Paper No. 17/2009
for discussion
on 4 November 2009

Harbour-front Enhancement Committee
Sub-committee on Harbour Plan Review

- $16 Application for Residential Development

at 14-30 King Wah Road (1.L.7106 s.B, s.C, RP. and Portion of Extension to R.P. of .L.7106)

in CDA(1) Zone, North Point (TPB Application TPB/A/H8/398)

Purpose

1.

This paper briefs Members on the s16 Application submitted to the Town Planning Board (TPB) on
11.9.2009 by Glory United Development Limited. Pro Plan Asia Ltd is planning consultant for the s16
application.

Background

2.

The Application Site occupies the remaining, undeveloped western portion of the “CDA(1)" Zone on the
Approved North Point OZP No.S/H8/22 (refer Figure 1) and comprises two contiguous portions south of
the Island Eastern Corridor (IEC) (refer Figure 2.) The Application follows in principle, an earlier deferred
application for residential use (Application No. A/H8/387 — supported by HEC on 23.1.2008), but with a
revised design to meet new development parameters (refer Table 1) specified in the Planning Brief
approved by the Town Planning Board on 4.9.2009 (refer to presentation by Planning Department to HEC
on 20.5.2009). The Application is scheduled for consideration by Metro Planning Committee on 6.11.2009.

As detailed in Table 2, the s16 Application complies with all site and planning requirements outlined in the
approved Planning Brief and includes design features responding directly to the Harbour Planning
Guidelines encouraging use diversity, variation in building height and massing to enhance visual and air
permeability, provide pedestrian access and to articulate street frontages and linkages between buildings
and open space. A summary of the Master Layout Plan’s (MLP) performance on these guidelines is
summarized in Table 3.

Key Features of the Master Layout Plan (MLP)

4.
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The residential scheme consists of two 27-storey residential towers over a 4-storey recreation-carpark
podium and basement capark level covering around 48% of the total site area. The average floor-to-
ceiling residential height is 3.15m which, with the lowest residential floor at +24.65mPD i.e. higher than
the future IEC noise enclosure, sets the main roof level at +110mPD, which complies with the Planning
Brief. The visual impact assessment included demonstrates that such building height is not visually
intrusive from acknowledged vantage points around the Harbour and well below the heights of +147mPD
and +163.1mPD for the new hotel within the same zone. The scheme has 297 residential units (av. flat
size:70.3m?) and a resident clubhouse. To address the current IEC road noise, occupation will only follow
completion of the planned noise enclosure over the IEC by Highways Dept. under the CWB-IEC project
scheduled by 2017, subject to review.

The two residential towers are positioned to generate design interest, balancing distinctive waterfront
architecture with the need for Harbour views and to facilitate local air flows and visual and physical
permeability. The distance between the towers and adjacent buildings along the IEC eliminates a ‘wall-
like” effect, while facilitating the penetration of sea breezes to backstreets.

The building footprint comprising the two residential towers, double storey clubhouse and three parking
levels is minimized to around 48% on the total site area, not only due to the 10m wide setback from the
western boundary required under the Planning Brief, but also a design that enhances this sense of
spaciousness by raising the lowest portion of the southern and northern towers some 17m and 9m above
GI/L, along a 7m wide strip incorporating the internal driveway




7. The southern residential tower is also set back 6m from the King Wah Road frontage in accordance with
the Planning Brief and the area is landscaped. The proposed vertical greening of the western and
southern podiums, also help to improve streetscape amenity and visual relief.

8. The 15m wide non-building area required from the northern boundary acts as a buffer between the
northern residential tower and IEC and will be designed to integrate with planned public open space to
the north and under the improved IEC constructed by Highways Department. While partially required for
EVA and servicing purposes (including Highways Depart. access to the IEC from Oil Street), the Master
Landscape Plan (refer Appendix A) reveals that much can be done to achieve the desired level of design
integration. Appendix A also contains other relevant drawings from the Master Layout Plan and
photomontage from within Victoria Harbour.

Conformity with Harbour Planning Guidelines

9. The Master Layout Plan embodies are number of design features embodied in the HEC Harbour Planning
Guidelines. These are elaborated in Table 3 below:

CONTRIBUTION OF RESIDENTIAL SCHEME TO ACHIEVING HARBOUR PLANNING GUIDELINES

Diversity The residential scheme adds new resident population to support local shops and services and extend the
of Uses usage of the planned public open space and waterfront promenade by Highways Dept.
The +110mPD main roof level of the two residential towers creates a gradation of height profile from both
Building the Hinterland towards the Harbour and east to west, allowing greater permeability of the water body. The
Height architectural design differs from the adjoining linear hotel block thereby introducing desirable diversity in
building mass when viewed from the harbour-front and accentuating the Grand Harbour hotel as a local
node.

The juxtaposition of the two residential towers and building setbacks comprising 10m along the western
boundary; 6m along the southern boundary and 15m from the IEC boundary, increases visual permeability
and air circulation. The 7m setback in both towers at ground level additional to the 10m wide non-building
area further increases pedestrians’ sense of spaciousness and penetration of sea breezes. The linear
nature of the western setback introduces a new, exciting public link between King Wah Road and the
future waterfront. The scheme enjoys a comparatively small building footprint due the setback
requirements and design, which maximize the distance between the towers and adjoining buildings
((ranging 29m-40m wide) and eliminates any “wall” effect when viewed from along the harbour-front.

The three edges of the site (western, southern and northern) are given special design treatment to add
vitality and visual interest where such edges interface with public areas. The 10m wide western public
passage is of special mention not only because of its spaciousness but also its intended landscape, street
furniture, paving, signage and lighting. The northern and southern setback areas which are also
landscaped, integrate well with the planned waterfront area and King Wah Road respectively. The MLP
also includes physical elements that allow proper visual and functional transition with the planned open
space zone to be implemented by Highways Dept. immediately north of the Site

The Landscape Master Plan submitted shows extensive ground level landscaped area, together with the
podium garden achieving a greening ratio of around 20%, with 15% provided at ground level, in line with
the Planning Brief. In addition, not less than 680m2 of local open space is earmarked at podium garden
and ground levels to meet the internal recreational needs of future residents in accordance with the
HKPSG and Planning Brief requirements. Additionally, the southern and western edges of the vertical
parking structure will also be landscaped appropriately to provide a softening effect and contribute to
improved streetscape amenity.

Permeability

Streetscape
Design

Landscaping

Table 3 MLP Performance on Key Harbour Planning Guidelines

Advice Sought

10. Members are invited to comment on the Master Layout Plan.
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Development Schedule for Application Site

o

10.

12.

Application Site Area
(approx.)

Total Domestic GFA*
Plot Ratio

No. of Units

Site Coverage

Building Height (mPD)
(main roof level)

Av. Floor Height

No. of Storeys

Resident Open Space
Greening Ratio

Internal Transport:
Basement Parking Level:
Car Parking Spaces
Motorcycle Spaces
Loading/Unloading Bay

Southern Total
Portion
2,785m? 3,490m2
20,887m? 20,887m?
75 6.0
297 297
26.6% (<15m)
60% (<15m)
47.9% (>15
33.3% (>15m) b (150
+110mPD
3.15m

31 storeys above G/L & 1
basement

Not less than 680m?

Around 20% (15% at GL)

1

86 (4 nos for the disabled)
9

2 +1 refuse/loading bay

Table 1. Key MLP Development Particulars
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Proposed Uses

"Residential or Ofﬁce, and ma include supporting shop
and services use.

Residential Dvelopent.

The GFA may need to be correspondingly adjusted if
there is any change in site area upon setting out of site
boundary. Whether the maximum PR is achievable is
subject to acceptability of the various technical
assessments. The maximum GFA shall not be
exceeded even if bonus PR is granted by the Building
Authority. Residential development, with a lower
development intensity as compared with office
development, is encouraged.

Site Area 3,490 m? (about) Site Area: 3,490m?2, subject to verification upon setting
northern part: 705 m? (non-building area) The northern Bl e boonesy:
part is designated as a non-building area above ground
and excluded from the site area for GFA/site coverage
calculation.
southern part: 2,785 m?2 (development site area)
Maximum Gross For Residential Development The maximum GFA calculated on the application site
Floor Area (GFA) A maximum GFA of 20,887m?(a maximum PR of 7.5 area and maximum domestic PR of 7.5, is 20,887m2.
ool nzndimium Plot based on the development site area)
Ratio (PR)

Maximum Building
Height (BH)

110mPD (main roof level)

The main roof level of both towers is +110mPD.

Maximum Site
Coverage (above
ground level)

For Residential Development
60% (below 15m)
33.33% (above 15m)

Non- b||d|ng areas

___ Major items in

o the northern part of the site, about 15m in width, is

The MLP mcludes 15m wnde setback from northem

the following urban design considerations, where
appropriate:
e avoid creating wall effect and adverse impact on
pedestrian wind environment;
® avoid podium structure or adopt permeable podium
design;
e enhance visual permeability to the waterfront in the
design and disposition of the building(s);

o the 10m-wide NBA along the south-western
boundary would serve as a visual and wind corridor,
and a public landscaped walkway leading to the
waterfront;

o the 15m-wide NBA along the north-western
boundary;

@ provide a full building setback of minimum 6m from

(NBAs) (above designated as NBA to provide a physical distance | boundary and 10m wide setback along the south-western
ground) between the future building block(s) and IEC; and boundary. The latter is effectively increased by a further
e a 10m-wide NBA along the south-western boundary. 7m wide bunl_dmg setback at ground level under thq
western portion of the development and along the internal
driveway alignment.
Urban Design The development schemes have to take into account
Considerations

Urban design considerations form a major design
component in the MLP, not only in the treatment of the
building setbacks but also in the juxtaposition and
architecture of the two residential blocks and response to
the adjoining linear hotel block. The built form fulfills the
development potential while providing a new public
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King Wik Road Ja faciitale plenting aqd enhance .| connection between the Harbour and Hinterland and
the openness and streetscape along King Wah Rd; | ¢, sjitates wind flows and enhances visual permeability
® provide a building setback of min. 2m at ground Headroom of aditional 7m wide corridor facing western public passage
level in addition to the 10m-wide NBA along the T
southwest side g !
® provide gaps between building blocks within the site l i
(if more than one block is proposed) and from those 4% Coal
on adjoining sites as far as practicable; and ; i
® provide sensitive layout and disposition to achieve 100 N r—
better air ventilation. B P RS B S| il Tl
Opeq Space An at-grade public landscaped walkway with a width of | The 10m-wide landscaped walkway provided will be open
PTOV'S'O‘" and not less than 10m should be provided along the south- | to the public for passage from Fook Yum Road to the
pedes‘"?“ western boundary to link up the proposed public open future waterfront. The MLP allows this passageway on
Connection space on the waterfront and the inland areas to the private land to be extended should agreement be
south of the site. reached to amalgamate it with the existing 2m wide
For Residential Development walkway in the adjoining Community Centre site.
Not less than 1m? private local open space (LOS) per The MLP contains not less than 680m? of local open
person shall be provided for the residents of the space at podium garden and ground levels to meet the
development. The private LOS can be provided at- internal recreational needs of future residents in
grade or on podium level. accordance with HKPSG and the Planning Brief.
Landscape Aspect A Landscape Master Plan (LMP) should be prepared The MLP design provides high quality landscaped open
and submitted as part of the MLP submission, with the | SPaces at street level for the local population and visitors
incorporation of the following landscaping requirements: | and above carpark structure level for future residents.
i The private areas are visually and physically designed to
®  create acomprehensive landscape proposal to | inteqrate with adjoining public spaces while facilitating
integrate the proposed development with the ventilation, a sense of spaciousness, visual interest and
waterfront environment and the landscaped pedestrian movement at ground level.
walkway;
L optimize greening opportunity in the View of Future Western Public Passage & King Wah Road Frontage
development. Green podium roof and roof .
gardens should be provided on building(s);
e the NBA at the northern part of the site should
be landscaped to allow better integration with the
“Open Space” zone and the landscaped area of
the adjoining hotel on its two sides;
e  adequate soil depth should be reserved for
planting, especially above basement or
structure; and
e introduce high quality streetscape with tree
lanting and street furniture along King Wah . - . .
goad tg provide a friendly pedes?rian getting and The M.LP achlevgs a n:mlmurp greening ratio of 20% .Of
create a strong sense of place. total site area, with 15% prowded at grqund level, which
does not include planned vertical greening of the
The applicant is encouraged to make reference to the | southern and western edges of the carpark structure.
Greening Master Plans for the area published by the
Government in the formulation of planting theme and
strategy. A minimum coverage of 20% for greening at
the site (calculated based on the whole site area) shall
be adopted. A minimum of 15% greening shall be at
ground level while the remainder can be at ground,
podium and rooftop.
Harbour-front As the site occupies a prime location close to the The MLP takes into account the key Harbour Planning
Planning waterfront, the proposed development shall take into Guidelines as outlined in Table 3 above.
account the Harbour Planning Principles and Guidelines
promulgated by the Harbour-front Enhancement
Committee.
Other Technical Requirements
Visual Aspect A visual impact assessment shall be prepared to The VIA included in the s16 Application found the
demonstrate that the development intensity, BH and residential building height of 110mPD compatible and
design of the proposed development would minimize introduces an appropriate step-down in the east-west
any adverse impact on the waterfront environment and | profile. The disposition of the residential towers retains
the surrounding areas. The development shall be visual corridors from Harbour Heights and residential
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carefully designed to avoid creating wall effect on the
surrounding areas.

development on King Wah Road towards the Harbour,
while creating streetscape views with more depth, due
to building setbacks along three sides of the site.

The photomontages in the VIA demonstrate the visual
integration of the scheme in local context views and
wider Harbour views. The multi-level greening
measures included also assists the architecture to
respond to its context and hence the VIA concluded
the MLP is acceptable from a visual impact
perspective.

Car Parking, Loading

Provision in accordance with the requirements set out in

Internal transport provision now accords with the low end

road/junction improvements proposed in the
assessment should be provided and implemented to the
satisfaction of TD. The TIA shall take into account major
proposed/ committed developments in the surrounding
areas, including the redevelopment of the ex-GSD
depot site. It shall also include a pedestrian traffic study
to assess the impacts of the proposed development on
the pedestrian flows in the area and recommend
improvement measures to address any problems.

and Unloading Chapter 8 of the Hong Kong Planning Standards and range in the HKPSG as advised by the Transport
Provision Guidelines (HKPSG). In view of the proximity to the Department (TD) in their comment on the application.
MTR Fortress Hill Station, the exact level of provision
should be justified by a Traffic Impact Assessment
(TIA).
Traffic and Transport | A TIA should be prepared and submitted as partofthe | A TIA included in the s16 Application concluded that for
Aspects MLP submission at the planning application stage. Any | the design year 2016, the five junctions analysed will

have sufficient capacity to accommodate expected traffic

generated by the residential scheme as well as additional
background traffic growth. Hence there will be no adverse
traffic impact on the surrounding road network.

The pedestrian study included revealed the residential
development would not have adverse impact on local
levels of service.

Air Ventilation
Aspect

An AVA should be prepared and submitted as part of
the MLP submission at the planning application stage.

An updated AVA included with the s16 Application
reveals the layout of the residential towers provides
adequate separation within the site itself and to adjoining
existing buildings This, along with the non-building areas
and building setbacks at ground level facilitates wind
penetration along King Wah Road and sea breezes to
penetrate inland from the Harbour to Fook Yum Road.

Environmental
Aspect

An Environment Assessment should be submitted as
part of the MLP submission at the planning application
stage. Itis required to address the potential
environmental impacts associated with the proposed
development, in particular, the noise and air quality
impacts arising from IEC. Proposed mitigation
measures should be incorporated as part of the MLP
submission and implemented to the satisfaction of EPD.

In the design and disposition of building blocks, due
regard should be given to protecting noise sensitive
receivers, i.e. residential block(s), through various
measures, such as setting back the residential blocks
from IEC, and provision of a noise barrier. Curtain wall
design for residential units should only be adopted if
there are no other effective noise mitigation measures.

In the design and layout of buildings, measures shall be
adopted to achieve an environmentally sustainable and
energy efficient development.

The EIA included with the s16 Application assumes
completion of the proposed noise enclosure over the
IEC by Highways Dept in 2017, subject to review. As
occupation of the scheme will only take place upon
completion of the noise enclosure, the NIA concluded
that all residential flats will not be subject to fagade
noise levels beyond the stipulated noise criterion of
70dB(A) (refer to Appendix B).

Drainage and
Sewerage Aspects

A drainage and sewerage assessment should be
prepared and submitted as part of the MLP submission
at the planning application stage.

The DIA confirmed that surface characteristics and the
associated flow pattern will not be altered substantially by
residential development and therefore there no significant
increase in surface runoff is anticipated.

The SIA noted a need to upgrade a 95m long section of a
local public branch sewer and connection to the trunk
sewer at Electric Road, which will benefit not only the
MLP but other future redevelopment potential within the
servicing route.

Table 2. MLP Provision & Planning Brief Requirements
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