit on a
continuous landscaped deck, which would span from the existing GPO
site in the hinterland to the Central Piers at the harbourfront. UDS
recommended the Site to provide a total of 157,400m?2 Gross Floor Area
(GFA) comprising 150,000m? for commercial use and about 7,400m?2 for
other public facilities2. The old Star Ferry Clock Tower would be
reconstructed at its original location.

1 The provisions of appropriate separation between building blocks will improve air
ventilation performance.

2 The GFA recommended under the notional architectural scheme of the UDS
includes 105,200m? for retail, 44,800m? for office, a public transport terminus for
green mini-bus bays, coach bays, taxi stand and public loading and unloading bay
located at the northern parcel at G/F with a minimum area of 3,600m?2, and 150
public parking spaces reprovisioned from SFCP.
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Review of the Notional Architectural Scheme for Site 3 (Appendices 2 to
4)

7. Having regard to the recommendations of the UDS, a subsequent
review was completed by PlanD in mid-2016 to ascertain the proposed
development parameters for the Site would be achievable given the site
constraints and reprovisioning needs. The review also concluded that
the Site could accommodate some district-tied postal facilities from
GPO and additional public car parking spaces on top of the 150 for the
reprovisioning of SFCP. The overall design concept of the Site is shown
in Plan 8 of Appendix 1. The photomontages of the notional
architectural scheme are shown in Appendices 2 and 3. A cross
section of the scheme is shown in Appendix 4.

DRAFT PB

8. The developer of the Site is required by the Town Planning
Ordinance to make a Master Layout Plan (MLP) submission to the TPB
for approval before commencing construction. To provide
comprehensive guidance to the developer, a draft PB (Appendix 1)
setting out the broad development parameters and the planning and
design requirements of the Site is prepared. On 30 September 2016,
the Metro Planning Committee (MPC) of the TPB agreed that the draft
PB was suitable for consultation with the Task Force on Harbourfront
Developments on Hong Kong Island (the Task Force) and the Central
and Western District Council (C&WDC).

0. The draft PB was formulated based on the notional architectural
scheme and the design concept and development parameters
recommended for the Site under the UDS and taking into account
findings of the subsequent review as mentioned in paragraph 7 above.
The major requirements are summarised below.

Development Parameters

10. To align with the planning intention for the “CDA” zone and the
recommendations of the UDS, the maximum commercial GFA for office
and retail uses is set at 150,000m?2. A reasonable mix of retail and
office uses would be proposed by the developer and included in the MLP
submission taking into account planning and design requirements,
building form, prevailing guidelines, etc.

11. In addition, a minimum non-commercial GFA of 21,200m?2
should be provided for public facilities including car parking spaces,
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transport facilities, government, institution or community (G/IC)
facilities and the reconstructed SFCT. The Site is also subject to a
maximum BH restriction of S0mPD (western portion) and 16mPD
(eastern portion) as stipulated on the OZP.

Urban Design Considerations

12. A number of urban design considerations are proposed to respect
the prominent waterfront setting in the Central Business District and to
promote an attractive and accessible waterfront. They include —

(a) integrated site planning and innovative design,

(b)  encouraging diversity in the building form,

(c) variation in building height and a stepped height profile
with descending building height towards the harbourfront,

(d) adequate POS both at-grade and on the landscaped deck,

(e) sufficient separation between buildings,

() a comprehensive multi-level barrier-free pedestrian
network within the Site and linkage with the surroundings,

(g) a continuous landscaped deck to provide direct and
uninterrupted pedestrian connection,

(h) improvement of streetscape and amenity, and

(i) clear vista from Statue Square to the harbourfront.

The MLP submission should demonstrate that the proposed
development has taken into account the above urban design
considerations.

Public Open Space (Appendix 5)

13. A minimum 25,000m? of POS should be provided within the Site
for public enjoyment, with not less than 12,000m? to be provided on the
ground level. The at-grade POS should mainly be located at the
eastern portion of the Site and well integrated with Site 7 (proposed
waterfront promenade under the UDS) and the City Hall Complex.

14. To achieve better integration with the surrounding, two
additional areas at the northern and southeastern peripheries of the
Site would be converted into at-grade POS by the developer. The
northern POS between the Site and the Central Piers would replace the
existing transport facilities at Man Kwong Street to form part of the
future waterfront promenade. The southeastern POS should be well
integrated with the piazza in front of the City Gallery and the City Hall.
The developer would be responsible to design, construct, manage and
maintain the additional areas in order to ensure that the POS in the
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areas would be designed and managed in coordination with the
at-grade POS within the Site.

15. A Landscape Master Plan should be submitted as part of the MLP
submission. To help create an attractive landscaped POS, enhance
the greenery effect of the streetscape, and integrate the landscaped area
with the adjoining waterfront promenade, a minimum overall site
coverage of greenery of 30% should be provided at the whole Site in
accordance with the Sustainable Building Design (SBD) Guidelines
promulgated by the Buildings Department, with at least half of the
greenery area at the primary zone (i.e. the 15m vertical zone of a site
along the abutting street level). To ensure extensive greenery and soft
landscape within the POS, a minimum site coverage of greenery of 50%
at the POS area should be provided in accordance with the Public Open
Space in Private Developments Design and Management Guidelines
promulgated by the Development Bureau.

Pedestrian Connections (Appendix 6)

16. A comprehensive multi-level pedestrian network was planned for
the Site under the UDS. Among these connections, existing pedestrian
link from Connaught Place to the Central Piers along the south-north
axis and from the development to Jardine House, Exchange Square,
IFC II, City Hall Complex, and future Site 4 along the east-west
direction would be retained.

17. A continuous landscaped deck spanning from Connaught Place
to the Central Piers across Lung Wo Road and Yiu Sing Street, with a
minimum 6m-wide unobstructed pedestrian access, should be
provided along the north-south direction to connect the hinterland to
the harbourfront. The landscaped deck should provide barrier free
access (BFA) to connect all building blocks and elevated POS. The
deck should also provide elevated connections to the surrounding
developments including Jardine House, Exchange Square, IFCII and
the Central Piers. The deck should make suitable provisions to reserve
future connections with Sites 1 and 2 of the new Central harbourfront
under the UDS. Convenient connections between the landscaped deck
and at-grade POS would also be provided within the Site.

18. Atunderground level, a new underground connection providing a
direct access from Central MTR Station to the Site across Connaught
Road Central should be constructed and managed by the developer.
The existing subway from Statue Square to the Site across Connaught
Road Central would be retained and operated by the Government.
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19. The existing temporary footbridge within the Site connecting GPO
to the Central Piers would be demolished by phases. Temporary
pedestrian access should be provided by the developer at the same
service level with barrier free access. Such temporary pedestrian
access shall be planned, constructed, managed and maintained by the
developer during the construction period.

20. To fulfill these requirements, the developer should devise a
pedestrian network plan indicating pedestrian connections (both
permanent and temporary) within the Site and to adjacent
developments as part of the MLP submission. 24-hour unobstructed
pedestrian accesses would be maintained at all time by the developer
for these connections upon completion.

Reconstruction of the Star Ferry Clock Tower (SFCT) (Appendix 7)

21. In accordance with the UDS recommendation, the old SFCT with
the same building height would be reconstructed at its original location
with due respect to its old design to allow visitors to reminisce the
original location of the old Star Ferry Pier and the previous Central
coastline. Since the original height of the old SFCT at about 25mPD
exceeds the BH restriction of 16mPD as stipulated on the OZP, an
application for minor relaxation of the BH restriction for reconstructing
SFCT should be submitted as part of the MLP submission for the
approval by the TPB.

22. The original location of the SFCT falls on the railway reserve of
AREOT/proposed NIL. If the proposed railway works are implemented,
the construction is expected to adopt an open-cut method and involve
deep excavation. Reconstruction of SFCT prior to the railway works
would become abortive. It is therefore suggested for the developer to
be called upon by the Government to implement the reconstruction
works after the completion of AREOT/proposed NILS3.

Traffic and Transport Requirements

23. The developer is required to provide transport facilities in the
ground level development to the north of Yiu Sing Street for relocating
the existing traffic facilities at Man Kwong Street so that the area could
be converted into at-grade POS for public enjoyment after relocation.
A total of 325 public car parking spaces and 30 public motor cycle
parking spaces should also be provided within the Site. Assuming

® An indicative implementation window between 2021 and 2026 was recommended

for AREOT/proposed NIL under the Railway Development Strategy 2014.

Page 6



Task Force on Harbourfront Developments
on Hong Kong Island

TFHK/15/2016

office use above the landscaped deck level (i.e. 16mPD) and retail use
underneath, a total of about 520 ancillary parking spaces to serve office,
retail and other uses should also be provided in the development in
accordance with Hong Kong Planning Standards and Guidelines
requirements.

Government, Institution or Community Facilities

24. The district-related postal facilities in the GPO building and two
existing public toilets to be affected by the development of the Site
would be reprovisioned. The developer is required to design and
construct district-tied postal facilities, including GPO Delivery
Office, Speedpost Section, GPO Post Office Counters and Post Office
Box Section, as well as the two public toilets within the development.
These facilities would be handed over to relevant departments for
continued and uninterrupted provision of public services. Part of the
Site is currently being let out to a private tenant for part of the
operation of the Hong Kong Observation Wheel and another part to
Hong Kong Jockey Club for operating a betting centre, both under
short-term tenancies to be suitably amended or terminated before
land disposal. In addition to those infrastructure reserves as set out
in paragraph 3 above, some existing underground utilities such as
box culvert, trunk sewer, private cooling water pipes and high voltage
electricity cables would be retained in-situ.

Technical Assessments

25. The developer is also required to conduct the following major
technical assessments, amongst others, —

(a) a visual impact assessment to assess potential visual
impacts of the development to the surrounding;

(b) a quantitative air ventilation assessment to demonstrate
the ventilation performance of the development in
comparison with the UDS scheme;

(c) a traffic impact assessment to examine possible traffic
problems with proposed mitigation measures to cater for
the development;

(d) an environment assessment to examine possible
environmental impacts that may be caused by the
development during construction and operation with
proposed mitigation measures; and
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(e) a drainage and sewerage impact assessment to examine
possible drainage and sewerage problems that may be
caused by the development with proposed mitigation
measures.

Full list of assessments including the above (paragraph 5.2 of the PB in
Appendix 1) should be completed to the satisfaction of relevant
government departments and submitted as part of the MLP
submission.

Implementation

26. The Site should be implemented in two phases according to the
demarcation of Sites 3A and 3B (Plan 1 in Appendix 1). Site 3A to the
north of Lung Wo Road should be developed first to reprovision the
district-tied postal facilities of GPO and provide 250 public car parking
spaces. Upon completion of Site 3A, development in Site 3B will then
proceed and an additional 75 public car parking spaces would be
provided therein. The required ancillary parking spaces and
loading/unloading facilities would also be implemented in two phases
according to the actual design of the development. An implementation
plan including the phasing strategy should be submitted as part of the
MLP submission.

HARBOUR PLANNING PRINCIPLES

27. Reference has been made to the Harbour Planning Principles
(HPPs) and the Harbour Planning Guidelines when preparing the draft
PB. We consider the draft PB in line with the HPPs in the following

aspects:

Principle 1: Preserving Victoria Harbour

(@) The proposed development would take forward long-term
development of the newly reclaimed land on the new
Central  harbourfront in  accordance with  the
recommendations of the UDS.

(b)  The proposed development with maximum building heights
respects the waterfront setting and would not impose
significant visual impact on the surrounding. The
requirement of adopting a stepped height profile
descending towards the waterfront would promote
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openness and allow appreciation of the harbour.

Principle 2: Stakeholder Engagement

(©)

The UDS has wundergone a comprehensive public
engagement process. During the study, PlanD has
undertaken a two-stage public engagement exercise to
widely canvass views of the community. With the aim to
consult a larger population, the Stage 2 public engagement
activities comprised two large scale public exhibitions (with
13,700 visitors) complemented by seven roving exhibitions
(with 11,340 visitors), a focus group workshop (49
participants), a community engagement forum (142
participants), collection of public views through comment
cards (1,872 cards -collected), telephone polls (2,471
successful cases), face-to-face interviews (365 valid cases),
as well as invitation of written submissions (64
submissions). Consultation sessions and briefings were
also conducted for the Legislative Council, the TPB, HEC,
18 District Councils (DCs), academic and professional
institutes and other relevant public and advisory bodies.

The proposed design concepts for Site 3 were generally
supported. The reduction in building density, the
breaking up of the Site into smaller footprints, the
provision of multi-level links for pedestrian connection, the
provision of landscaped deck and open spaces, and the
provision of retail facilities at the Site were generally
supported. Major suggestions received such as
simplifying the configuration of the landscaped decks;
improving the building disposition to ensure visual
permeability from inland to the waterfront as well as at
street level; improving at-grade pedestrian connections;
incorporating different types of pedestrian linkages;
providing more shaded areas and artistic elements; and
ensuring public access to the landscaped decks and
rooftops were suitably incorporated in the finalised design
concept recommended under the UDS.

The formulation of the draft PB was mainly based on the
notional architectural scheme prepared for the Site
according to the design concept and development
parameters recommended under the UDS.
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Both the Task Force and the C&WDC would be consulted
on the draft PB. The PB will be duly revised, where
appropriate, taking into account the views collected from
the Task Force and C&WDC and then be submitted to MPC
for further consideration and endorsement. The future
MLP submission would also be duly considered by the TPB.

Principle 3: Sustainable Development

(8)

(h)

The proposed comprehensive development aims to balance
and cater for the economic, social and environmental needs
of all sectors. The proposed commercial development
mainly for office and retail uses would provide additional
supply of commercial space, which is needed in the Central
Business District to support economic development.
While optimizing the utilization of scarce land resources,
the provision of high-quality public open space, a
multi-level pedestrian network, suitable government and
community facilities would enable public enjoyment of
existing level of public service.

The “CDA” zone allows appropriate control over the
development mix, scale, design and layout of development
through the requirement of MLP submission with technical
assessment results, thereby ensuring the future
development would be sustainable in terms of
environmental, traffic, visual, landscape and air ventilation,
and pose no significant adverse impact to the environment.

Principle 4: Integrated Planning

)

0)

The UDS adopted an integrated planning approach to lay
down the urban design framework and also to formulate
design concepts for individual key sites on the new Central
harbourfront. The overall goal is to support and enhance
the economic, environmental and social aspirations of the
community.

As mentioned above, the “CDA” zone allows appropriate
control over the development through the requirement of
MLP submission, thereby ensuring the future scheme to be
proposed by the developer would be designed in a
coordinated and integrated manner. In accordance with
the recommendations of the UDS, the draft PB has set out
detailed planning and development requirements to
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provide guidance for the developer to prepare the MLP

submission.

Principle 5: Proactive Harbour Enhancement

(k) The Site is at a prominent location on the new Central
harbourfront. By setting out detailed urban design
requirements in the draft PB in accordance with the design
concept recommended under the UDS and also to require
for MLP submission, the future design of the development
should be able to set another example of Hong Kong’s
urban design excellence. It could become another

harbourfront icon for Hong Kong.

Principle 6: Vibrant Harbour

(1) The diversified land uses of the Site which aim to strike a
balance between commercial uses and public enjoyment
would proactively enhance the new Central harbourfront

and bring vibrant land uses to the harbourfront.

Principle 7: Accessible Harbour

(m) A comprehensive multi-level pedestrian network would be
provided within the Site. 24-hour unobstructed
pedestrian accesses would be provided along both
north-south axis and east-west direction. The network
would enable the development to be well integrated with all
surrounding developments. Pedestrian connectivity of the
area is expected to be improved significantly after

completion of the development.

Principle 8: Public Enjoyment

(n)  The developer would be required to provide POS of not less
than 25,000m? within the Site at both landscaped deck and
the ground level. In addition, two additional at-grade POS
(landscaping area) will be developed at the northern and
southeastern peripheries of the Site for better integration
with the waterfront promenade in Site 7 and POS in front of
the City Hall Complex. The incorporation of retail facilities
within the development would also bring vibrancy to the

waterfront.
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ADVICE SOUGHT

28. Members are invited to give views on the draft PB. These views
would be considered in making suitable amendments to the draft
planning brief, which will be submitted to the MPC of the TPB for
further consideration and endorsement.

ATTACHMENTS

Appendix 1 Draft PB for the “CDA” Zone at Site 3 of the new
Central harbourfront
- Plan 1 Location Plan
- Plan 2 Site Plan
- Plan 3 Aerial Photo
- Plan 4 Site Photo
- Plan 5 UDS - Study Area and the Eight Key Sites
- Plan 6 UDS - Design Corridors and Character
Precincts
- Plan 7 UDS - Master Layout Plan
- Plan 8 Development Concept

Appendix 2 Comparison of the Site Photo and Photomontages of
the Notional Architectural Scheme

Appendix 3 Photomontages of the Notional Architectural Scheme

Appendix 4 Cross Section Plan of the Notional Architectural

Scheme
Appendix 5 Public Open Space
Appendix 6 Pedestrian Connections

Appendix 7 Original Location of old Star Ferry Clock Tower

Development Bureau
Planning Department
October 2016
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Appendix 1

Planning Brief for the “Comprehensive Development Area” Zone at
Site 3 of the New Central Harbourfront

PURPOSE OF THE PLANNING BRIEF

1.1  The purpose of the Planning Brief (PB) is to set out the broad planning
parameters and development requirements to facilitate the preparation of
Master Layout Plan (MLP) for comprehensive development at Site 3 of the
new Central harbourfront (the Site).

1.2 The Site is zoned “Comprehensive Development Area” (“CDA”) on the
draft Central District (Extension) Outline Zoning Plan (OZP) No. S/H24/8
(Plans 1 to 4). Pursuant to section 4A(2) of the Town Planning Ordinance
(the Ordinance) and according to the Notes of the OZP, an applicant for
permission for development on land designated “CDA” shall prepare a
MLP for the approval of the Town Planning Board (the Board).

BACKGROUND

2.1  The Site is one of the eight key sites under the Urban Design Study for the
New Central Harbourfront (UDS) completed by Planning Department
(PlanD) in 2011 (Plan 5). According to the Refined Urban Design
Framework of the UDS, the Statue Square Corridor, where Site 3 is
located, is recommended to be maintained as one of the key principal
Design Corridors as planned on the OZP. It comprises an Open Space
Corridor and a Historic Corridor extending from the existing urban area to
the waterfront (Plans 6 and 7). The south-north pedestrian link from
HSBC Main Building to the Central Piers 7 & 8 is enhanced along the
Statue Square Corridor by the provision of a mix of comprehensive multi-
level (at-grade / elevated / underground) pedestrian network through the
commercial development of Site 3.

2.2 According to the final recommendation of the UDS, Site 3 will be
developed into a comprehensive commercial development mainly for
office and retail uses in separate building blocks on top of a continuous
landscaped deck stretching from Statue Square to Central Piers 7 & 8
across Lung Wo Road and Yiu Sing Street. The old Star Ferry Clock
Tower (SFCT) is recommended to be reconstructed at its original location.
The UDS also recommends to reprovision 150 number of the car parking
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2.3

spaces at the Star Ferry Car Park (SFCP) in the future development of Site
3. Two strips of land at the northeastern corner and southern tip within the
“CDA” zone are excised from the Site 3 boundary under the UDS
recommendations to facilitate the development of Ferry Plaza within the
adjoining Site 7 (Waterfront Promenade) (Area A in Plan 1) and to avoid
encroaching onto Connaught Road Central respectively (Area B in Plan 1).

A review study was completed by PlanD in mid-2016 and ascertained that
the implementation of the notional architectural scheme would be
technically feasible having regard to the technical constraints and site
requirements. It concluded that the Site could accommodate some district-
tied postal facilities and additional public car parking spaces on top of the
150 for the reprovisioning of SFCP.

3. PLANNING REQUIREMENTS FOR THE SITE

ltem

Particulars Remarks

A. Site Information

1. Location

The Site is located to the north of Statue | Plans 1to 5
Square and occupies a prominent location
at the New Central Harbourfront. It is
bounded by the Central Piers 7 and 8 to its
north, Two International Finance Centre
(IFCIl) to its west, Statue Square and
Jardine House to its south, and the
temporary Hong Kong Observation Wheel
and Central Harbourfront Event Space
(future Sites 4 and 7 under UDS) and the
City Hall Complex to its east.

2. OZP Zoning,
Planning
Intention and
Restrictions

“Comprehensive  Development  Area” | Plan 1
(“CDA”) on the draft Central District
(Extension) Outline Zoning Plan No.
S/H24/8 (the OZP).

The  planning intention is  for
comprehensive development/
redevelopment of the site for commercial
development, mainly for office and retail
uses, and a continuous landscaped
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Iltem

Particulars

Remarks

pedestrian deck, with the provision of
public open space (POS) and other
supporting facilities.

The “CDA” zone is subject to a maximum
building height (BH) of 50mPD for the
medium-rise commercial development on
the western part and a maximum BH of
16mPD for the low-rise landscaped
pedestrian deck with commercial facilities
below on the eastern part as separated by a
pecked line on the OZP.

3. General Site
Context

The Site is divided into three portions by
two existing public roads, Yiu Sing Street
and Lung Wo Road, running through the
Site in an east-west direction.

The northern part of the Site is situated on
newly reclaimed land formed under the
Central Reclamation Phase Il (CRIII)
project. The northern edge of this portion
is currently included in the tenancy area of
the temporary Observation Wheel site.

The middle portion is largely vacant.

The southern part of the Site is currently
occupied by the General Post Office and
the Star Ferry Car Park.

Plans 2-4

4. Surrounding
Land Uses

Several Grade A commercial
developments, such as IFCII, Jardine
House, Exchange Square are located to the
immediate west and southwest of the Site.

A number of sites with historical
significance such as Statue Square, City
Hall Complex, the Cenotaph and the Court
of Final Appeal Building are located to its

Plans 2-4




Item Particulars

Remarks

east and south.

B. Major Development Parameters

5. Site Area About 4.76ha

Plan 2

The underground and ground level
strata of the two existing public
roads are designated as road
reserve for tunnel protection zone
for Central-Wan Chai Bypass (Yiu
Sing Street) and railway reserve
for Airport Railway Extended
Overrun  Tunnel (AREOT) /
proposed North Island Line (NIL)
(Lung Wo Road). No building is
allowed within the reserved areas
unless otherwise specified or
allowed.

The site area is subject to
verification upon setting out of
site boundary.

The reserved areas are indicative
only and their exact extent will be
subject to confirmation by the
relevant Government departments.

6. Proposed Uses Commercial development mainly for office
and retail uses, continuous landscaped
deck, public open space, Government,
Institution or Community (G/IC) facilities
and public car parking spaces.

The Star Ferry Clock Tower (SFCT)
should be reconstructed at its original
location.




Iltem

Particulars

Remarks

7. Maximum Gross

A  maximum commercial GFA of

A reasonable mix of retail and

Floor Area 150,000m? and an addition of a minimum | office uses should be provided by
(GFA) non-commercial GFA of 21,200m? for | the future developer taking

public car parking spaces, transport | account of the planning and design

facilities, G/IC facilities including district- | requirements,  building  form,

tied facilities for the existing GPO and | prevailing guidelines, etc.

public toilets and the reconstructed SFCT

shall be provided. For detailed | NO bonus GFA or GFA exemption

requirements of non-commercial GFA, | elating to dedication of public

please refer to Items 15 to 17 below. passageway, surrender for road
widening and building set back
would be allowed.
Any floor space that is constructed
or intended for use solely as GIC
facilities and public car park shall
be included for plot ratio/GFA
calculation.
The commercial GFA shall not be
undermined even if the non-
commercial GFA will exceed the
minimum provision as specified in
the planning brief.

8. Maximum Western Portion Plan 2

Building Height

50mPD

Eastern Portion
16mPD

To provide design/architectural
flexibility, minor relaxation of the
BH restrictions, based on the
merits of individual development
or redevelopment scheme, may be
considered by the Board on
application under section 16 of the
Ordinance.

9. Maximum Site
Coverage

Not exceeding those stipulated in the
Building (Planning) Regulations.




Iltem

Particulars

Remarks

C. Planning Requirements

10. Urban Design
Considerations

An urban design proposal

should be

submitted as part of the MLP submission.
The MLP should take into account the
following urban design considerations,
where appropriate:

Provision of diversity in building
form, variation in building height, and

an overall stepped height profile
descending from the hinterland
towards the harbourfront to be

commensurate with the harbourfront
setting;

Provision of a continuous landscaped
deck to provide direct and
uninterrupted pedestrian connection
from Statue Square to the Central
Piers;

Provision of sufficient separation
between buildings to improve air
ventilation and visual permeability;

Provision of a comprehensive multi-
level Dbarrier-free and convenient
pedestrian network within the Site
linking with the surrounding areas;

Maximization of the at-grade public
spaces;

Provision of adequate POS at grade
and on the landscaped deck to provide
a continuous green link extending
from the existing Central Business

Plan 8

Reference should be made to the
Refined Urban Design Framework
of the UDS, including the design
corridors, view corridors,
pedestrian network, landscaped
strategy, and MLP etc., as detailed
in the Final Report of UDS!.

Due consideration should be given
to the Town Planning Board’s
Harbour Vision Statement, the
Harbour Planning Principles and
Harbour  Planning  Guidelines
promulgated by the Harboufront
Commission and the Hong Kong
Planning Standards and
Guidelines (HKPSG) Chapter 11
on Urban Design Guidelines.

The future development should

comply with the Sustainable
Building Design (SBD)
Guidelines  (PNAP  APP-152)
promulgated by Buildings
Department (BD).

Due consideration should be given
to freeing up more ground level
spaces to meet public aspiration
for pedestrian-oriented
harbourfront environment.

! The Final Report of the UDS is available for public viewing at:
http://www.pland.gov.hk/pland_en/p_study/comp_s/UDS/eng_v1/images_eng/pdf_paper/finalreport_e.pdf
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District (CBD) with the harbourfront;

* Adoption of an integrated site
planning approach and innovative
architectural design for enhancement
of the wvisual quality of the
harbourfront;

e Maintenance of a clear vista from the
existing Statue Square to the harbour
as well as visual connection with the
surrounding historical sites;

e  Provision of voids/skylights on the
landscaped deck to enhance lighting
and ventilation for the ground level
environment of the roads and POS at
ground level;

* Reconstruction of the SFCT at its
original location with due respect to
its original design, when called upon
by the Government to do so;

e Promotion of high permeability
podium design;

e Provision of high quality greening
and maximization of the greening
opportunity; and

e Improvement of streetscape and
amenity with high quality paving,
street furniture, lighting, tree planting
and greening.

11. Landscaped Deck

A continuous landscaped deck spanning
above Lung Wo Road and Yiu Sing Street
with  minimum 6m-wide unobstructed
pedestrian access connecting the CBD to

Plans 2 and 8

The continuous landscaped deck
should be carefully designed with

due consideration

of the
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the harbourfront should be provided along
the north-south direction.

The landscaped deck should connect all
building blocks and at-grade POS within
the Site. It should also provide connections
with the adjacent existing and planned
developments, namely IFCII, MTR Hong
Kong Station, future developments at Sites
1 and 2, the existing Central Terminal
Building, the waterfront promenade and
the proposed piazza fronting City Gallery
and City Hall.

followings:

e visual impact of the
landscaped deck to the
surrounding;

e impact on natural lighting
and ventilation of spaces/

facilities around and
underneath the landscape
deck;

e accessibility including

vertical and  horizontal
barrier-free access (BFA) and
physical and visual
connectivity with the POS,
surrounding  developments
and waterfront; and

e creation of focal points with
identity.

The level difference along the
landscaped deck should be
minimised to provide BFA and a
pleasant walking experience for
pedestrians.

A minimum headroom clearance
of 6m (for as-built portion of
AREOT/NIL) and 8m (for as-
planned portion of AREOT/NIL)
should be allowed within the
railway reserve (Plan 2). The
developer is required to further
coordinate with Mass Transit
Railway  Corporation  Limited
(MTRCL) and relevant
government departments during
the design of the landscaped deck.
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Sufficient headroom is required
under the landscaped deck for
road traffic, necessary ventilation
and lighting facilities, utility
facilities underneath and railway
construction.

The construction of landscaped
deck should minimize the possible
implication to the Formula E race
track as far as practicable. Close
liaison should be made with
relevant Government bureaux /
departments on the design and
implementation schedule.

Ventilation impacts and mitigation
measures on the two existing
roads under the landscaped deck
both during construction and after
completion of the Site 3
development should be properly
addressed to the satisfaction of
relevant Government departments.

Adequate provision of lighting on
the two existing roads under the
landscaped deck should be
provided in accordance with the
latest edition of the Public
Lighting Design Manual published
by the Highways Department.

The  developer should be
responsible  for the  design,
construction, operation,
management and maintenance of
any necessary ventilation and
lighting facilities on the two
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existing roads underneath the

deck.

12. Open Space
Provision

A minimum 25,000m* of POS should be
provided within the Site for public
enjoyment, with not less than 12,000m? be
provided at-grade.

The at-grade POS should mainly be
located at the eastern portion of the Site to
integrate with the surrounding POS in the
locality and the new  waterfront
promenade.

The POS should be designed to allow for
provision of a diversity of activities to
ensure harmony of the waterfront.

POS within railway reserve

The developer is required to develop,
manage and maintain some space at the
ground level in the railway reserve area on
both sides of Lung Wo Road as a
landscaping area upon taking over the
concerned phase of Site and return the
space to the Government for eventual
construction of the AREOT/NIL. Upon
completion of the AREOT/NIL, the
developer, when called upon by the
government under lease, will develop,
manage and maintain the space as POS.

POS outside Site 3

To ensure better integration with the
surrounding POS in the same area, two
additional at-grade POS (landscaping area)
on Government land of about 5,800m? and
3,000m? outside the northern and south-

The POS should be designed,
constructed, managed and
maintained by the developer, and
should be opened to the public 24
hours a day and free of charge.

The POS should be designed with
high landscape quality with
adequate  greenery,  thematic
planting, quality paving and street
furniture and should provide
smooth transition between public
and private  open  spaces.
Fragmented POS design should be
avoided.

The design of POS should follow
the Public Open Space in Private
Developments Design and
Management Guidelines
promulgated by the Development
Bureau (DEVB).

It is encouraged to consider
including features such as entrance
plaza, food kiosks and open air
cafes in the design of POS.

Vehicular maintenance access to
the existing electricity supply
building to the north of the Site
should be provided (Plan 2).

BFA vertical and horizontal
connections between the POS at
landscaped deck and at-grade
levels as well as the adjacent

10
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eastern boundaries of the Site connecting
Central Piers and City Hall Complex
respectively  should  be  designed,
constructed, managed and maintained by
the developer before surrendering to the
Government upon request. The POS
between the Site and the Central Piers
should be constructed after relocation of
the existing transport facilities at Man
Kwong Street to Site 3 (Plans 2 and 8).

waterfront promenade should be
provided. Consideration should
be given to provide weather
protected pedestrian route, as
appropriate, for the convenience
of the public.

The developer should have close
liaison with MTRCL and relevant
government departments during
the design of POS within the
railway reserve area.

13. Landscape and
Greening Aspects

A Landscape Master Plan (LMP) with
landscape and  greening  proposals
including tree preservation and
transplanting within the area, provision of
vertical, rooftop and podium landscape
treatments should be submitted as part of
the MLP submission.

A minimum overall site coverage of
greenery of 30% for the whole Site is
required in accordance with the PNAP
APP-152 SBD Guidelines, where at least
half of the greenery area should be
provided at the primary zone (i.e. the 15m
vertical zone of a site along the abutting
street level).

A minimum site coverage of greenery of
50% at the public open space area should
be provided according to the Public Open
Space in Private Developments Design and
Management Guidelines promulgated by
DEVB. At-grade planting is also
encouraged.

The site coverage of greenery including at-
grade green coverage, vertical greening,

Reference should be made to the

Harbour  Planning  Guidelines
formulated by the then Harbour-
front Enhancement Committee

and the SBD Guidelines.

For the purpose of Landscape
Master Plan with landscape and
greening proposals, the site
coverage of greenery should be
calculated in accordance with the
guidelines for calculation of site
coverage of greenery promulgated
in the SBD Guidelines set out in
PNAP APP-152.

11
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green roof, green deck, etc. should be
comprehensively  considered in the
building design.

The LMP should cover the temporary and
permanent landscape arrangement of the
railway reserve area at both sides of Lung
Wo Road.

The design should enhance integration
with the City Hall complex, proposed
piazza fronting City Gallery and City Hall,
and the landscaping area outside the Site
boundary.

Provision of continuous landscape strips is
recommended along the perimeter of the
Site with frontages on Man Yiu Street, Yiu
Sing Street and Connaught Place to further
enhance the greenery effect of the
streetscape.

14. Reconstruction
of Old Star
Ferry Clock
Tower (SFCT)

The old SFCT with original height at about
25mPD is to be reconstructed at its original
location in the eastern portion of the Site
with due respect to its original design.

The original location of the old SFCT falls
within an existing drainage culvert
(Culvert F) and the railway reserve of the
AREOT/NIL along Lung Wo Road. The
future developer would be called upon by
the  Government to  fulfill  the
reconstruction works of the SFCT and to
manage and maintain the old SFCT after
completion of AREOT/NIL or when the
Government decide not to construct the
AREOT/NIL.

Plans 2, 6 and 8

The design and orientation of the
reconstructed old SFCT together
with its landscape setting should
help reinforce the spatial character
of the historical landmarks within
the Historic Corridor and to
integrate with the visual axis and
the landscape setting of existing
Statue Square Corridor.

As the original height of the old
SFCT at about 25mPD exceeds
the BH restriction of 16mPD as
stipulated on the OZP, an
application for minor relaxation of
the building height restriction for

12
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the SFCT should be submitted as
part of the MLP submission to the
Board for approval.

15. GJ/IC Facilities

The following G/IC facilities should be
reprovisioned within the Site:

GPO Facilities

GPO facilities in Site 3A with GFA of not
less than 9,700m* to reprovision the
district-tied facilities of the existing GPO
at Site 3B:

» Post Office Counters;

* Post Office Box Section;

e Delivery Office;

e Speedpost Section; and

e 28 parking spaces and 9
loading/unloading bays with loading
platform  for exclusive wuse by
Hongkong Post (HKP) should be
provided.

Plans 2 and 8

The developer is required to
design and construct the GPO

facilities as part of the
development according to
government  requirements and

handed over to the Postmaster
General for management and
maintenance upon completion.

Detailed requirements for the GPO
facilities will be stipulated in the
technical schedules included in the
lease.

The existing GPO building in Site
3B should only be demolished
after  the completion of
reprovisioning works of the
district-tied facilities of GPO
facilities within Site 3A. The post
office facilities should be designed
in all respects to the satisfaction of
HKP.

Public Toilets

Reprovisioning of the two existing public
toilets located at Man Yiu Street and at the
Star Ferry Car Park within the Site with
total GFA of not less than 360m>.

The developer is required to
design and construct the two
public toilets as part of the
development according to
government  requirements and
handed over to the Director of

13
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Food and Environmental Hygiene
for management and maintenance
upon completion.

Detailed requirements for the two
public toilets will be stipulated in
the technical schedules included in
the lease.

16. Transport
Facilities

The following transport facilities with
GFA of not less than 2,240m? should be
provided at ground level within the
northern part of the proposed development
to the north of Yiu Sing Street for
relocation of the existing transport
facilities at Man Kwong Street:

* One 15m taxi stand,;

* One 26m coach bay;

* One 28m coach bay; and

* One 25m public loading/unloading bay.

The location of ingress/egress of
the transport facilities are subject
to the agreement of the
Commissioner for Transport (C
for Transport).

The transport facilities should be
designed, constructed, managed
and maintained by the developer.

The transport facilities should
preferably be open-sided to
enhance natural lighting and air
ventilation and allowing visual
and physical connection to the
waterfront. No long blank walls
should be facing the waterfront
promenade. BFA should also be
provided.

The existing temporary transport
facilities at Man Kwong Street
should only be demolished after
the transport facilities within Site
3 is in operation.

17. Car Parking,
Loading and
Unloading
Provision

Provision should be in accordance with
Chapter 8 of the Hong Kong Planning
Standards and Guidelines.

Reprovisioning of the following public

The provision of internal transport
facilities, details of the vehicular
accesses, parking layouts and
loading/unloading  arrangements
should be to the satisfaction of the

14
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parking facilities within the proposed
development at the Site:

» 325 public car parking spaces with at
least 250 be provided in Site 3A; and

e 30 public motor cycle parking spaces
be provided in Site 3A.

C for Transport.

All public car parking spaces
should be designed, constructed,
managed and maintained by the
developer.

The existing SFCP should only be
demolished after public car
parking spaces within Site 3A are
completed and in operation.

The strip of land to the southern
tip of the existing SFCP falling
outside Site 3 should be reinstated
and handed over to the relevant
Government  departments  after
demolition.

18. Pedestrian
Connections

A comprehensive multi-level pedestrian
network plan including at-grade, elevated
and  underground  pedestrian  links
providing direct accesses with adjacent
nodal attractions including the IFCII, the
future Key Sites 1, 2 and 4, the Statue
Square Corridor, the City Hall Complex,
the Central Piers, the proposed ferry plaza
in front of the Central Piers 9 and 10, the
reassembled Queen’s Pier, the waterfront
promenade and MTR stations should be
included as part of the MLP submission.

The following elevated and underground
connections should be provided:

Elevated Connections

(@) anew elevated walkway from the Site
to IFCII across Man Yiu Street;

Plan 8

24-hour unobstructed pedestrian
accesses with a minimum width of
6m should be maintained to
connect Statue Square and the
existing elevated walkway from
IFCII and Jardine House at the
hinterland to the waterfront
promenade at south-north
direction.

24-hour vertical pedestrian
accesses should be maintained
connecting the landscaped deck
and the at-grade level within the
Site.

BFA should be provided for the
pedestrians within the Site and to
the surrounding developments.

15
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(b) connection to the existing elevated
walkway from IFCIlI and Jardine
House to the Site across Man Yiu
Street and Connaught Place;

(c) an opening at the northern portion of
the Site to facilitate the connection of
an elevated walkway from Sites 1 and
2 to the landscaped deck across Man
Yiu Street in future;

(d) replacement of the existing elevated
walkway by a new one from the Site
to the Central Terminal Building of
Central Piers 7 and 8;

Underground Connections

(e) new underground connection from the
Site to MTR Central Station across
Connaught Road Central;

(f) existing pedestrian subway across
Connaught Road Central to Statue
Square should be maintained during
construction and upon completion of
the Site 3 development; and

Travellator

(9) provision of travellator(s) running in a
south-north direction within the Site
may be considered where possible.

All new elevated walkways/tunnel
should be provided with BFA.
Existing elevated walkways if
retained should be provided with
BFA unless proven to be
technically infeasible.

Level difference between existing
elevated walkways and all parts of
the landscaped deck should be
avoided/minimized except due to
technical constraints.

The developer should closely
liaise with MTRCL, the owner of
IL8898 (i.e. owner of IFCII) and
the owner/management agent of
the Central Terminal Building for
the proposed elevated and
underground pedestrian
connections.

Temporary  pedestrian  access
arrangement including reprovision
of temporary footbridge with BFA
has to be provided to the same
level of service when the existing
footbridge connecting the GPO
building and the Central Terminal
Building has to be demolished for
building development of Site 3.
Any temporary reprovisioning of
footbridge shall be designed,
constructed, managed and
maintained by the developer
during the construction period.

The design of the multi-level
pedestrian links should comply

16
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with the Buildings Ordinance and
Design Manual - Barrier Free
Access 2008 promulgated by BD.

Direct and convenient pedestrian
connection should be provided
between the new underground
connection from MTR Central
Station, the at-grade level and the
landscaped deck level.

Any new elevated walkways / new
connections to existing elevated
walkways / new underground
connections should be designed,
constructed, managed and
maintained by the developer to the
satisfaction of relevant
government departments /
maintenance parties.

D. Other Technical Requirements

19. Traffic and
Transport
Aspects

A traffic impact assessment (TI1A) shall be
prepared to examine any possible traffic
impacts including impacts on pedestrians
and crowd dispersal proposal during
festive events as well as the parking
demand/attraction that may be caused by
the  proposed  development  during
construction or upon completion of the
development with proposed mitigation
measures.

The TIA report should contain details of
the vehicular access arrangements, layout
and arrangements of parking and
loading/unloading  facilities,  lay-bys,
temporary pedestrian connection from the
hinterland to the waterfront via the Site

The TIA should include measures
to ensure that uninterrupted
services of the GPO facilities
would be maintained throughout
the construction stage.

The traffic diversion measures
including pedestrian walkways
and connections for construction
of landscaped deck, if required,
should be agreed by the C for
Transport and the Commissioner
of Police.

17




Iltem

Particulars

Remarks

during construction, etc.

Any road / junction improvement works /
measures proposed in the TIA should be
designed and implemented by the
developer to the satisfaction of C for
Transport and the Director of Highways.

The TIA should be completed to the
satisfaction of the C for Transport and
submitted as part of the MLP for the
consideration of the Board.

20. Visual Aspect

A visual impact assessment (VIA) shall be
carried out as part of the MLP submission
to assess the potential visual impacts of the
proposed development to the surrounding
areas.

The VIA should be conducted in
accordance with the Town
Planning Board Guidelines on
Submission of VIA for Planning
Application to the TPB (TPB-PG
No. 41).

21. Air Ventilation
Aspect

A quantitative air ventilation assessment
(AVA) shall be carried out as part of the
MLP submission to demonstrate the
ventilation performance of the future
development scheme in comparison with
the UDS scheme.

Mitigation measures should be
incorporated to minimize the
potential impacts to  the
surrounding wind environment
and building blocks with long
continuous facade should be
avoided.

Particular areas of concern for
potential stagnant zones include
Man Yiu Street, areas at the
immediate  vicinity of the
landscape deck and  areas
underneath the landscape deck.

The quantitative AVA should be
carried out in accordance with the
Technical  Circular on  Air
Ventilation Assessment
promulgated by the then Housing,

18
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Planning and Lands Bureau and
the then Environment, Transport
and Works Bureau (2006).

22.Environmental
Aspect

An environmental assessment (EA) should
be prepared to demonstrate the
environmental  acceptability of the
proposed development and to examine any
possible environmental impacts that may
be caused by the proposed development
during construction and operation with any
proposed mitigation measures.

The EA report should be completed to the
satisfaction ~ of the  Director  of
Environmental Protection (DEP) and
submitted as part of the MLP for the
consideration of the Board.

The design and development of
the Site should take into account
the sustainable design principles
established for the new Central
harbourfront in the Final Report of
the UDS with due consideration to
the environmental guidelines and
site  coverage of  greenery
recommended for the area.

23. Drainage and

A drainage and sewerage impact

Attention should be paid to the

Sewerage assessment (D&SIA) should be carried out | existing drainage reserves within

Aspects to examine any possible drainage and | the Site.
sewerage problems that may be caused by
the proposed development with proposed | AnY diversion scheme / upgrading
mitigation measures. works of existing drains and

sewers and provision of new

The assessment should be completed to the | drains and sewers should be
satisfaction of the DEP and the Director of | agreed with Drainage Services
Drainage Services, and submitted as part | Department and carried out by
of the MLP for the consideration of the | the developer.
Board.

4, IMPLEMENTATION PROGRAMME

4.1  The Site should be implemented in two phases, i.e. Sites 3A and 3B (Plan

19

1). Site 3A at the northern portion should be developed first to reprovision
the district-tied facilities of the existing GPO and the required number of
public car parking spaces in Site 3. Upon completion of the necessary




4.2

facilities for re-provisioning and relocation of existing facilities,
development of the remaining part at Site 3B will proceed.

An implementation programme with phasing plan is required as part of the
MLP submission to indicate the construction programme of the proposed
comprehensive development, including the commercial uses, the G/IC
facilities, the continuous landscaped deck, public open space, public car
park, transport facilities, pedestrian facilities, etc.

MASTER LAYOUT PLAN SUBMISSION

5.1

5.2

Pursuant to section 4A(2) of the Town Planning Ordinance (the Ordinance)
and according to the Notes of the OZP, a MLP should be prepared on land
designated “CDA” and submitted to the Board for approval.

The MLP should contain all the information as required under the Notes
for the “CDA” zone of the Central District (Extension) OZP No. S/H24/8
and demonstrate clearly that the requirements stated in this PB have been
complied with. Relevant requirements for the submission of MLP are
provided in the TPB PG-No. 18A — Submission of MLP Under Section
4A(2) of the Town Planning Ordinance. The MLP should indicate the
following information:

(i) the area of the proposed land uses, the nature, position, dimensions,
and heights of all buildings to be erected in the Site;

(if) the proposed total site area and gross floor area for various uses
within the Site;

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

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

(v) a landscape master plan with landscape and greening proposals
including tree preservation and transplanting within the Site,
provision of vertical, rooftop and podium landscape treatments;

20



(vi)
(vii)

(viii)

(ix)

)

(xi)

(xii)

(xiii)

(xiv)

programmes of development including phasing plan in detail;

an urban design proposal to demonstrate the design concept for the
Site taking into account the key urban design concept of Site 3 under
the UDS;

a VIA report to assess the potential visual impacts of the proposed
development to the surrounding areas;

a quantitative AVA report to assess the ventilation performance
when compared with the UDS scheme. Mitigation measures should
be incorporated to minimize the potential impacts to the surrounding
wind environment. Building blocks with long continuous facade
should be avoided. Particular areas of concern for potential stagnant
zones include Man Yiu Street, areas at the immediate vicinity of the
landscape deck and areas underneath the landscape deck should be
covered in the report;

an EA report to demonstrate environmental acceptability of the
proposal and to examine any possible environmental problems that
may be caused by the proposed development during construction and
operation with proposed mitigation measures;

a D&SIA report to examine any possible drainage and sewerage
problems that may be caused by the proposed development with
proposed mitigation measures;

a TIA report to examine any possible traffic impacts including
impacts on pedestrians and crowd dispersal proposal during festive
events as well as the parking demand/attraction that may be caused
by the proposed development during construction or upon
completion of the development with proposed mitigation measures;

a comprehensive pedestrian network plan and respective
development programme for provision of multi-level connections
(elevated, at-grade and underground) including temporary
arrangement for pedestrian connection during construction; and

such other information as may be required by the Board.

21



5.3  The MLP should be supported by an explanatory statement which contains
an adequate explanation of the development proposal, including such
information as land tenure, relevant lease conditions, existing conditions of
the Site, the character of the Site in relation to the surrounding areas,
principles of layout and urban design, major development parameters,
types of G/IC, transport and parking facilities and recreational and open
space facilities.

54 A copy of MLP, if approved by the Board, shall be deposited in the Land

Registry and shall be made available for free public inspection in
accordance with section 4A(3) of the Town Planning Ordinance.

6. ATTACHMENTS

Plan 1 Location Plan

Plan 2 Site Plan

Plan 3 Aerial Photo

Plan 4 Site Photo

Plan 5 UDS - Study Area and Key Sites

Plan 6 UDS — Design Corridors and Character Precinct
Plan 7 UDS — Master Layout Plan

Plan 8 Development Concept

PLANNING DEPARTMENT
SEPTEMBER 2016

22



TR
RPORT. RAILWAY
G KONG-STATION

TARSLELT

R -
LOW-RISE ] .
LANDSCAPED ~
/. PEDESTRIAN gy

: o
/> v
PG R &, By
oue) ey

EVEL(':)‘P«'M'EN”,T”‘/ Co, G/;ﬁ@ Cé‘/yh?

&5l LEGEND

FREHE
SUBJECT SITE

RIE T HRIRETEEE T
TE =St S Ay T EEE
Area excised from Site 3 under
the Urban Design Study for the
New Central Harbourfront

N[

BITTER

Chat erﬁa rd

PIER ANI

" (SUBJECT TO/
'DETAILED DESIGN),

No.S/H24/8 EXHIBITED ON 15.2.2013

S 2 =
BB LOCATION PLAN A g E
B PLANNING
FIRFTBE = SR At DEPARTMENT

;ﬁﬁﬁﬁgg%ﬁfgggﬁgigggfﬁﬁ? SITE 3 AT THE NEW CENTRAL HARBOURFRONT P -

ZN:D (= 51 &1 KA B m s R =
EXTRACT PLAN PREPARED ON 22.9.2016 * SCALE 1:3500 HAIR * REFERENCE No. & PLAN
BASED ON OUTLINE ZONING PLAN METRES 0 0 50 100 150 METRES

M/HOLS/16/23 1




5 LEGEND . —

07' Pier 7 / 7
G S HRE £ A N
CDA  COMPREHENSIVE DEVELOPMENT AREA ' ’W‘ ’ iy
R 0 > 7\
B i R EBENERERE 4! ¢

GIIC  GOVERNMENT, INSTITUTION OR { Proposed:Landscaping Areax*/
COMMUNITY i 1 Connecting-Centrak Piers ///
=8 ~YAN; !
o SE/ice G ‘ V«'"(?
/ . o
N S STR A
HipiEE RS et ey / /'é;#//;//,, L Ten
OU  OTHER SPECIFIED USES Existing BABHRER r' Ir{;'o'a,{' "',»," !

(IN METRES ABOVE PRINCIPAL DATUM)

Bus\'l'erminUS\\.EXisﬁﬁgW SR ,, / 55

» N ) N - L S 2 // //// "" 0

SERENEE (FEKTEE LETH) \E'ectnc'tv PN 5 >
I , '

MAXIMUM BUILDING HEIGHT Ry =
Building B
v q

T OBEKEREE(BBERF) AN - BRBEAR .
= DRAINAGE RESERVE (CULVERT F) >~ Existing
Pub_lie\loilet

BESRITAE X
 EXISTING ELEVATED WALKWAY AN

G5 Se e e s —
Two International

rvation
Finance Centre Observatio

\'Wheel

Hein s SR R

8 SR aoMs B R EE
RGEE )
Railway-Reserve Area for

- Airport Railway
Extended Overrun Tunnel-/ / ;

O RE T E

REREREE (HeE)

N I

~ AN / ! ]
»._North'Island Line < TL]\n(n\el/Pr/c))te/c‘tig'n Area for
(Indicative-Only) Central>ANan Chai Bypass_
(Indicatiye Only) >
//‘ ~N ~ S
N ~N N
N N N
j N AN
/ > ~N ™~ N
] ~
] ~N
] ~
/i O
NN I EREAEENEHZEERE \O
o /o~ = = A ITIZR ~
oy SO ] _
SHEH l Proposed Landscaping \Q

ZAEN
Exghér)ge(t\\\\\\ 0

SR Y
Sauare <

P

Area Connecting City Hall

NN

General
Post Office

=0 IPN
Jardine House

/)
B~ )/
\V;

4

o, Existing / /)7

Ny PuinEVToiIe
7
7/,
7/

FRIEE
ity Gallery

’\~

Existing-Subway__
s City Hall
XEHRTTBIE
Mandarin Oriental 3 / Car Park
Hotel (
/l | s ) N IIC(1)
AN /~/i Statue// =L/ R4, J
T L e, Lo

TREthE,

SUBJECT SITE M| SITE PLAN M El=E

PLANNING
RIRFTEE =R DEPARTMENT

REER1OFIRL N D SITE 3 AT THE NEW CENTRAL HARBOURFRONT |____
HH BB B B 1-SH-88, 8D, 0ARSC SCALE 12500 HBIR B ok No. PLAN

EXTRACT PLAN PREPARED ON 22.9.2016 X 50 0 50 100
BASED ON SURVEY SHEETS No. METRES

11-SW-8B, 8D, 9A AND 9C L | I | METRES T M/HOLS/16/23 2




N

Bus Ter

R E
A 2 Existm'gi__fi
Transport Facilities
o .

RS B =1
Twojinternational
FinancelCentre)

&,

=20 -
S City/Gallery.-

={ L_-‘g;f / !

PLAN PREPARED ON 6.9.2016
BASED ON AERIAL PHOTO No. CS62204
TAKEN ON 1.1.2016 BY LANDS DEPARTMENT M/HOLS/1 6/23

TEe . 21 =2
SUBJECT SITE miBZEB A AERIAL PHOTO A&
PLANNING
@ e — DEPARTMENT
AEA2016E0H6 FEHE + FTRHL IR =R
B BRIUEEN20165 1718818 SITE 3 AT THE NEW CENTRAL HARBOURFRONT ST
BOAAREE TR ERCS62204 REFERENCE No. PLAN

3




B E U=
awo)Internationall
FinancelCentre

[8FIAE

Wl 1.l Lilan LLITLLL]
i e g

~ W)
S e el ST

FRIR8SRASER
Rier/

EREHE
SUBJECT SITE

AE 2201658 10 B 5 » ATARIERY
BEXARN20165TR20BREHR A
PLAN PREPARED ON 10.8.2016 BASED ON
SITE PHOTO TAKEN ON 20.7.2016

-

B &I
L8

1 Temp’orany
,? ~Centralitarbour,
N k. [EVent Space = |
~ * -

N SRR
) > G

b

AREE
PLANNING
FRIRHTEE = SR DEPARTMENT

SITE 3 AT THE NEW CENTRAL HARBOURFRONT prpy=pe —
REFERENCE No. PLAN

M/HOLS/16/23 4




T T T ] INOYAHNOHVH TVHLNID MIN THL

g €2/9L/STOH/IN STULIN ¢ 00z 0oL 0 oo STULIW ¥O4 AGNLS NOISIA NVEYN FHL 40 140d3 VNI FHL

S ‘ON JONTYTATY - M43 005211 3TVOS * NO 43SV 9402'8'0L NO d3dVdIud Nv1d LOVHLX3

NVY1d E Y SIS | 2 U e

= i S3LIS A3 8 IHL ANV VIHVY AdNLS S EGHERIY « W 0| B9 0B B
MHBEE Y B

LININLHVdEA ONINNYId INOJ4dN0OgydVH 1VIINIO MAN JHL J04 AQNLS NOISIA NVadn
= [ Bf arHO 25 T BIE UKD

iz =

‘//J,

(LYVd) ELPHIS 'ON NV1d ONINOZ 3NITLNO
LORLSIA TWHLINID \

(E487) €1/vH/s BEENYBHETEED

L S3SOALINTWY
ISIUd SLSIUILN
e R WTERE Y,

9/PZHIS 'ON NV1d ONINOZ ANITLNO
7 (NOISNILX3) LOI¥LSIO TWYLINID
1 o 9/b2H/s FHEMEMYIFIEEL (LIREN) Bh
=/ i i
_..r_q IIGM NO 03sve
_w. _q_. ._._—MH_H__,%_H._.MMMUmm inogleH ayy Aq Jaid s,usenp e
B (s a s EEREREE R S35 25 o NS
i3 Js! SPeushiodd Emmt%%% @ EPTPITTETTE T
\ ‘.m. ! o H i
5....\."”5._— ugisuaIx3 D3 OMH Jeau 8)is sas() aInsiaT pue |eldjawwoy paje|ay Juociusiep) @
___Wu HHEHEYNY R 7Y S8 T N s B2
<}
\%5. JAMOL DILID 4O YUOU 8IS AJIUNWILIOD JO UORNJISU| JUSWUIBA0S i Yo ——
w_. T TSR - S0 TEI 2 $3LLNIOV4 QALVIDOSSY ONY ¥ld
121 T T

/ IIeH AND Jo ULoU 8l S8S BINSIST PUE [BI0JSLUOD PSI|SY JUOIISIEAN
L - HHEEHRYEERTHESEMWITESY

m;m_JUm 2njejs JO yuou 8IS vao
A R SR S
11(241) 21uag 2oueul4 [elionewaiu] JO LLOU BYS [EIBWWOD @

HHEEMEI R R EEHE
.

/

9 0] 'ON sJald [enueag Buuiolpe ays (wao) eeuy Juswdojaaeq eaisuayaiduiod
. B R S S OO B

ONIang

(NOIS30 a371V.L30 0L LO3rans) | NOLVILLNIA ¥IW
AYYONNOS T 3SYHd LNIWAOTIAIA IVHD NV AYAMSTYM O3LVAS 1S | HYEEEmRS

BUBTH_EEIEESE . (HRHSE) \

: i EEAET T \
VIV AQNLS 40 AYVANNOY : 7?3;@. AVMTIVY
h summ *©®® m ML &
Z ((ELE NI m _w% ng

AVMIVY L¥OdHIV
AR




9 €¢/9L/STOH/IN mmmmms_ oﬁ_um oﬁ_um 9_: H_u o _oﬁ_: wmw__wm_z AQNLS z@_wkmﬂonmm_m%mmwﬁmﬁﬂwz%mRw_uw_\dwm_uwﬂ
NV1d E ON FoNHR3d Poz_ou,ma HIALOVHVYHO ANV SHOAIYY0D z,o_wm_o N+ o= by
=1 %@W& - . - EN: =Y SUE wt,,Mu M
= ﬁa@@%ﬁﬁmmﬂw m.ﬂkm KBNS « EIMH0I H8E91 0234 EE Y
ININLEVCLIA ONINNVY1d INOYHddNOddVYH TVHLNID M3JN FHL 04 AANLS NOISIA NvddN
= I8 B MY 2R DG B S (£ 3S) auis Lodrans

X
=< ¥oany,, "
........ (eSS R~

BERNY .
) s / L
] s-...ﬂ«.’..l.l'.l / _ﬂ | .......
] N ..~ llll..l.ll N w N\ S
=f o
~ ! ] T /
LL; I Fe~—o
‘ ’ .lIJIJI.lJllJl.JI.JI.JIJL \ "’
o ~< / S
: %wnwzmﬂ.ﬂnﬂ." S~ |/
' a..aomn..ﬂmﬂsﬂ'l ~y

1
@Y eaiy ApN)]S < mmm \“ o |
B|7) 25 37 B4 U0ald [BIN)IND B SHY —_———— \ "
ST IC JOPLIOD DIND e L ~
9/ 2F M4 f8 apeUSLLO.d JUOIUSIBAN = e e o= I Wﬂ. MMI .m
B GEY JoplioD adedg Usd)  ———— b mtw. =
$EF P F JOPUIOD QUOISIH ~ ~———————— S %% \ N
e WDEQRQ W:mlqw
d

983 %y 0%} 2 F JoplioD alenbg anjejs
99/ & F7HESY JopLIoD Spisiald




NVY1d E

L

€C/9L/STTOH/IN

‘ON 3ON3d343d
HiEE

id

ININLHEVYH3A ONINNVY1d
= 18 B

SERREL]
*

0o¢

I I
00¢ 00} 0
M43 005 L1 ITIVOS

NV1d LNOAV1 d31SVIN

S3HL3IN

00} ¥

INOH4dNOddVH TVHINIGD MJN dHL d04 AdNLS NOIS3d Nvddn

LNOY4YNOGYYH TYHLNIO MIN FHL HOd
AQNLS NDIS3A NvgHN IHL 40 1S39Id NOILYINHOAHNI
NO a3svd 9102'6'9 NO 03dVdIdd NVd LOVd1X3

F R EL A M 2R LI B G U B o

KB OHHH « HIH 6L EER Y

(€ 3L1S) 3LIS 103rans
(MHYE=) TEMEE

{Aemvjjem pajenaje

B WETRL ng uone|nusA BMD

%13 Kemjjepy pejeas|y

BIZEF7 Anoed angnd

1EOF 80E|d BUMEI

GO re
(sesqn aunsja pue [E3UBWIWOD

|2 EaEl) B

(ewey) uepies sunjdinag) wWiogeld

93 W BPRUBWIOI JUOIHNOGIEH
1% umeT [eAgsad

S(FEE Ysoly ebeienag pue pooy
¥ori] 8j9kn

(sesn) @ansje] pue [EaPBWIWIOY Pa)

ade|d JnoqieHy
SvHIF [ & eoeid ybinquip3
B eameay 10jep

IR DR Aunoed uoneaiday pue einsie]

[l &3 7 & B G & yuoupsyem ayy Buoje seordg 2)jgng Bupoysuy

sy
LA
A

av
SV
LY
ELV
(434

LY
oLy
ev
8y
LY
ov
SY
L

£V
E4
(3]

i@ pusba

M 252 N B

S




5 LEGEND

X 78 i B
SUBJECT SITE hIR85EIEEE
A K1 P T P
OFFICE TOWER(S) l:andscaped-Deck-of SitesJand 2 ¢
BR/ ZEETA N %
Ry, EERR=RR SR
LANDSCAPE DECK / iy Connectio\n with.Eutureb

RETAIL PODIUM

ih [ K 28 A i
AT GRADE OPEN SPACE

Sites 1-and 2

AEENRA AR ’
Existing Public
ToiletTo be

* 1R i B E
ACCESS TO BASEMENT LEVEL
BEETBEREEIARMALEI S
RELOCATION OF TRANSPORT FACILITIES
TO NORTHERN PART OF SITE 3A

E3A B EEBMHUMFHE ~
RELOCATION OF GENERAL POST OFFICE / <
FACILITIES IN SITE 3A / = A
— REBEGAM / S ERERRE
S onnection wi

EXISTING ELEVATED WALKWAY AN S Waterfront Promenade
i F AT N 5% EeRAL=1/ ) N \

4= = = UNDERGROUND Two International~ ~ e
PEDESTRIAN CONNECTION Finance Centr% ~ \
T AR ~ B \
AT GRADE - &
PEDESTRIAN CONNECTION HEREmES
SRITAEE Proposed

Ferry Plaza

= == = ELEVATED
PEDESTRIAN CONNECTION

BREB
41 VIEW CORRIDOR

X 5 AT, N
\§*§ gg@@@ﬂg}:y:ﬁg
AN Connection with‘IFClI
. AN

~. ~.
X >~ \\

B R L

. SO .
~2Reconstruction of
~Star.Ferry Clock Tower
at Original-Location

BTRES
Edinburgh Place

{
Zﬁﬁgﬂﬁiﬁﬁ’z}{ﬁ}
Existing'Public Tailet
7o) be Relocated

/ Connection with
) ﬁ Existing Footbridge

BAITARE
Existing Subway
IS

City Hall
Car Park

XERTTBIE

Mandarin Oriental

‘7:§§1§ o o

A
E%@i%%qﬂ%iﬁiﬁﬁﬁgiﬁfﬁﬁ
Proposed/Underground—

(XY
&y
A N
N Cﬂé@bﬁi’to\MTR/Céntral Statioh
7= ) /} e

INDIGATIVE ONLY =

‘ ’ FIBEEE = A RS PLANNING
DEVELOPMENT CONCEPT OF SITE 3 DEPARTMENT

AT THE NEW CENTRAL HARBOURFRONT

AIFEEF20165F98 138 #% » FTRIEY P

ERE RS B 11-SW-8B, 8D, e lLE =]

fﬁﬁgﬁﬁfg 1oilw123982|30192$u9c * SCALE 12500 HLAIR ¥ REFERENCE No. PLAN
T 50 0 50 100

BASED ON SURVEY SHEETS No. METRES METRES

11.SW.8B, 8D, SAAND OC L1 | I M/HOLS/16/23 8




Z Xipuaddy
¢

€C/9L/STTOH/IN

‘ON 3ON3d343d
HiEE

@ ININLYVYLIAA ONINNY1d

JNTHOS TVHNLOALIHOYEY TVYNOILON FHL 40 I9OVINOWOLOHJ
ANV OlOHd 31IS 3HL 40 NOSIdVdNOD

HEZ BB E L EE S0 H BlRuEr

910Z°0L'¢ NO A34vVd3dd NV1d LOVHLX3
WHHEE0 59100 BER ¥

= 12 B
(Aluo aouauisyal 10}) abejuowoloyd (9102) o10yd 8¥S wuaun)

(FEHY) B8 (910¢) H El ke

- : il

My




9102°0L'€ NO d3dVd3dd NV1d 1OVd1X3

€ Xipuaddy €¢/9L/STOH/IN YHHCH0 29100 EEYY

€ HhE N EINENEREN]
wHES JNTFHOS TVINLOFLIHOEY TVNOILON 3HL 40 39VINONOLOHd

_M_(d_x V_“ JVL_M ¢Ms
Fzm_\,ﬁmimooz_zz«\._n_ mm*m*mmmﬁnfxﬁ
Z (2 B




¥ Xipuaddy
v A

€C/9L/STTOH/IN

‘ON 3ON3d343d
HiEE

@ IN3

N1dVd3d ONINNY1d
= 18 B

JNTHOS TVINLOFLIHOYY T¥YNOILON JHL 40 NV1d NOILO3S SSOHO

B E(zHE L EE S

910201 ¢l NO d3dvVdadd NV1d LOVdLlX3
BT HOI 91023 BBy

(Aluo annesipul E&¥ S

ue|d uolloss [EH[F

B &~/ _
W MHVYd YO wmm W MHvd VO ErEg) _
e MV HVO s} e HVd HVO s} ’ HVd HvO s .
L Wi $& o, RIENE _ e "
< RIZENEE QIZENEE] S31LI110V4 TVLSOd YIS E LTS B = m
RIZENEES RIAEREE S S3ILI110VH V1SOd 3FE s _ RIZENEES W
[} .
S3ILMIOVA Eo%.éﬁﬁﬁmmm_ Wi BE 13341IS ONIS NIA BE#H Lep WL BE 531L110V4 TV.1SOd B KISS| _ avoy OM ONNT Eiag Vi3 BE bl
ONIQTING IYNINYIL IYHINID OL IviEy BE an
B HBUISEIST, AERE Ve ! u._“_
Wi B& Wi FE | Wiy BE RIVEREEE
a
N ®
.
soep padeospue —=
kLl GiE n
E]
an
4

AMYONNO8
L ONISVHd
\ B

veaus | acaus

HEHVE

HEHAE




\’\w

B i LEGEND I~

X R b B y i /

SUBJECT SITE &85

A K42 k v i

OFFICE TOWER(S) N ¢

EETEBANIERE

R/BEFA =2 Proposed'-andscaping Area
- LANDSCAPE DECK / ’ connecting Central Piers_

RETAIL PODIUM

i T K Z O i

AT GRADE OPEN SPACE

Y

EREE RO =5 \
Two International \\
Finance Centre \jig st -
s
{\ Proposed

Ferry Plaza

HIER A
- (Aftzz)
~JyRailway Reserve Area
(Indicative-Only)

~.
\\
P = O
&%/Ei;li ‘\\i\
~
Exchangex <1\
Square SR
q/ RNV N
TS
AR
A N
AN

—

TaFIKE
Jardine House

EEARROEERRE

P
Proposed LandscapingArea I/
connecting City Hall /3
T 8 F T

XERTTBIE

Mandarin Oriental

City Hall
Car Park

REZE
ARIREE PLANNING @
PUBLIC OPEN SPACE DEPARTMENT

BEIRHE
N SCALE 1:2500 HAIR " REFERENCE No. fff b
FHEEH 20165 108 3R 5 METRES °0 0 50 190 yeTRES Appendix 5
PLAN PREPARED ON 3.10.2016 L L I M/HOLS/16/23 | 7PP




5 LEGEND

X RE i B
SUBJECT SITE hIR85EIEEE
2 K A P T P s Pier 8
OFFICE TOWER(S) L:andscaped-Deck-of Sites-and 2 éé’}giﬁ_ﬁ%ﬂ'ih
LANDSCAPE DECK / g BIERR=IRR SRR fj/ Ty Pi
RETAIL PODIUM Mg Connection with-Future Y %\\\ ISR
Y Ky~ Sites 1-and 2 = oy By o

e 1K B PR 3 NG s S Ry — =

R ity 2

AT GRADE OPEN SPACE \ m ' )5 =
’ s
; s AEEMRE AR S Sl S
g EEEEEE \ Sreibine = ,\'79 4

ACCESS TO BASEMENT LEVEL

Toilet To be N
L Relocated \\\\ "/
BEETBEREEIARMALEI S >
RELOCATION OF TRANSPORT FACILITIES
N

TO NORTHERN PART OF SITE 3A
N

E3A A EEMWERSE N\ ~
RELOCATION OF GENERAL POST OFFICE N\ / ~
FACILITIES IN SITE 3A ) / = /\
~N kY

EXISTIﬁ NG ‘ELEVATED WALKWAY N = Waterfront Promenade
i F AT N 5% B RS 58 N \

<4~ = = UNDERGROUND Two International~ ~ e
PEDESTRIAN CONNECTION Finance Centr% -~ \
WEAT A ~ B \
AT GRADE A\ s ) o
PEDESTRIAN CONNECTION BRERES
SRITAEE Proposed

Ferry Plaza

= == = ELEVATED
PEDESTRIAN CONNECTION

BREB
41 VIEW CORRIDOR

~. NS <
I 3 AT X —
N EIEER S AR D=1
N N = A
AN Connection with“IECI
AN J AN
X ~ AN
~N

N //

AN /

~ &
~N N

~N
~N
N
N N ~ ~
~ ~
~N
~N
~N
~N
~N
~N
~N
~N

B R L

. SO .
~2Reconstruction of
~Star.Ferry Clock Tower
at Original-Location

BTRES
Edinburgh Place

ABBNHRE LR
Existing Public-Tojlet
7o) be Relocated

/ Connection with
/47 [Existing Footbridge

BAITARE
Existing Subway
IS

~

Sy
Sy
o~

City Hall
Car Park

XERTTBIE

Mandarin Oriental

‘7:§g1§ o o

E%@i%%qﬂ%iﬁiﬁﬁﬁgi@fﬁﬁ
Proposed/Underground—

Cﬁ@fto\MTRféntral St@ / §

Eiﬁfp?wz ONLY) S
T ANERE PLANNING
PEDESTRIAN CONNECTIONS DEPARTMENT
BERE
SCALE 1:2500 HAIR REFERENCE No. fffF 6
AHEE 201651083 4 * * .
PL:N PREPARED ON 3.10.2016 METRES 5|0 L EI) 5|0 1(I)0 METRES | M/HOLS/16/23 Appendix 6




\\\\\ \\\
HIZEHEE

S(RHEZE)
Railway-Reserve Area
_(Indicative:Only)

(

o/

\s 7/

N ‘f
\ <
\‘1

Ori§inaI~Logation\of A

Star Ferry -
Clock-Tower

\Q

......

b M ElE
SUBJECT SITE o e =
EXREMEREE RN PLANNING
ORIGINAL LOCATION OF DEPARTMENT
THE OLD STAR FERRY CLOCK TOWER preerern
o CRi LD REFERENCE No. e 7
ﬁfiié?_ff;ggfﬁfm 3102016 (NOT TO SCALE) M/HOLS/16/23 | Appendix 7




