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1. Purpose 

 

The Metro Planning Committee (the Committee) is invited to consider whether the 

submission made by the applicant, Urban Renewal Authority (URA), on the design 

proposal for the new façade facing Des Voeux Road Central, and the market stall 

preservation plan are acceptable for compliance with approval conditions (b) and (l) 

respectively of the planning permission granted on 18.3.2016 for the proposed alteration 

and modification works to the building and external façade of the Former Central Market 

at 80 Des Voeux Road Central, Central, Hong Kong under Application No. A/H4/94. 

 

 

2. Background 

 

2.1 The application site is zoned “Other Specified Uses” (“OU”) annotated “Building 

with Historical and Architectural Interests Preserved for Commercial, Cultural 

and/or Community Uses on the draft Central District Outline Zoning Plan (OZP) No. 

S/H4/15 (Plans AA-1 to AA-2).  The planning intention is primarily for preserving 

the building facades and special architectural features of the existing Central Market 

building, and revitalising the building for commercial, cultural and/or community 

uses with public open space to provide leisure space and greenery in Central.   

 

2.2 On 11.12.2015, the applicant submitted an application (No. A/H4/94) seeking 

planning permission for proposed alteration and modification works to the building 

and external façade of Central Market as part of the Revitalization Project for the site.  

The proposed alteration and modification works which required planning permission 

included the following: 

 

(a) widening of two existing openings on the lower part of the external walls so as 

to enhance the visual permeability and accessibility; 

 

(b) demolition and re-construction of the end bay facing Des Voeux Road Central 

(DVRC) with transparent materials so as to enhance the visual permeability of 

the building;  
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(c) demolition of the toilet block at the junction of Queen’s Road Central and 

Jubilee Street and provision of a small entrance plaza/gathering place with 

E&M facilities; 

 

(d) widening of the internal footbridges on 1/F and 2/F of the building to enhance 

the connection between the two sides of the building; and 

 

(e) demolition of market stalls on G/F, 1/F and 2/F with conservation of a 

minimum of one number of intact market stall for each type of market stall. 

 

2.3 The application was considered by the Committee on 18.3.2016.  After deliberation, 

Members decided to approve the application with conditions.  The Committee also 

decided that the submissions for compliance with the following three approval 

conditions should be considered by the Town Planning Board (TPB): 

 

(a) the submission of a detailed design proposal for the new façade facing DVRC 

demonstrating the compatibility of interface between the new and old facades 

and the new façade and the existing footbridge (approval condition (b)); 

 

(b) the submission of footpath widening proposals in connection to the entrance 

widening proposals of Queen Vitoria Street and Jubilee Street (approval 

condition (j)); and 
 

(c) the submission of a market stall preservation plan (approval condition (l)). 

 

An extract of the minutes of the Committee meeting on 18.3.2016 and the planning 

approval letter dated 8.4.2016 for Application No. A/H4/94 are at Appendices II 

and III respectively. 

 

2.4 Members’ concerns regarding the above three approval conditions are summarised as 

follows:  

 

(a) Demolition and re-construction of the end bay facing DVRC 

 

- there was concern on the compatibility of the glass curtain wall for the 

entire new façade with the original Bauhaus design of the Central Market 

façade which was made up of stripes of concrete and glass; the use of glass 

curtain wall for the cultural facilities which would induce high operation 

cost; and the interface of the new façade design with the existing 

footbridges connecting to the Hang Seng Bank Headquarters; 

 

(b) Widening of entrances and elevation treatment facing Queen Victoria Street 

and Jubilee Street  

 

- while there is no objection to the proposed widening of entrances and 

elevation treatment at Queen Victoria Street and Jubilee Street, the footpath 

on the two streets should be widened with traffic mitigation measures to 

create a more comfortable pedestrian environment;   

 

(c) Conservation of Market Stalls 
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- more market stalls should be preserved as the various types of stalls had 

distinct characteristics worthy of preservation and a cluster of each type of 

market stalls should be preserved to restore their function, enhance 

vibrancy and help recreate the ambience of the old wet market. 

 

 

3. Submission for Compliance with Approval Conditions (b) and (l) 

 

3.1 According to the Town Planning Board Guidelines on Compliance of Approval 

Conditions (TPB PG-No. 20), approval conditions which concern or would affect the 

detailed design of the development should be complied with before the approval of 

the building plans.  In this regard, the URA made the submissions to comply with 

approval conditions (b) and (l) as a first step to obtain building plan approval for the 

proposed development. 

 

3.2 On 23.6.2016, 29.6.2016, 28.7.2016 and 9.8.2016, the applicant submitted the 

detailed design proposal for the new façade facing DVRC and the market stall 

preservation plan to comply with approval conditions (b) and (l) (Appendices Ia to 

Id).  Illustrative drawings of the new façade facing DVRC and the new façade and 

the existing footbridge are at Drawings AA-1 to AA-5.  The layout plans of the 

market stall preservation plan (G/F to 2/F) are at Drawings AA-6 to AA-9.  

 

 

4. The Detailed Design Proposal for the New Façade Facing DVRC Submitted by the 

Applicant 

 

4.1 The Central Market building is a Grade 3 Historic Building being an exemplification 

of Functionalism (“Form follows Function”) which is characterized by the 

streamlined modern style and simple geometry (Figure 4 in Appendix 1a).  The 

end bay adjoining DVRC is a late addition in the early 1990s for the construction of 

Central-Mid-levels escalator system, when the grid structure and the original façade 

was demolished and rebuilt with a new stair and escalators connecting to the 

footbridges to the Hang Seng Bank Headquarters.  

 

4.2 The applicant indicated that the proposal to demolish and reconstruct the end bay 

adjoining DVRC is to enhance visual permeability and improve the pedestrian 

circulation within the building.  Moreover, the new façade will adopt a design with 

transparent materials, differentiating the new and the old.  According to the 

applicant, such a design approach is in line with international best practice on 

heritage conservation. 

 

4.3 The design statement submitted by the applicant for the new façade is summarized as 

follows:   

 

Continuation of Horizontality at the New Structure Compatible with the Original 

Streamlined Modern Style (Drawing AA-1) 

 

(a) the new façade is to recreate the essence of horizontality in the original façade 

in 1939, which is currently interrupted.  The alternate bands of concrete and 
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glass (i.e. solid and void) at the façades facing Queen Victoria Street and 

Jubilee Street will be re-connected in the new façade facing DVRC and 

reinterpreted in new material treatment of fritted glass and clear glass (i.e. solid 

and void).  The horizontal bands of clear glass windows will be continued 

and the scales of modules of the windows will be compatible with and will 

make reference to the preserved facades facing Queen Victoria Street and 

Jubilee Street.  Projecting eaves or similar features at the top of the windows 

will be provided at the new façade to help emphasize the continuity of 

horizontality, which will be at the same levels as the existing projecting fins at 

the façades facing Queen Victoria Street and Jubilee Street.  Round corners at 

the building corners at both sides of the DVRC façade will be maintained in 

the reconstructed portion to express the unique character of the original 

building; 

 

Enhancement of Visual Permeability and Accessibility (Drawing AA-2) 

 

(b) the reconstruction of the end bay facing DVRC improves the pedestrian 

connections from G/F to 1/F and from 1/F to 2/F, in which the connection with 

the existing footbridge at 2/F is also improved with widened passageway and 

disabled ramps.  The expression of circulation in façade design is in line with 

the “form follows function” principle of the original streamlined modern style 

architecture.  The intention to rebuild such portion of façade with new design 

being compatible with the Old Central Market yet differentiating the new & 

old and with transparent materials to express the circulation of the building is 

considered appropriate and in line with public aspirations;  

 

Interface with the Preserved Facades and Existing Footbridge (Drawings AA-3 to 

AA-5) 

 

(c) the new façade of the reconstructed end bay will basically flush with the 

preserved facades facing Queen Victoria Street and Jubilee Street with 

movement joint in between to achieve a compatible interface between the new 

façade and the preserved facades.  Considering the level difference between 

the floor of Central Market and the existing footbridge to the Hang Seng Bank 

Headquarters built in the 1990s, the new façade will be distinguished from the 

existing footbridge (which is finished in tiles and aluminium cladding) in terms 

of materials.  Subject to the detailing of joints to meet with the technicality 

and statutory requirements, a “clear and distinguishable” joint will be designed; 

and  

 

Environmental Considerations 

 

(d) due to the shading effect of the surrounding high rise building, the solar heat 

gain from direct sunlight onto the north-facing reconstructed bay of Central 

Market is very low.  Besides, the facades facing DVRC is mostly under the 

shadow of the existing footbridge to the Hang Seng Bank Headquarters.  As 

the area is comparatively dark and not very welcoming, the use of transparent 

materials will enhance visual connection with the outside and enable natural 

illumination.  Solar heat gain through the curtain wall will be minimised by 

using Low-E glass to reduce heat gain and energy consumption for 
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air-conditioning.  As the majority of the space within the reconstructed end 

bay will be for circulation, the use of transparent materials along these main 

circulation spaces will enable a more pleasant and comfortable environment 

for the public. 

 

 

5. The Market Stall Preservation Plan Submitted by the Applicant 

 

5.1 The design considerations concerning the market stall preservation plan are 

summarized as follows: 

 

“Cluster” of market stalls to be preserved  

 

(a) the unique design of Central Market is the column and grid structure where 

market stalls are designed to fit in a modular grid with a group of 2 to 3 stalls.  

In response to Members’ concern that a “cluster” of each type of market stalls 

should be preserved to restore their function and enhance vibrancy, stalls 

within a structural grid will be defined as a “cluster” for preservation.  The 

number of stalls proposed to be preserved for each type of stall within one 

column grid is as follows: 

 

Category of stalls Minimum no. of 

stalls preserved 

required by AMO 

Minimum no. of 

stalls proposed to 

be preserved 

Difference 

Poultry 1 2 +1 

Fish 1 2* +1 

Pork 1 3 +2 

Beef and Mutton 1 2 +1 

Vegetables 1 2 +1 

Fruit 1 2 +1 

Total 6 13 +7 (+116%) 

* Only 2 existing stalls possessing all authentic elements remain on site 

 

Strategic Location and Adaptive Re-use of the Preserved Stalls  

 

(b) the proposed location of each type of stall to be preserved will follow their 

original broad location, i.e. G/F for fish stalls, poultry stalls; 1/F for beef and 

mutton stalls, pork stalls; and 2/F for vegetable stalls, fruit stalls.  The market 

stalls are to be located at easily accessible major circulation path to maximize 

their exposure to the public or near the atrium and grand staircases at the two 

ends (Drawings AA-6 to AA-8). 

 

5.2 The applicant submitted that there is a need for concrete repair and thickening of 

slabs in fulfilling the current building codes and hence the in-situ preservation of the 

stalls is not technically possible and all stalls need to be cut out, restored and 

re-installed.  The applicant indicated that there are constraints to preserve more 

stalls as a substantial amount of stalls were already demolished at 2/F to make way 

for the existing shops and passageway (i.e. the Central Escalator Link Alley 

Shopping Arcade); only few stalls possess all authentic elements, particularly for 

stalls on G/F and 2/F; and stalls needed to be removed for the public open space on 
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G/F and to meet the public aspiration to open up facades facing Jubilee Street and 

Queen Victoria Street. 

 

 

6. Comments from Relevant Government Departments 

 

6.1 The following departments have been consulted and their views on the applicant’s 

submissions are summarised as follows: 

 

Heritage Conservation Aspects 

 

6.1.1 Comments of the Antiquities and Monuments Office, Leisure and Cultural 

Services Department (AMO, LCSD): 

 

New Façade facing DVRC 

 

(a) the applicant has provided further information on 28.7.2016 and 

9.8.2016 to demonstrate the compatibility of the new façade design 

with the Former Central Market by emphasising the horizontality of 

the features on the existing façade, and how the new façade design 

exemplified from the old façades through a new curtain wall system 

using both clear glass and fritted glass panels and with horizontal 

protrusions to line up with the existing canopies and features.  This 

notwithstanding, it is noted that the proposed curtain wall system 

would be very close to the existing columns along DVRC.  In 

drawing up the detailed design proposal for the new façade, the 

applicant should: 

 

(i) ensure that there is adequate and reasonable distance between 

the columns and the glass panels to cater for installation, future 

maintenance and aesthetic effect; and 

 

(ii) ensure that the new façade would observe the existing profile of 

the façades (constituted by spandrel, parapet wall and windows) 

which contributes to the characteristics of the building.  

 

(b) the above comments are set out on the understanding that the 

applicant would provide the required details to AMO for approval at a 

later stage (including in implementing the detailed design proposal 

approved by the Town Planning Board in fulfilling approval condition 

(c); and 

 

The Market Stall Preservation Plan 

 

(c) no comment on the applicant’s submission to comply with approval 

condition (l). 

 

Architectural Aspect 

 

6.1.2 Comments of Chief Architect/Central Management Division (2), 
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Architectural Services Department (CA/CMD2, ArchSD): 

 

We have the following comments from the architectural and visual impact 

point of view: 

 

New Façade facing DVRC 

 
(a) it is noted that the applicant agreed to address our comments on the 

detailed design of the window wall system, lighting design and 

cleansing method upon approval of the General Building Plans 

(GBPs).  In this regard, we have no further comment; and 

 

The Market Stall Preservation Plan 

 

(b) no comment on the submission.  The applicant should consider 

providing details such as circulation, E/M space, public 

amenity/toilets, retail space, F&B, arts exhibition and performance 

areas at the next stage. 

 

Building Aspect 

 

6.1.3 Comments of Chief Building Surveyor/Hong Kong East and Heritage, 

Buildings Department (CBS/HKE&H, BD): 

 

(a) regarding the façade design proposal, it is noted that the applicant 

proposed to demolish the existing façade facing DVRC and replace it 

with curtain wall.  Projecting eaves are also proposed at localised 

area on the curtain wall.  As there is no detailed information 

provided for the design of curtain wall and projection eaves, such as 

the projection extent, I reserve comments until detailed design and 

information are provided at the building plan submission stage.  

Nevertheless, the applicant is reminded to observe the requirements of 

gross floor area and site coverage calculations for curtain wall under 

PNAP APP-2 and projecting eaves under B(P)R 7 and PNAP APP-19.  

If the curtain wall would be projected over street, application for 

exemption from the Buildings Ordinance (BO) section 31(1) will be 

considered upon plan submission stage subject to the satisfactory 

design of curtain wall under PNAP APP-2; 

 

(b) it is noted from the applicant’s responses to the comments of ArchSD 

and AMO that the horizontal mullions forming the horizontal bands at 

the coping of roof parapet and top of the windows will be protrusions.  

In this connection, the applicant is reminded to observe our comments 

provided in paragraph 6.1.3(a) above; and 

 

(c) as regards the market stall preservation plan which is outside the 

ambit of the BO, we are not in a position to offer comments.  

 

6.1.4 The following Government departments have no comment on the 

applicant’s submissions: 

 



- 8 – 

 

 

(a) Chief Town Planner/Urban Design and Landscape, Planning 

Department (CTP/UD&L, PlanD); and 

(b) District Lands Officer/Hong Kong West and South, Lands Department 

(DLO/HKW&S, LandsD). 

 

 

7. Planning Considerations and Assessment 

 

7.1 The application No. A/H4/94 for proposed alteration and modification works to the 

building and external façade of Central Market was approved with conditions by the 

Committee on 18.3.2016.  Three of the approval conditions should be to the 

satisfaction of the TPB.  This submission is to address two of these conditions, 

namely approval conditions (b) and (l).   

 

Design of the New Façade (approval condition (b)) 

 

7.2 Members’ concerns on this approval condition were mainly on the compatibility of 

the proposed glass curtain wall of the new façade with the original Bauhaus design 

of Central Market, the operational cost of using a glass curtain wall design for 

cultural facilities, and the interface of the new design with the existing footbridge 

connecting to the Hang Seng Bank Headquarters.   

 

7.3 The main architectural characteristics of the façade of the Central Market to be 

preserved rest on its horizontality, alternate solid and void composition and round 

corners.  The applicant has submitted a detailed design of the new façade facing 

DVRC in respect of the key architectural treatment, development scale and material 

used to address the Committee’s concerns on the compatibility of the new façade 

with the Bauhaus design of the Central Market building.  The new façade proposal 

is developed based on the design intent submitted at the s.16 application stage. 

 

7.4 In terms of the key architectural treatment, the applicant has demonstrated the 

continuation of horizontality at the new structure which is to restore the essence of 

horizontality wrapping around the original building.  The projecting eaves to be 

provided at the new façade will also emphasise the continuity of horizontality.  The 

existing alternate bands of concrete and glass (solid and void) will be continued at 

the new façade by horizontal bands of fritted glass and clear glass.  
 

7.5 The applicant also demonstrated a compatible interface in terms of the scale of 

modules of the windows approximating the existing windows on the preserved 

façade.  Moreover, the round corners of the original building would be 

reconstructed at both sides of the new façade facing DVRC to express the original 

architectural uniqueness. 

 

7.6 While it is the design intent of the applicant to follow the key architectural features 

to achieve compatibility with the original design, the applicant decided to adopt 

different materials to distinguish the new façade from the preserved portion, i.e. 

glass curtain wall in this case.  This design approach is in line with Article 22 of the 

Burra Charter which states that new works to a conservation site should be readily 

identifiable as such.  
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7.7 The transparent design of the new façade can also enhance the overall visual 

permeability of the end bay and allow natural illumination to the pedestrian 

circulation area inside.  Regarding the Committee’s concern on the operating cost 

of the curtain wall design, the applicant indicated that the solar heat gain will be low 

due to the shading effect of the connecting footbridge and the Hang Seng Bank 

headquarters building.  The heat gain can be further minimized through the use of 

Low E glass.  

 

7.8 Regarding the design interface of the new façade with the existing footbridge, it 

must be acknowledged that the footbridge is outside the project boundary and 

beyond the applicant’s control.  The applicant will design clear and distinguishable 

movement joints to clearly distinguish the footbridge from the new façade, similar to 

that between new and old façades. 
 

7.9 AMO has already indicated they have no comments on the proposed reconfiguration 

of the façade when the application was considered by the Committee on 18.3.2016.  

Regarding the detailed design proposals, AMO has requested the applicant to 

provide the required details in complying with the approval condition (c), i.e. 

implementation of a detailed design proposal for the new façade facing DVFC to the 

satisfaction of the AMO.  Other relevant Government departments have no adverse 

comments on the proposal.  In view of the above, PlanD considers the submission 

to fulfil approval condition (b) acceptable. 

 

Preservation of Market Stalls (approval condition (l)) 

 

7.10 Members’ concerns regarding this approval condition were mainly that more market 

stalls should be preserved and a cluster of each type of market stall should be 

preserved. 

 

7.11 According to the five conservation principles accepted by AMO for the preservation 

of the façades and special architectural features of the Central Market building, 

AMO has requested for the conservation of minimum one number of intact market 

stall for each type.  To address the Committee’s concern on the Market Stall 

Preservation Plan and taking into account the unique design of the Central Market i.e. 

the column grid structure, the applicant has proposed to adopt a modular grid with a 

group of 2 to 3 stalls as a cluster for preservation.  In doing so, the number of stalls 

to be preserved has been increased from 6 stalls to 13 stalls.  Instead of centralising 

all the stalls into one location, the applicant proposed retaining different types of 

stalls in their original locations e.g. G/F for fish and poultry stalls, 1/F for meat stalls 

and 2/F for vegetable and fruit stalls etc.  The stalls would be integrated with the 

interior design and the future use of the Central Market.  The preserved stalls are 

proposed at easily accessible major circulation path and near the atrium and grand 

staircases at the two ends to maximize the opportunity for public enjoyment.  

 

7.12 The proposed Market Stall Preservation Plan has taken into account the preservation 

constraints i.e. the need to cut out, restore and reinstall the stalls due to works of 

concrete repair and slabs thickening; only a few number of stalls possessing 

authentic elements are available; and the need to allow subsequent design flexibility 

for the POS and the proposed uses within the Central Market for public enjoyment at 

detailed design stage.  According to the applicant, the number of stalls proposed for 
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adaptive re-use in the proposed Market Stall Preservation Plan is the minimum, 

subject to the finalization of the detailed design of the revitalization project.  AMO 

has no comment on the proposed Market Stall Preservation Plan.  
 

7.13 As the market stalls proposed to be preserved are in clusters and the minimum 

number of stalls to be preserved has increased and concerned departments have no 

adverse comments on the proposal, PlanD considers the submission to fulfil approval 

condition (l) acceptable. 

 

 

8. Decision Sought 

 

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

acceptable for compliance with approval conditions (b) and (l) of Application No. 

A/H4/94.  

 

8.2 Should the Committee consider the applicant’s detailed design proposals acceptable 

for compliance with approval conditions (b) and (l), the applicant should be advised 

accordingly. 

 

8.3 Alternatively, should the Committee consider the applicant’s detailed design 

proposal not acceptable, the applicant should be advised to further revise the design 

proposals of the proposed development to comply with approval conditions (b) and 

(l) of Application No. A/H4/94. 

 

 

Attachments 

 

Appendix Ia Applicant’s letter dated 23.6.2016 

Appendix Ib Applicant’s letter dated 29.6.2016 

Appendix Ic Applicant’s letter dated 28.7.2016 

Appendix Id Applicant’s letter dated 9.8.2016 

Appendix II Extract of the minutes of the MPC meeting on 

18.3.2016 

Appendix III Approval letter dated 8.4.2016 for Application No. 

A/H4/94 

Drawings AA-1 to AA-5 Illustrative Drawings of the New Façade Facing Des 

Voeux Road Central and the New Façade and the 

Existing Footbridge 

Drawings AA-6 to AA-9 Layout Plans of Market Stall Preservation (G/F to 2/F)  

Plan AA-1 Location plan 

Plan AA-2 Site plan 

Plans AA-3 to AA-8 Site photos 
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