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Executive Summary
(The English version shall prevail)

The Applicant, the registered land owner of 42-44 Yiu Wa Street and 28-29 Canal
Road East, Hong Kong (Inland Lot Nos. 5444 and 5445) (the Site), now seeks
permission from the Town Planning Board (TPB) for proposed flat with shop and
services/eating place (the Proposed Development).

Given the decreasing demand for commercial activities and in pursuit of the
continuously rising housing needs, the Applicant intends to enhance the utilization of
the Application Site by developing it into a residential tower with shop and
services/eating place. Whilst the Site is zoned “Commercial” (“C”) on the Draft Wan
Chai Outline Zoning Plan (OZP) No. S/H5/32 (OZP), “Flat” falls into Column 2 use
which require planning permission from the Town Planning Board (TPB) with or
without conditions, while “Shop and Services” and “Eating Place” falls into Column 1
use which is always permitted.

The Proposed Development comprises a single tower block of 26 storeys, with a plot
ratio of approximately 9.47 and a building height of 102.9mPD, providing about 66
residential units. Shop and services/eating place uses are proposed at the ground floor
to serve both future residents and the surrounding neighbourhood.

As a form of design merits, the Proposed Development will provide a building setback
of approximately 2.8m along the northern boundary, allowing for the widening of the
existing pedestrian walkway from 1.5m to 4.3m to enhance pedestrian circulation and
connectivity within the area. In addition, vertical greenery will be incorporated from 1/F
to 2/F on the building facades facing Yiu Wa Street and Canal Road East. These
design features will enhance the local greenery, improve visual amenity, and introduce
greater visual interest to the streetscape, thereby contributing to a more comfortable
and vibrant pedestrian environment.

The proposal is justified mainly on the following reasons:

e The Site is suitable for flat development and in compatibility with the
surrounding land uses

e More efficient use of scarce land resources

¢ In line with government’s policy initiatives for increasing housing supply

e Proposed development with ground floor shop and services to maintain the
existing mixed-use character of Yiu Wa Street

e Proposed appropriate development scale

e Provision of design merits in the scheme which will improve the existing urban
environment

¢ No insurmountable impact on the surroundings

In view of the justifications put forth in the Supplementary Planning Statement, TPB is
kindly invited to give favourable considerations to this application.
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1. Introduction

DeSPACE (International) Limited acts on behalf of the applicants, namely, World Firm
Limited, Star Key Development Limited, Wise Ease Limited, Central Sky Investment
Limited and Central Mind Investment Limited (hereinafter referred to as “the Applicant”),
the sole registered owner of Inland Lot Nos. 5444 and 5445 at 42-44 Yiu Wa Street and 28-
29 Canal Road East, Hong Kong (the Site), to submit this section 16 town planning
application for proposed flat with shop and services/eating place (the Proposed
Development).

The Site is currently zoned “Commercial” (“C”) for an area of about 274.2 m? on the Draft
Wan Chai Outline Zoning Plan (OZP) No. S/H5/32. According to the Notes of the OZP, “Flat”
falls into Column 2 use which require planning permission from the Town Planning Board
(TPB) with or without conditions, while “Shop and Services” and “Eating Place” falls into
Column 1 use which is always permitted. The Application Site was rezoned from
“‘Commercial/Residential” (“C/R”) to “C” with stipulation of BH restriction of 135mPD under
the draft Wan Chai OZP No. S/H5/26 gazetted on 24.9.2010.

In the 2025 Policy Address, under the chapter “Facilitate Stable Living in a Caring and
Inclusive Society,” the Government claimed that safeguarding the basic housing needs of
people of Hong Kong is the top priority of the governance. The Government will have
sufficient land to meet the demand in the next 10 years, and will roll out such land to the
market in an orderly and pragmatic manner. Besides Government land sale, other sources
of private housing land supply include railway property development and Urban Renewal
Authority projects, as well as private development projects.

In the Long-Term Housing Strategy Annual Progress Report 2025, it aims to meet the long-
term housing needs of the community and to provide adequate housing to each and every
household. Upon vacancy adjustment in the private sector, the 10-year total housing supply
target from 2026-27 to 2035-36 is 420,000 units. As for private housing, the supply target
for private housing in the coming decade is 126,000 units. The public/private split for the
supply of new housing units would maintain at 70:30. This clear policy direction underscores
the growing demand for housing needs and highlights the pressing need for the private
sector to play an active role in complementing government efforts.

In the 2026-2027 Budget, in the chapter of “Land and Housing”, there will be a completion
of about 17,000 private residential units annually in the coming 5 years. Expected first-hand,
private residential unit supply to be about 104,000 units over the next 3-4 years. Financial
Secretary stated that in the 2026/27 financial year land sale programme, the Government
will introduce nine residential sites. Together with railway property developments, projects
by the Urban Renewal Authority, as well as private development and redevelopment
projects, a total of about 22,000 flats could be provided. No general commercial sites to be
put on sale in the coming year. This represents a 60.58% increase compared with the 13,700
flats estimated in the 2025/26 Budget.



2. Site Context

2.1 Local Site Context

The Site, with a total area of about 274.2 m?, is a Class B Site and located at Nos. 42-44
Yiu Wa Street and 28-29 Canal Road East (Figure 1 — Location Plan, Figure 2 — Lot Index
Plan) where is at the periphery of Causeway Bay and characterised by a mix of Residential
and Commercial buildings. Retail shops and food outlets are commonly located on the lower
floors of buildings along Yiu Wa Street and the surrounding areas, whereas the upper floors
are typically occupied by residential, office, or mixed uses.

It is a corner site at the junction of Yiu Wa Street and Canal Road East. It was previously
occupied by two 6-storey (including ground floor) commercial and residential building
complex, known as the Tak Cheong Building. The existing building has been demolished,
and the Site is currently vacant, cleared, and bounded by temporary hoarding.

2.2 Surrounding Area of the Site

The surrounding area of the Application Site has the following characteristics (See Figure
1 and Figure 3):

i. Maijority of the area to the Southeast and northeast of the Site are occupied by
residential developments and commercial developments (including hotels or
serviced apartments);

il To the immediate east of the Site are an array of low to medium-rise composite
residential buildings with retail shops and eating place on the lowest floors of the
buildings;

iii. To the further east of the Site are commercial developments like the Leighton
Centre and the Lee Theatre;

iv. To the south of the Site across Leighton Road are the residential developments
and recreational uses;

V. To the immediate west of the site are the Canal Road bus only road and Canal
Road Flyover. The majority of the area across the Flyover is predominantly
residential in nature;

vi. To the North of the Site is a large commercial hub with commercial developments
like the Times Square;

Due to its proximity to the vibrant commercial core and employment centre in Causeway
Bay District and the fact that the area had long been zoned as C/R, the Site is located in a
well-established mixed use neighbourhood with both commercial developments and
residential developments co-existing.



2.3 Accessibility

The Site directly abuts Canal Road East to its west which is a major district distributor
according to the Annual Traffic Census 2024. It is not desirable to provide direct vehicular
access (i.e. run-in/run-out) at the Site from Canal Road East since it is close to the junction
of Canal Road East /Yiu Wa Street.

The Application Site enjoys excellent accessibility and is well served by a range of public
transportation options. Numerous franchised buses, green minibus and tram routes operate
along Leighton Street and Canal Road East, providing convenient local access. Canal Road
bus only road is located 100m away from the Site. Furthermore, the Causeway Bay MTR
Station, situated approximately 200m to the northeast of the Site, further reinforcing the
Site’s strategic accessibility.

2.4 Land Status

The Site is comprised of two Inland Lot Nos. 5444 and 5445 held under Block Government
Lease. The term of the Government Lease governing Inland Lot No. 5444 and 5445 are 999
years commencing from 20 June 1881. The said lease is virtually unrestricted except the
standard non-offensive trade clause.

3. Planning Context

3.1 Statutory Planning Context

The Site is currently zoned “Commercial” (“C”) on the Draft Wan Chai Outline Zoning Plan
No. S/H5/32 (Figure 3). This zone is intended primarily for commercial developments, which
may include uses such as office, shop, services, place of entertainment, eating place and
hotel, functioning as territorial business/financial centre(s) and regional or district
commercial/shopping centre(s). These areas are usually major employment nodes. In
accordance to the Notes of the OZP with regard to “C” zone, “Flat” use falls into Column 2
uses that may be permitted with or without conditions on application to the Board. Yet, it is
a Column 2 use which requires planning permission from the Board. “Shop and Services”
and “Eating Place” fall into Column 1 use which is always permitted in the OZP.

The Site is situated within a zone subject to a maximum BHR of 135mPD, as stipulated
under the OZP. It is stated that no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of the maximum building heights, in terms of metres above
Principal Datum, as stipulated on the Plan, or the height of the existing building, whichever
is the greater.

The Site was initially zoned “Commercial/Residential” (“C/R”) on the approved Wan Chai
OZP No. S/H5/25 under which commercial (including ‘office’ use), residential and mixed
commercial/residential uses are always permitted. Following the “Stage Il Study on Review
of Metroplan” (Metroplan Review), a review of the “C/R” sites in Wan Chai was undertaken



and the Application Site was rezoned from “C/R” to “C” for commercial development under
the draft Wan Chai OZP No. S/H5/26 gazetted on 24.9.2010.

3.2 Non-Statutory Planning Context

3.2.1 Government Policies on Increasing Housing Land Supply

To address the shortage of housing and developable land in Hong Kong, the Government
has in recent years implemented a series of policy initiatives aimed at increasing the supply
of land for residential development. Major measures include the following:

Long Term Housing Strategy

The Long-Term Housing Strategy (‘LTHS”) was first promulgated by the Transport and
Housing Bureau on 16 December 2014 to address structural issues in Hong Kong’s housing
supply and demand imbalance. The LTHS is updated annually to enable timely adjustments
in response to prevailing housing conditions.

According to the Long-Term Housing Strategy Annual Progress Report 2025, the
Government aims to meet the long-term housing needs of the community and ensure that
adequate housing is provided for all households. After taking into account vacancy
adjustments in the private sector, the total housing supply target for the 10-year period from
2026-27 to 2035-36 is set at 420,000 units.

Of this total, 126,000 units are targeted to be supplied by the private housing sector,
maintaining the public-private split for new housing supply at 70:30. To achieve this target,
the Government will continue to take forward land supply initiatives recommended by the
Task Force on Land Supply (“TFLS”). It is anticipated that land formed through land sale
programmes and railway property developments will provide capacity for approximately
80,000 units, with the remaining supply to be delivered through development projects
undertaken by the Urban Renewal Authority (“URA”) and other private land development
projects.

2025 Policy Address

In the 2025 Policy Address, it is announced that safeguarding the basic housing needs of
people of Hong Kong is the top priority. Under the chapter “Facilitate Stable Living in a
Caring and Inclusive Society,” the Government claimed that safeguarding the basic housing
needs of people of Hong Kong is the top priority of the governance. The Government will
have sufficient land to meet the demand in the next 10 years, and will roll out such land to
the market in an orderly and pragmatic manner. Besides Government land sale, other
sources of private housing land supply include railway property development and Urban
Renewal Authority projects, as well as private development projects.

2026-2027 Budget

In the 2026-2027 Budget, in the chapter of “Land and Housing”, there will be a completion
of about 17,000 private residential units annually in the coming 5 years. Expected first-hand,
private residential unit supply to be about 104,000 units over the next 3-4 years. In the
2026/27 financial year land sale programme, the Government will introduce nine residential
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sites. Together with railway property developments, projects by the Urban Renewal
Authority, as well as private development and redevelopment projects, a total of about
22,000 flats could be provided. This represents a 60.58% increase compared with the
estimated 13,700 flats in the 2025/26 Budget, underscoring the Government’s policy
commitment to expanding housing supply as a key measure to address the housing
shortage in Hong Kong.

As stated in the 2026-27 Budget, no general commercial sites will be put up for sale in the
coming year. Regarding land sale revenue, the Financial Secretary, Paul Chan, noted that
while the residential property market has only recently stabilised, the commercial property
market remains relatively weak. As a result, the Government’s land premium income for the
2025/26 financial year is expected to remain at a low level. The revised estimate is HK$17.5
billion, representing a decrease of HK$3.5 billion compared with the original budget estimate.
This reflects the Government's cautious outlook on the near-term prospects of the
commercial property market in Hong Kong.

3.2.2 Overview of Office and Commercial Stock and Vacancy Rate in Wan Chai /
Causeway Bay

With reference to the Hong Kong Property Review published by the Rating and Valuation
Department, which provides an overview of the stock and vacancy rates of office and
commercial floor space in Wan Chai and Causeway Bay from 2021 to 2025, both the total
stock and vacancy rates for office and commercial uses have remained at relatively high
levels over this period.

Table 3.1 — Stock of Office and Commercial in Wan Chai / Causeway Bay

2025 2024 2023 2022 2021
Wan Chai / | Stock of Commercial
Causeway | 1,205,600 | 1,201,700 | 1,199,100 | 1,192,700 | 1,188,600
Bay Stock of Office

1,857,300 | 1,829,600 | 1,825,000 | 1,814,400 | 1,805,100
Table 3.2 — Vacancy Rate of Office and Commercial in Wan Chai / Causeway Bay

2025 2024 2023 2022 2021
Wan Chai / | Vacancy Rate of Commercial
Causeway | 15.3% | 12.9% | 12.8% | 12.8% | 10.3%
Bay Vacancy Rate of Office

12.9% | 11.3% | 14.6% | 12.6% | 13.9%

Taking into account the aforementioned information on vacancy rates and the existing stock
of commercial floor space, itis evident that there is an ample supply of office and commercial
floor space within the Wan Chai and Causeway Bay area.

3.3 Similar Planning Applications

dbDIE _Approved 0 APP atlo O 0 d e oNne

Case No. Address | Proposed Use Planning Consideration

A/K2/220 15-15A, | Proposed e the proposed composite

(18/2/22) 17,19 Composite development for residential and
and 23 Development with retail/restaurant uses is
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Site Area: Saigon Flat and Shop and considered not incompatible with
About Street, Services/  Eating the surrounding developments in
778m? Yau Ma Place Uses land use perspective, which is
Tei mainly mixed commercial and
residential in nature.
CTP/UD&L, PlanD considers that
the proposed development is
unlikely to induce any significant
adverse effects on the visual
character of the surrounding
townscape.
Other relevant government
departments consulted including
DSD, FSD, HyD, and WSD have
no adverse comments on or no
objection to the application.
A/H3/445 28 Des Proposed Flat with The proposed composite
(18/3/22) Voeux Permitted Shop development for residential and
Road and Services/ retail/restaurant uses is considered
Site Area: | West, Eating Place not incompatible with the
About Sheung surrounding development from land
1,354.5m? Wan, use perspective, which is mainly
Hong mixed commercial and residential
Kong in nature.
CTP/UD&L, PlanD considers that
the proposed development is
unlikely to induce significant
adverse effects on the visual
character of the surroundings.
DEP and DSD have no comments
on the application from the
sewerage aspect. Other relevant
departments consulted, including
WSD, CEDD and Fire Services
Department, have no adverse
comments on the application.
AIK2/222 Nos. 22- | Proposed the proposed residential
(24/3/22) 28 Composite development with retail/restaurant
Cheong | Development with on G/F is considered not
Site Area: Lok Flat, Shop and incompatible with the surroundings,
About Street, Services/  Eating which is mainly mixed commercial
297m? Yau Ma | Place and residential in nature (Plans A-
Tei 3 to A-5). There were also three

similar applications in the vicinity.
CTP/UD&L, PlanD considers that
the proposed development is
unlikely to induce any significant
adverse effects on the visual
character of the surrounding
townscape.
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Other relevant government
departments consulted including
DSD, FSD, HyD, and WSD have no
adverse comments on or no
objection to the application.

A/K2/223 43-49A Proposed Flat with from land use perspective, the
(12/1/24) Hankow | Permitted Office, proposed residential development
Road, Shop and Services with retail/restaurant on G/F is
Site Area: Tsim Sha | and Eating Place considered not incompatible with
About Tsui, Uses the surroundings, which is mainly
1,305m? Kowloon mixed C/R in nature.
CTP/UD&L, PlanD considers that
these measures may promote street
vibrancy, permeability, visual
interest and pedestrian comfort and
enable an efficient site
configuration.
Other relevant government
departments consulted including
DSD, HyD, and WSD have no
adverse comments on or no
objection to the application.
A/H3/449 152-164 | Proposed Flat with The proposed composite
(05/12/24) Wellingto | Permitted Shop development for residential and
n Street, | and Services and shops/eating  place uses is
Site Area: Sheung Eating Place Uses considered not incompatible with the
About Wan, surrounding development from land
614.8m? Hong use perspective, which is mainly
Kong mixed commercial and residential

in nature.

CTP/UD&L, PlanD and CA/ASC,
ArchSD have no comments on the
application  from the  visual
perspective.

DEP has no objection to the
application from the environmental

perspective.
Other relevant departments
consulted, including BD, WSD,

DSD, FSD, H(GEO) of CEDD have
no adverse comments on the
application.

From the above cases, whilst the proposed shop/restaurant are always permitted in “C” zone,
the proposed ‘Flat’ use may not be fully in line with the planning intention of “C” zone.

However, from

land use perspective,

the proposed residential development with

retail/restaurant on G/F is considered not incompatible with the surroundings, which is
mainly mixed commercial and residential in nature. Design merits like building setback and

landscape treatments like vertical greenery is unlikely to induce any significant adverse
effects on the visual character of the surrounding townscape and would promote visual

interest, pedestrian comfort and street vibrancy.
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4. Proposed Development

4.1 Development Scheme

The Applicant proposes to develop the Site into a residential development with shop and
services/eating place uses. The Proposed Development comprises one tower block with 26
residential storeys and a building height of approximately 102.9mPD.

Shop and services/eating place uses, together with the residential lift lobby, will be provided
at G/F. E&M facilities will be located on 1/F to 2/F, while a Recreation facility with covered
podium will be provided on 3/F. A total of 66 residential units will be provided from 5/F to
29/F, accommodating an estimated population of approximately 132 persons. It is
anticipated that the Proposed Development will be completed by 2030.

The key development parameters and the proposed floor uses of the Proposed Scheme are
summarized in Tables 4.1 below respectively. The schematic drawings are provided in
Appendix 1. Although the layout of the scheme has been revised, the key development
parameters remain unchanged.
Site Area (About) 274.2 m?
I Total Gross Floor Area (GFA) (about) | 2,595 m?
Domestic | 2,280 m?
Non-domestic | 315 m?
Total Plot Ratio (PR) (about) 9.47
Domestic | 8.32
Non-domestic | 1.15
Building Height (BH) (at main roof level) | 102.9mPD
No. of Storeys 26
[2] Site Coverage (SC)

Domestic | Not more than 62%
Non-domestic | Not more than 92%

No. of Blocks 1

Number of Units 66

Anticipated Population 132

Private Open Space Not less than 132 m?

Greenery Provision Not less than 20%

[31 Main Floor Uses

G/F Shop and services/eating place, lift lobby,
E&M facilities

1/F — 2/F E&M facilities

3/F Recreation facility, covered podium

5/F — 29/F Residential flats

Remarks:

[1] Assuming GFA concessions and/or exemptions granted for residents’ clubhouse, E&M plant rooms, balcony, utility platform, common
staircase, etc. which are subject to the Building Authority’s approval at the building plan submission stage.

[2] Applications to the Building Authority (BA) will be made to modify the SC provisions by means of the “Set Back Approach”. It involves
a 1.7m setback of the building from Yiu Wa Street, resulting a setback area of not less than 8% of the site area in compliance with the

PNAP APP-132. The permissible SC varies with the height of different levels of the building and the largest floor plate will be permitted
with a maximum SC of up to 92% and will be subject to approval of the BA.

[3] 4/F, 13/F, 14/F and 24/F are omitted.
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4.2 Design Merits

In formulating the Proposed Scheme, the design has taken into account the various site
constraints as well as design considerations in order to ensure the Proposed Scheme is
designed to create a high-quality development in harmony with the surrounding environment.
The following design merits are incorporated in the scheme for improving the existing urban
environment:

Building Setbacks

(a) Full-height setback fronting Yiu Wa Street

The existing footpath on Yiu Wa Street is approx. 1.5m wide. A total 2.8m full-height setback
from the site boundary along Yiu Wa Street is provided. It allows the existing footpath on
Yiu Wa Street to be widened from about 1.5m to about 4.3m. The proposed building setback
will create a more pleasant and less congested walking environment on Yiu Wa Street, thus
enhancing the pedestrian safety.

(b) Setback on 6/F and above fronting Canal Road East

An open area setback is proposed on the 6/F and above along the western frontage of the
site facing Canal Road East. A setback of approx. 3.2m, measured from the centreline of
the building line to the lot boundary along Canal Road East, is provided. It helps alleviate
the sense of congestion in proximity to the Canal Road Flyover

(c) Full-height setback fronting service lane

A full-height setback of approx. 1.5m is proposed along the southern boundary of the site. It
helps widening the service lane from approximately 1.5m to about 3m, thereby enhancing
the walkability.

13



Setback Plan:

HONEST BUILDING
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Vertical Greenery

Vertical greenery is proposed on part of the building facade from 1/F to 2/F both facing Yiu
Wa Street and Canal Road East to enhance local greenery and visual amenity and promote
visual interest and conducive to a comfortable and vibrant pedestrian realm. It would soften
the building block with harmonious planting design to improve the compatibility of the
proposed development to its surrounding environment.
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lllustration 1: Visual Comparison of Existing Condition and Proposed Development with
Design Merits
Ny

Present

P~
— CANAL ROAD EAST
> e EN g
With Proposed Development

(for illustration only)

15



4.3 Access Arrangement and Transportation Provisions

There will be no car parking and loading/unloading bays within the Proposed Development.
Separated entrances for the retail and residential uses are provided to prevent nuisance to
the residents. Moreover, access to both road-based and rail-based public transport services
is convenient. Numerous franchised buses, green minibus and tram routes operate along
Leighton Street and Canal Road East, providing convenient local access. Canal Road bus
only road is located 100m away from the Site. Furthermore, the Causeway Bay MTR Station,
situated approximately 200m to the northeast of the Site.
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5. Planning and Technical Justifications

5.1 The Site is suitable for residential development and in compatibility with
the surrounding land uses

The Site benefits from a highly accessible location and is well connected by multiple modes
of public transport. The Canal Road bus-only Road and several bus stops are located in
close proximity, while MTR Causeway Bay Station is within approximately a five-minute
walking distance. In addition, a number of bus routes operate along the surrounding road
network. The existing at-grade pedestrian network further enhances connectivity to nearby
districts such as Causeway Bay and Wan Chai, providing convenient access for future
residents.

The Application Site is situated within the core commercial district of Causeway Bay. The
surrounding area is characterised by a concentration of office and retail developments,
particularly around the Times Square precinct, which serves as a major employment and
commercial hub. Residential developments are also present in the vicinity, often intermixed
with commercial uses building in the same “C” zone.

Based on the plan and site inspections (refer to Figure 1 and Figure 3), the area exhibits a
distinct mixed-use development pattern where commercial activities, including offices,
hotels, and retail premises, co-exist with residential uses both horizontally across different
buildings and vertically within the same developments. This mixed-use character
complements the commercial business centre located to the north of Yiu Wa Street, while
also forming a transitional interface with the predominantly residential neighbourhood further
uphill towards Happy Valley.

Furthermore, various planning applications for residential use within areas zoned “C” have
previously been approved by the TPB. These approvals demonstrate that ‘Flat’ use is
considered suitable and compatible within commercial zones, as summarised in Table 3.3.

With the zoning history of the area as shown in section 3.1, the flexibility given by the former
‘C/R” zone created the current mixed and organic pattern of the area. The Proposed
Development has also retained the character of the locality of having shop and service uses
on the lower floors and to maintain a vibrant street frontage. After all, office and residential
uses are in nature complementary to each other.

5.2 Optimising the Use of Scarce Land Resources

Following the approval of the building plans in 2023 for a commercial development originally
intended as a Ginza-style commercial building, the Applicant has undertaken a review of the
most appropriate use of the Site in light of the evolving economic environment and changing
land use demand in the post-pandemic period. In recent years, Hong Kong'’s office market
has experienced relatively weak demand due to factors such as the high-interest rate
environment and increased geopolitical uncertainties. These conditions have led many
businesses to adopt a more cautious outlook and to streamline operational costs, including
reassessing their office rental commitments and space requirements. As stated in the 2026-
2027 Budget, no general commercial sites to be put on sale in the coming year which shows
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the attitude of the government towards the future of commercial property market in Hong
Kong.

In addition, the growing prevalence of remote and hybrid working arrangements since the
pandemic has further reduced the demand for traditional office space. A review of the
existing stock and vacancy rates of commercial and office floor space indicates that demand
for office uses has declined significantly. At the same time, there is a substantial supply of
commercial and office floor space across various districts in Hong Kong, including East
Kowloon, where the market is expected to take several years to absorb the available stock.

In light of these circumstances, the Applicant has carefully considered how the Site can be
utilised more efficiently to better respond to prevailing market needs. The proposed
composite development comprising residential and commercial components is considered
compatible with the surrounding neighbourhood in terms of both land use and development
intensity. Such an approach represents a pragmatic use of scarce land resources while
allowing greater flexibility to respond to changing market conditions. The Proposed
Development would therefore provide residential accommodation alongside commercial
uses and would be compatible with the predominantly residential character of the
surrounding area.

5.3 In Line with Government’s Policy Initiatives for Increasing Housing Supply

Increasing housing supply has long been one of the Government's key policy priorities.
Addressing the persistent imbalance between housing supply and demand forms an integral
part of the Government’s long-term housing strategy. To tackle the housing shortage and
meet the strong demand for housing in Hong Kong, the Government has adopted a multi-
pronged approach to increase land supply in the short, medium and long term. According to
the latest LTHS Annual Progress Report released in September 2025, the estimated
housing demand for the ten-year period amounts to 410,500 units, with the public-to-private
housing supply ratio maintained at 70:30. Within this framework, the target supply for private
housing over the coming decade is 126,000 units.

As stated in the 2026—27 Budget under the chapter “Land and Housing”, the Government
anticipates the completion of approximately 17,000 private residential units annually over
the next five years. In addition, the supply of first-hand private residential units is expected
to reach about 104,000 units in the next three to four years. Under the 2026/27 Land Sale
Programme, the Government plans to introduce nine residential sites. Together with railway
property developments, projects undertaken by the Urban Renewal Authority, as well as
private development and redevelopment projects, these initiatives are expected to provide
approximately 22,000 flats.

Against this policy background, the Proposed Development, which will provide
approximately 66 flats, would contribute to the timely delivery of additional housing supply.
Compared with large-scale developments that require longer implementation periods, the
proposal would allow residential units to be delivered within a relatively shorter timeframe.
The development is therefore fully in line with the Government’s policy direction of increasing
housing supply and optimising the utilisation of land resources. Given the scarcity of
developable land in Hong Kong, the proposal represents a more efficient and optimal use
of valuable land resources.
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5.4 Design Merits of the Proposed Development in Enhancing the Existing
Urban Environment

As the perspective drawings shown in Section 4.2, the proposed design introduces a series
of measures that will significantly enhance the pedestrian environment and visual quality of
the surrounding streetscape. Along Yiu Wa Street, the building is set back by 2.8m from the
site boundary, allowing the existing footpath to be widened from approximately 1.5m to
about 4.3m. This substantial increase in pavement width will alleviate current congestion,
provide more comfortable space for circulation, and improve overall pedestrian safety,
particularly during peak hours. The wider footpath also creates opportunities for better
wayfinding, clearer separation between pedestrians and vehicular traffic, and a more
generous, human-scaled streetside experience.

In addition, the vertical greenery on the building fagade from the 1/F to 2/F, facing both Yiu
Wa Street and Canal Road East, will greatly enrich the visual interest of the development.
These green elements will soften the appearance of the building massing, providing a more
welcoming and less imposing frontage to the street. They will also contribute to local
greenery, improving visual amenity for pedestrians and neighbouring residents, and helping
to break up the hard urban landscape. Please refer to the Appendix 2 — Landscape Plans.

The proposed building setback and vertical greening promotes a more comfortable,
attractive, and vibrant pedestrian realm, reinforcing the integration of the proposed
development with its surroundings and supporting a more liveable streetscape character.

5.5 Proposed Development with Ground Floor Shop and Services to
Maintaining the Mixed-Use Character of Yiu Wa Street

Yiu Wa Street is characterised by a variety of retail outlets and eating places located on the
lower floors of existing buildings. These ground-level commercial uses provide daily goods
and services that support both the working population in the commercial area north of Yiu
Wa Street and the local residential community situated south of Canal Road East.

Under the Proposed Development, shop and services/eating place uses will be provided at
the ground floor with entrances from both Yiu Wa Street and Canal Road East. This
arrangement will help maintain the prevailing mixed-use character of Yiu Wa Street, where
commercial activities are concentrated on the lower floors while residential accommodation
is accommodated on the upper levels.

5.6 Proposed Appropriate Development Scale

The Proposed Development has taken due consideration of the development intensity of
the surrounding development that would be appropriate for the land use context. The
proposed building height of 102.9mPD complies with the building height restriction stipulated
under the OZP. With a site coverage lower than that permitted for non-domestic
developments, the proposed building bulk, together with the design merits of the scheme,
would result in a development that appears less bulky than the surrounding buildings.
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5.7 No Insurmountable Impact on the Surroundings
5.7.1 No Adverse Visual Impacts

The proposed building height of 102.9mPD complies with the building height restriction
stipulated under the Approved OZP. It shows that the Proposed Development is compatible
with the surrounding building height profile and setting. the Proposed Development with the
design measures will induce minimal visual impact, but instead will help promote visual
interest, permeability and the pedestrian environment.

5.7.2 No Adverse Traffic Impacts

The Site is well served by public transport services such as bus, tram and MTR. Given the
existing provision of public transport and the limited site area, no car parking spaces are
proposed within the development. A Traffic Impact Assessment has been conducted to
review the capacities of existing road junctions and assess the peak-hour traffic generated
by the proposed development. Please refer to the Appendix 3 — Traffic Impact
Assessment. It is concluded that as the Proposed Development involves a relatively small
residential population and retail activities, no adverse traffic impact on the surrounding road
network is anticipated.

5.7.3 No Adverse Environmental Impacts

An Environmental Assessment (EA) has been conducted to evaluate the potential
environmental noise and air quality impact. Please refer to the Appendix 4 -
Environmental Assessment.

5.7.3.1 Noise Impact

The Site is located in close proximity to the Canal Road Flyover, which is the main noise
source affecting nearby noise-sensitive receivers. A Noise Impact Assessment has been
conducted to evaluate both road traffic and fixed plant noise. With the implementation of
appropriate noise mitigation measures, such as acoustic window (baffle type), enhanced
acoustic balcony (baffle type) and fixed glazing etc, the predicted road traffic noise levels at
all residential flats would comply with the noise criterion. No significant road traffic or fixed
noise impacts are anticipated.

5.7.3.2 Air Impact

An Air Quality Impact Assessment has been conducted to evaluate the air quality. During
the construction phase, the Proposed Development will involve only small-scale demolition,
foundation, and superstructure works, which are expected to generate minimal air quality
impacts and good site practices. These impacts can be effectively controlled through
standard construction-site mitigation measures. Therefore, no adverse air quality impacts
from the Proposed Development are anticipated.
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The waste management and land contaminated implications associated with the proposed
development are review and assessed.

5.7.3.3 Waste Management

Various types of waste will be produced during both the construction and operational phases
of the proposed development. Proper waste management measures will therefore be
implemented to minimise environmental impacts by promoting waste reduction, reuse,
recycling and the appropriate disposal of unavoidable wastes.

5.7.3.3.1 Statutory Legislation

Waste collection and disposal are governed by the Waste Disposal Ordinance (Cap. 354)
(WDO). Wastes must be disposed of at EPD-designated and licensed facilities. The WDO
also sets out licensing requirements for waste collection and transportation. The contractor
shall be responsible for waste disposal. The following legislation is relevant to the handling,
treatment and disposal of waste in Hong Kong and has been considered in assessing
potential environmental impacts:

» Waste Disposal Ordinance (Cap. 354)

» Waste Disposal (Chemical Waste) (General) Regulation (Cap. 354C)

» Waste Disposal (Charges for Disposal of Construction Waste) (Cap. 354N)

* Land (Miscellaneous Provisions) Ordinance (Cap. 28)

* Public Health and Municipal Services Ordinance (Cap. 132) — Public Cleansing and
Prevention of Nuisances Regulation

5.7.3.3.2 Waste Management Implications of the Construction Phase

Site demolition works and piling have already been completed prior to the planning
application, no excavated materials or demolition concrete are expected to be generated on
site during the construction phase. The major wastes would be construction and demolition
(C&D) materials generated from the superstructure works. C&D materials generated by the
proposed development will comprise inert and non-inert materials. Inert materials, such as
soil, rock and concrete, will be reused on-site as fill where practicable, or delivered to public
fill reception facilities. Non-inert materials, such as timber formwork, paper and vegetation,
will be reused or recycled as far as practicable before final disposal at landfill. The estimated
quantity of C&D materials for superstructure construction is provided below.

Table 1 Estimated quantity of waste to be generated

Construction Stage Estimated Amount Generated Disposal Outlet
Superstructure About 259.5 m?® inert C&D material | To be reused on-site for
Construction site formation or recycled

before disposal to Chai
Wan Public Fill Barging

Point
General Refuse from | About 5 tons To be disposed to SENT
workforce Landfill and the reused part

to be collected by recycler.
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Chemical Waste Estimated at no more than 50 L per | To be collected by a
month licensed chemical waste
collector and treated in the
Chemical Waste
Treatment Centre.

Remarks:

[1] According to the Hong Kong Polytechnic (March 1993) Reduction of Construction Waste
Final Report, waste generation rate is 0.1m3 per 1m? of GFA constructed. The GFA of the
proposed Development is 2,595 m?, there would be 259.5m? total C&D materials generated.

[2] It is assumed that the generation rate of general refuse is 0.65kg per worker per day. With
approximately 20 workers and 350 construction days, there would be total 4,550kg general
refuse generated throughout the construction period.

C&D Materials

On-site reuse and recycling of C&D materials will be maximized. Designated stockpiling
areas for inert C&D materials will be provided for backfilling and reuse. Materials will be
enclosed and covered, especially during inclement weather.

Measures introduced in ADV-19 will be applied to enhance C&D material management and
minimize waste at source. A Waste Management Plan (WMP) will be prepared by the
contractor to set out the anticipated types and quantities of waste arising from the Project,
together with the proposed strategies for handling, treatment, and disposal. The Project will
adopt the established waste management hierarchy, prioritising waste avoidance and
reduction, followed by reuse and recycling, with disposal considered only as a last resort.
The WMP aims to enhance resource efficiency, raise awareness among site personnel
regarding proper waste and material management, and ensure compliance with relevant
duty of care requirements. The WMP will be submitted to the Project Engineer / Architect /
Authorized Persons for approval according to ADV-19.

A trip-ticket system according to the ADV-19 will be implemented during the construction
phase to monitor the disposal of C&D materials and solid wastes at the public fill reception
facilities (RFRF) and landfills, and prevent fly-tipping. All dump trucks transporting inert and
non-inert C&D materials off-site must be equipped with GPS or equivalent tracking to
monitor routes and parking, prohibit illegal dumping, and retain data for analysis. The
Contractor will practice good housekeeping, including waste segregation before disposal.
Dedicated stockpiling and segregation areas will be provided, maintained, and cleaned
regularly.

Excess recyclable materials (bricks, plastics, metals) will be reused or recycled. Recyclable
inert C&D materials (concrete, asphalt, etc.) will be sorted and treated for on-site use. Non-
inert C&D materials will be sorted and sent to or collected by registered recyclers. C&D
materials will be stored on-site before reuse or disposal where possible, in areas away from
public zones. Some C&D materials are expected to be transported off-site for reuse,
recycling, or disposal. With dust and noise control measures (proper handling, packaging,
covering, and stockpiling), secondary environmental impacts from truck movements are not
anticipated.
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The storage, handling, transport, and disposal of all C&D materials, if not managed properly,
could potentially create visual, dust, and water quality impacts. With proper implementation
of good construction site practices and the mitigation measures recommended in the
preceding sections, potential dust, noise, and water quality impacts associated with on-site
handling and transportation of all C&D materials are not anticipated.

Waste Avoidance

Effective planning and procurement practices are essential for minimising waste generation
during the construction phase. Through careful coordination and management of materials,
unnecessary waste can be avoided. The following approaches are suggested:

e avoid excess order of C&D materials;

e schedule the delivery of materials in accordance with the construction programme;

e reject and return damaged materials upon delivery;

e retain protective packaging and ensure that storage areas are secure and protected
from adverse weather conditions;

e minimise the handling and movement of materials on site to reduce the risk of
damage; and

e reduce unnecessary packaging and coordinate with suppliers to return or reuse
packaging materials where feasible.

Chemical Waste

Chemical substances such as lubricating oils, paints and thinners may be used during the
course of the Project. If any chemical waste is generated, the Contractor will be required to
register as a chemical waste producer in accordance with the Waste Disposal (Chemical
Waste) (General) Regulation. Appropriate containers, labelling, and designated storage
areas shall be provided and managed in compliance with the requirements set out in the
regulation.

Chemical wastes shall be stored in suitably labelled containers. They must be collected and
delivered to a designated outlet by a licensed collector. Chemical wastes (limited to spent
lubricant oil) should be recycled at an appropriate facility wherever possible. Non-recyclable
chemical wastes shall be disposed of at the Chemical Waste Treatment Centre (CWTC) at
Tsing Yi or another licensed facility, in accordance with the Waste Disposal (Chemical
Waste) (General) Regulation. Any unused chemicals or those with remaining functional
capacity shall be collected for reuse wherever possible.

General Refuse

General refuse generated on site will mainly consist of wastepaper, packaging materials,
and food remnants produced by the construction workforce. Table 1 shows the estimated
quantity of general refuse from workforce to be generated during the construction phase.
Nevertheless, prior to off-site disposal, the waste should be properly segregated into
recyclable and non-recyclable materials and stored separately in covered bins or designated
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storage areas. These storage facilities should be regularly maintained and cleaned to
prevent the attraction of vermin and pests. All general refuse will be collected on site,
separately from C&D materials. A reputable waste collector will be employed by the
Contractor to remove general refuse from the Site, separately from C&D materials.

In addition, training should be provided to all site personnel on the importance of site
cleanliness and proper waste management practices, including waste reduction, reuse and
recycling. Such training will help enhance workers’ awareness of effective waste
management and ensure the proper implementation of waste handling measures on site.

5.7.3.3.3 Waste Management Implications of the Operational Phase

During the operational phase of the Project, general refuse will mainly arise from the daily
activities of residents, including food waste, product packaging, used plastic and glass
bottles, as well as bedding and blankets. No chemical waste is anticipated during the
operational phase. Should any chemical waste arise from occasional maintenance activities
(e.g., used lubricants, batteries, or paints), it will be handled in accordance with the Code of
Practice on the Packaging, Handling and Storage of Chemical Wastes. All chemical wastes
will be collected by a licensed chemical waste collector and disposed of at the CWTC in
Tsing Yi.

Adequate waste collection and storage facilities will be provided to enable the proper
segregation and storage of recyclable materials for recycling purposes. All solid waste will
be stored in covered containers or designated storage areas to prevent the attraction of
vermin and pests. Subject to the detailed design stage, the Proposed Development will
consider the feasibility of other appropriate recycling measures to facilitate food waste
recovery, such as delivering food waste to an Organic Resource Recovery Centre (ORRC)
or installing food waste recycling machines for composting treatment.

5.7.3.4 Land Contamination

The Application Site was previously occupied by a 6-storeys commercial and residential
building complex. The complex was approved by the Buildings Department (BD) in 1959 for
non-domestic shop use on the ground floor and domestic use on the upper floors. It was
demolished in 2019 to make way for redevelopment. The redevelopment was intended for
a commercial building, which was approved by the BD on 20 October 2023 (BD ref.: BD
2/3010/17). Foundation works were completed in late 2023; however, construction has been
suspended since early 2024.

A review of historical aerial photographs obtained from the Survey and Mapping Office of
the Lands Department (LandsD) was conducted in April 2026. The purpose was to identify
any potential land contamination associated with past land uses from 1969 to the present.
Aerial photographs prior to 1959 are unavailable. The reviewed aerial photographs are listed
below.
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Table 5.1 R

eview of Histo

ical Aerial Photographs

Year Height (feet) | Reference No. Observations
1969 3900 69_1512 Commercial and Residential Building Complex
1980 4000 29812 Land use was the same as in 1969.
1990 4000 A23762 Land use was the same as in 1969.
2000 4000 CN27406 Land use was the same as in 1969.
2010 6000 CS28684 Land use was the same as in 1969.
2015 6000 CS54984 Land use was the same as in 1969.
10/2019 6000 E071235C Flat and Vacant Land
2025 6900 E255897C Flat and Vacant Land

1969

Table 5.2 Review of Selected Aerial Photographs

1980

2000

2015
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10/2019 2025

Based on the aerial photographs reviewed, the commercial and residential building complex
was found to have existed no earlier than 1969. No new development has been identified
within the Application Site since October 2019. The ground floor shops generally appeared
to be used for retail purposes, with no polluting activities observed. Therefore, no land
contamination issues are anticipated for the Proposed Development.

5.7.4 No Adverse Drainage and Sewerage Impacts

A Drainage and Sewerage Impact Assessment (DSIA) has been conducted to evaluate the
potential drainage and sewerage impact. Please refer to the Appendix 5 — Drainage and
Sewerage Impact Assessment.

Drainage Impact

Surface runoff from rainfall will be directed to existing public storm drains. As the Application
Site is currently hard-paved, the proposed development will not alter the drainage paths or
runoff patterns. Since the existing drainage system will be retained without modification, no
additional stormwater discharge is expected. Based on the Drainage Impact Assessment
(DIA) results, the proposed development would not result in worsened drainage impact.
Therefore, adverse impact on the existing drainage system is not anticipated.
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Sewerage Impact

The nearest sewerage network is located along the lane at the back alley of the Application
Site (i.e. to the south of the Application Site). The sewage generated will be discharged to
sewer along the lane at the back alley of the Application Site and then connected to the
existing manhole FMH7061661. Based on the Sewerage Impact Assessment (SIA) results,
the existing sewerage system will have adequate capacity to cater for the sewage
generation after redevelopment and nearby catchment areas. No upgrading works will be
required. The increase in foul water discharge after development is expected to be minimal.
Therefore, no adverse sewerage impact is anticipated.
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CONCLUSION

This planning application seeks Town Planning Board’s permission for flats with shop and
services/eating place at 42-44 Yiu Wa Street and 28-29 Canal Road East.

The Application Site is conveniently located at the corner of Canal Road East and Yiu Wa
Street. Given the decreasing demand for commercial activities and in pursuit of the
continuously rising housing needs, the Applicant intends to enhance the utilization of the
Application Site by developing it into a residential tower with shop and services/eating place.
Moreover, the proposed design merits including the building setback and vertical greenery
will benefit the locality.

In summary, the Proposed Development is considered fully justified from the following
perspectives:

e The Site is suitable for residential development and in compatibility with the
surrounding land uses

e Optimising the use of scarce land resources

¢ In line with government’s policy initiatives for increasing housing supply

e Proposed development with ground floor shop and services to maintain the existing
mixed-use character of Yiu Wa Street

e Proposed appropriate development scale

e Design merits of the proposed development in enhancing the existing urban
environment

¢ No insurmountable impacts on the surroundings

In view of the above, members of the Town Planning Board are respectfully requested to
favourably consider this application.
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