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1. Purpose 

 

The Committee is invited to consider whether the submission made by the applicant 

(Taikoo Place Holdings Limited represented by Masterplan Limited) on the revised 

footbridge system is acceptable for partial fulfillment of approval condition (c) attached 

to the planning permission granted on 4.3.2011 for the proposed office development at 

979 King’s Road, Quarry Bay. 

 

   

2. Background 

 

2.1 The subject site is zoned “Comprehensive Development Area” (“CDA”) on the 

current approved Quarry Bay Outline Zoning Plan (OZP) No. S/H21/28. It is the 

subject of several previously approved applications for a two-phased 

comprehensive commercial/office development (Plan AA-1). Phase 1 of the 

development consisting of Lincoln House and Dorset House (Plan AA-2) has 

been implemented. Phase 2 involves the redevelopment of three existing industrial 

buildings at the application site, namely Warwick House, Cornwall House and 

Somerset House (Plan AA-2), into two office buildings (i.e. Buildings 2A and 

2B).  

 

2.2 On the approved Quarry Bay OZP No. S/H21/28, a 10m-wide Non-building Area 

(NBA) across the existing Somerset House in an east-west direction is designated 

in the subject “CDA” zone (Plan AA-1) to create an east-west air path along Tong 

Chong Street between Taikoo Wan Road and King’s Road. 

 

2.3 On 4.3.2011, the Committee approved with conditions an application (No. 

A/H21/132) for amendments to the approved Master Layout Plan (No. A/H21/96) 

for the proposed office development under Phase 2. Under the approved 

application, the NBA was permitted to be built-over by Building 2A with a 

proposed 25m headroom from ground level under Building 2A and a building 

setback of 13.5m to widen the ground level void in a horizontal direction 

(Drawings AA-1 and 5). The applicant has proposed to integrate the design of the 

setback under Building 2A with the open space on ground level.  About 6,400m
2 

of open space, including the section of NBA across the existing Somerset House, 
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will be provided by the applicant, which will be open and available to the public at 

all reasonable hours (Drawing AA-3). Besides, the applicant has proposed to 

improve the pedestrian linkages by an integrated pedestrian footbridge system 

linking with the adjacent buildings as well as those outside the “CDA” zone 

including One Island East and Oxford House (Drawing AA-1). 

 

2.4 In granting the planning approval, the Committee was mindful of the visual 

connection between Taikoo Wan Road and Tong Chong Street and the overall air 

ventilation in the neighbourhood including Tong Chong Street would not be 

significantly compromised. The Committee also noted that the scheme provided 

opportunity to develop the open space as a focal point in the area for enjoyment of 

office workers and residents, and the large open space south of Building 2A could 

act as a gathering place for festive events in the Eastern District.  

 

2.5 To address the design concern of the proposed footbridge system, an approval 

condition (c) was imposed requiring the applicant’s “submission and 

implementation of a revised footbridge system with a view to developing the open 

space as a forecourt of the adjoining buildings and a focal point for Taikoo Place 

to the satisfaction of the Director of Planning or of the Town Planning Board”. 

 

2.6 An extract of the minutes of the Committee meeting on 4.3.2011 and the planning 

approval letter of Application No. A/H21/132 are at Appendices II and III 

respectively.  

 

 

3. Submission for Partial Fulfillment of Approval Condition (c) 

 

3.1 The applicant has submitted a revised footbridge system (Modified Scheme) for 

partial fulfillment of approval condition (c) i.e. the submission part. The 

applicant’s submission is at Appendices Ia to Ig. 

 

3.2 The Modified Scheme is at Drawing AA-2. The related conceptual landscape 

proposal, covered area over the open space, diagrammatic elevation under 

Building 2A, photomontages and comparison with the original approved 

application are at Drawings AA-3 to 9. 

 

3.3 As the Modified Scheme has introduced a footbridge structure within the NBA, 

resulting in a design slightly different from the proposal in the approved 

Application No. A/H21/132, the proposal is therefore submitted for the 

Committee’s consideration. 

 

 

4. Justifications from the Applicant 

 

The justifications put forth by the applicant in support of the proposal are detailed at 

Appendices Ia to Ig, which are summarised as follows: 

 

(a) The Modified Scheme will maximise the open space. The perimeter of the open 

space circled by the footbridge system is increased (Drawing AA-2) and there are 
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more locations where pedestrians enjoy a longer view across the open space 

before the footbridge, adding to a sense of space (Drawings AA-6 to 9). 

 

(b) When compared to the approved scheme, the Modified Scheme has a smaller 

footprint over the open space. The covered open space is reduced from 1,400m
2
 to 

1,100m
2
 (Drawing AA-4), thus increasing the opportunity for creating a forecourt 

for the adjoining buildings and a focal point for Taikoo Place. 

 

(c) The footbridge is integrated with the columns of Building 2A and the number of 

columns would likely be reduced. The general internal width of the footbridge has 

been rationalised to 6m as compared to the original 8m (Drawing AA-4). For 

streetscape, a setback of approximately 4m is provided for tree planting along 

Westlands Road (Drawing AA-3). 

 

(d) The revised footbridge system has provided connection with the open space below 

through a series of stairs and landscape features in the vicinity of One Island East 

(Drawings AA-2 and 3). An exit stair is also incorporated in the Oxford House 

connection node. Hence, the landscaped space will be more accessible to those 

who use the footbridge network.  

 

(e) By including Building 2A and Lincoln House in the main walkway system, the 

Modified Scheme creates a more logical pedestrian connection throughout the 

Taikoo Place area. It provides gently changing ramps to connect the lobbies of 

various buildings. This provides barrier free access and will be more sustainable 

as it will not require mechanical facilities such as escalators. 

 

(f) The proposed footbridge is visually insubstantial when placed through the 25m 

high overhang under Building 2A (Drawings AA-8 and 9). 

 

(g) The overall air ventilation performance of the Modified Scheme is similar to that 

of the original approved scheme (both schemes have the same Site Spatial 

Average Velocity Ratio (0.21) and Local Spatial Average Velocity Ratio (0.21)). 

 

 

5. Planning Consideration and Assessment 
 

5.1 PlanD considers the revised footbridge system under the current Modified Scheme 

acceptable for the purpose of partial fulfillment of approval condition (c), taking 

into account the urban design/visual aspect and air ventilation performance of the 

revised proposal. 

 

Urban Design/Visual Aspect 

 

5.2 Approval condition (c) was imposed for further improvement to the footbridge 

system to enable the development of the open space and forecourt of the 

adjoining buildings as a focal point for Taikoo Place. 

 

5.3 In terms of enhancing the open space function, unlike the segregated footbridge in 

the original approved scheme, the Modified Scheme seeks to integrate with the 

open space by introducing a series of connecting stairs, landing and hard 
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landscaping in the vicinity of One Island East at the southeast corner of the open 

space to facilitate passive on-looking and direct interaction between the footbridge 

system and the focal open space.  Besides, a more direct alignment expected to 

have reduced number of supporting columns, slender built form, reduced covered 

area to the proposed open space, integration of utility structures underneath the 

footbridge are proposed to enhance the overall usability of the open space. 

 

5.4 In terms of visual impact, although the proposal would have some impact on the 

visual permeability along the NBA, which already has a restricted height of 25m, 

the current proposed footbridge system would create a comparatively more 

spacious open space at the centre of Taikoo Place.  As demonstrated in the 

submitted photomontages (Drawings A-6 to 9), this revised alignment would 

result in wider visual benefits for the users of the open space and nearby 

passers-by in contrast to the original approval.  While the height of the proposed 

footbridge, as constrained by the lobby levels of the various buildings to which it 

will be connected with, will have a vertical clearance of only about 5.25m above 

ground, the lightweight design with extensive use of transparent materials would 

make it not so visually imposing to the public realm.  On balance, the current 

proposed footbridge system would result in some marginal benefits in visual terms 

when compared with the original approval.  

 

Air Ventilation Aspect 

 

5.5 While attaining the original objective of the footbridge system to enhance the 

pedestrian linkage throughout the Taikoo Place area and the open space function, 

the Modified Scheme also achieves a comparable performance with the original 

approved scheme in air ventilation terms based on the air ventilation assessment 

submitted by the applicant.  

 

Overall 

 

5.6 As the Modified Scheme has achieved similar air ventilation performance as the 

original approved scheme and demonstrated marginal visual benefits over the 

approved scheme particularly for the users congregating at the open space, the 

diminution in the visual permeability through the void under Building 2A is 

considered acceptable on balance. 

 

5.7 Subject to any further views from Members, the revised footbridge system could 

be considered as acceptable for partial fulfillment of approval condition (c). 

 

 

6. Decision Sought 

 

6.1 The Committee is invited to consider whether the applicant’s current submission 

is acceptable for partial fulfillment of the submission part of approval condition (c) 

of Application No. A/H21/132.  

 

6.2 Should the Committee consider the applicant’s Modified Scheme acceptable for 

partial fulfillment of the submission part of approval condition (c), the applicant 

should be advised accordingly.  
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6.3 Alternatively, should the Committee consider the applicant’s Modified Scheme 

not acceptable, the applicant should be advised to further revise the proposed 

footbridge system to comply with approval condition (c) of Application No. 

A/H21/132. 

 

 

7. Attachments 

 

Appendix Ia Applicant’s letters dated 10.7.2014 and 14.7.2014 

Appendix Ib Applicant’s letter dated 15.8.2014  

Appendix Ic Applicant’s letter dated 26.8.2014 

Appendix Id Applicant’s letter dated 27.10.2014 

Appendix Ie Applicant’s letter dated 10.11.2014 

Appendix If Applicant’s letter dated 18.11.2014 

Appendix Ig Applicant’s letter dated 20.11.2014 

Appendix II Extract of the minutes of the MPC meeting on 4.3.2011 

Appendix III Approval letter dated 18.3.2011 for Application No. A/H21/132 

Drawing AA-1 Approved Master Layout Plan and Future Pedestrian System 

Drawing AA-2 Footbridge Alignment of the Approved Scheme and the 

Modified Scheme 

Drawing AA-3 Landscape Master Plan of the Approved Scheme and 

Conceptual Landscape Proposal with the Modified Scheme 

Drawing AA-4 Covered Area over Open Space of the Approved Scheme and 

the Modified Scheme 

Drawing AA-5 Elevation of the Proposed Footbridge under Building 2A of the 

Approved Scheme and Modified Scheme 

Drawings AA-6 to 9 Photomontages of the Approved Scheme and Modified Scheme 

Plan AA-1 Location Plan 

Plan AA-2 Site Plan 

Plan AA-3 Aerial Photo 

Plans AA-4 & 5 Site Photos 

 

 

PLANNING DEPARTMENT 

NOVEMBER 2014 
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