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SUBMISSION OF THE DRAFT URBAN RENEWAL AUTHORITY 

QUEEN’S ROAD WEST/IN KU LANE 

DEVELOPMENT SCHEME PLAN NO. S/H3/URA3/A 

PREPARED UNDER SECTION 25 OF  

THE URBAN RENEWAL AUTHORITY ORDINANCE 

 

 

Development 

Scheme Area 

 129 to 151 Queen’s Road West (odd nos.), the In Ku Lane Refuse 
Collection Point (RCP) cum public toilet (PT), the 5-a-side soccer pitch 
of Li Sing Street Playground; and the adjoining pavements 
 

Area  2,046m2 

   

Lease  (a) Private land (129 to 151 Queen’s Road West)  
(b) Government land (In Ku Lane RCP cum PT, 5-a-side soccer pitch of 

Li Sing Street Playground, pavement at Queen’s Road West (QRW) 
and rear lane of 129 to 151 Queen’s Road West) 

   

OZP  Approved Sai Ying Pun & Sheung Wan Outline Zoning Plan (OZP) No. 
S/H3/31 

   

Zoning  “Residential (Group A)7” (“R(A)7”) 
- a maximum building height (BH) of 110mPD or the height of the 

existing building, whichever is the greater 
- a maximum BH of 130mPD would be permitted for sites with an area 

of 400m2 or more 
 

“Government, Institution or Community” (“G/IC”) 
- a maximum BH of 2 storeys or the height of the existing building, 

whichever is the greater 
 

“Open Space” (“O”) 
 
Area shown as ‘Road’ 

   
Proponent  Urban Renewal Authority (URA) 

   

Proposed 

Amendments 

 (a) To rezone Development Scheme Area mainly to “R(A)23”  
  

(b) To stipulate a BH restriction of 130mPD for the “R(A)23” zone 
 

(c) To stipulate the provision of a POS of not less than 538m2  
 

(d) To stipulate the provision of a government RCP cum PT of not less 
than 860m2 Gross Floor Area (GFA) 
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(e) To stipulate the provision of a neighbourhood elderly centre (NEC) 
sub-base as required by the government 

   

   

1 The Proposal 
 

1.1 On 16.3.2018, URA submitted the draft Queen’s Road West/In Ku Lane Development 
Scheme Plan (DSP) No. S/H3/URA3/A for the consideration of the Town Planning 
Board (the Board) in accordance with section 25(5) of the URA Ordinance (URAO).  
The submission comprises the draft DSP with its Notes and Explanatory Statement 
(ES), a planning report, a traffic impact assessment report, an environmental 
assessment report, a drainage and sewerage impact assessment report, and a Stage 1 
social impact assessment (SIA) report (Annex B).  On 2.5.2018, URA further 
submitted the Stage 2 SIA report to the Board (Annex D).  

 
1.2 The Queen’s Road West/In Ku Lane Development Scheme (the Scheme) is to rezone 

the private lots and government land within the Scheme from “R(A)7”, “G/IC” and 
“O” to “R(A)23” with a BH restriction of 130mPD to facilitate a high-density 
commercial/residential development and the reprovisioning of the POS and 
government RCP cum PT. URA has also agreed to provide an NEC sub-base of not 
less than 120m2 IFA within the Scheme, in response to the request from Labour and 
Welfare Bureau (LWB) and Social Welfare Department (SWD).   

 
1.3  In support of the draft DSP, the proponent has submitted the following documents: 

  

(a) URA’s Letter dated 16.3.2018 (Annex A) 

(b) Planning Report (including Stage 1 SIA Report) (Annex B) 

(c) URA’s Letter dated 2.5.2018 (Annex C) 

(d) Stage 2 SIA Report (Annex D) 

(e) URA’s letter dated 14.6.2018 providing responses to 
comments of government departments with revised 
technical assessments 

(Annex E-1) 

(f) URA’s letter dated 4.7.2018 providing responses to 
public comments 

(Annex E-2) 

(g) Letter dated 26.7.2018 providing responses to comments 
of government departments 

(Annex E-3) 

 

1.4  The purpose of this paper is to invite the Board to consider whether the draft DSP 
(together with its Notes and ES), as submitted by URA, is suitable for gazetting under 
section 5 of the Town Planning Ordinance (TPO). 

 
1.5  The area proposed to be zoned “R(A)23” on the draft DSP is currently zoned  

“R(A)7”, “G/IC” and “O” on the approved Sai Ying Pun & Sheung Wan OZP No. 
S/H3/31 (Plan 1).  The “R(A)7” zone covers private lots at 129 to 151 Queen’s Road 
West and unallocated government land at the rear of the private lots, while the “G/IC” 
zone and the “O” zone covers government land allocated for the purpose of RCP, PT 
and open space (Plan 2).  URA has included the adjoining pavements along Queen’s 
Road West within the boundary of the Scheme as part of the affected buildings 
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overhangs the pavement.  The pavement will be indicated on the draft DSP as an area 
shown as ‘Road’. 

 
1.6  According to URA’s notional scheme, the proposed development includes one 

residential tower over a non-domestic podium (with shops, an NEC sub-base and a 
clubhouse) with a basement car park, and the provision of a POS, and a government 
RCP cum PT.  The preliminary design drawings are at Drawings 2 to 12 and the 
development parameters are set out in the table below. 

 

Gross site area 2,046m2 

Net site area(i) 1,318m2 

Proposed zoning “R(A)23” 

Total PR 8.57 
- domestic PR - 7.35 
- non-domestic PR - 1.21 

Total GFA About 11,290m2 
- maximum domestic GFA - About 9,690m2 
- maximum non- domestic GFA - About 1,600m2 

Maximum BH 130mPD 

No. of Towers 1 

No. of Storeys 35 (about) 
- domestic  29 
- non-domestic (including E&M) 5 
- basement car park 1 

No. of flats about 189 

Parking Spaces   
- Car parking spaces 15 – 16 (subject to technical feasibility on 

smart-parking measures) 
- Loading /Unloading (L/UL) 

bays(ii) 
2 

Government RCP and PT(iii) Not less than 860m2 GFA  
(RCP: 660m2; PT: 200m2) 

NEC sub-base(iii) Not less than 120m2 IFA 

Private Open Space 
Provision to be determined at detailed 
design stage 

POS(iii) Not less than 538m2 

Interim reprovisioning of RCP A temporary, smaller RCP within the 
Scheme area during construction period will 
be provided to maintain daily operation 

Notes: 
(i)   Net site area is adopted for PR calculation, subject to survey and detailed design. 
(ii) Including 1 L/UL bay for light goods vehicles for the proposed residential 

development, and 1 L/UL bay for refuse collection vehicles within the 
government RCP. 

(iii)  Area is subject to detailed design and acceptance by relevant government 
departments 
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Development Intensity 
 

1.7 While the gross site area of the Scheme is 2,046m2, the net site area of 1,318m2 is 
used for GFA/PR calculation purposes. The net site area has excluded the existing 
5-a-side soccer pitch and the pavement where the affected buildings overhang (Plan 

3).  The proposed total GFA/PR of the Scheme is about 11,290m2/8.57, comprising 
of about 9,690m2/7.35 for domestic use and 1,600m2/1.21 for non-domestic use 
(including the RCP cum PT and NEC).  There is currently no GFA and PR restriction 
in the “R(A)7” zone on the OZP. 

 
Reprovisioning of Government RCP cum PT 

  
1.8 URA proposes to reprovide the In Ku Lane RCP cum PT within the Scheme.  

According to the preliminary design, the proposed RCP cum PT will be reprovisioned 
within the non-domestic podium with access from In Ku Lane located in the northern 
portion of the site.  The reprovisioned RCP will be totally enclosed during refuse 
collection operation and equipped with modern de-odourising installations.  

 
1.9 During the construction of the reprovisioned RCP, a temporary RCP of smaller scale 

will be provided within the Scheme to maintain the refuse collection operation.  The 
design and layout of both the reprovisioned and temporary RCPs are subject to the 
acceptance of relevant government departments.  Upon completion, the facilities will 
be handed back to FEHD for management and maintenance.  

 
Reprovisioning of the POS and the 5-a-side soccer pitch 

 
1.10 URA proposes to reprovide the 5-a-side soccer pitch of Li Sing Street Playground by 

reconfiguring the layout of the soccer pitch, adjacent basketball court and a sitting-out 
area which lies outside the DSP boundary (Plan 5).  The affected 5-a-side soccer 
pitch is about 538m2 in area.  An elongated POS of 538m2 (with sitting-out area 
facilities and part of the 5-a-side soccer pitch will be provided in the western part of 
the Scheme providing a physical and visual connection between Queen’s Road West 
and the future soccer pitch.   
 

1.11 URA will implement the proposed new layout for the soccer pitch and basketball court 
as an advance works of the proposed development.  The reprovisioned 5-a-side 
soccer pitch, basketball court and sitting-out area will be handed back to LCSD upon 
completion. 

 
Provision of an NEC sub-base 
 

1.12 URA will reserve a floor area of not less than 120m2 IFA to accommodate an NEC 
sub-base in the proposed development, in response to the request from LWB and 
SWD.  The proposed NEC sub-base will be handed back to SWD upon completion. 
 
Transport and Traffic Arrangement 

 
1.13 URA proposes a relaxed parking provision for the proposed development due to the 

site constraints and close proximity of the Sai Ying Pun MTR station.  URA would 
explore smart-parking measures in the proposed development in order to provide 
about 15 to 16 parking spaces for private cars in the basement car park (located on 
lower-ground floor) which will be served by a car lift.  The maximum number of 
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parking spaces to be provided will be subject to the technical feasibility of the 
proposed smart-parking measures.  
 

1.14 One L/UL bay for the future residential and commercial development will be provided 
on ground floor of the podium, while one L/UL bay will be provided inside the 
reprovisioned RCP for refuse collection vehicles (RCVs). 

 
1.15 The vehicular ingress and egress for the car park will be from Queen’s Road West, 

while that for RCVs to the reprovisioned RCP will be from In Ku Lane.  
 

 

2 Justifications provided by URA 

 
General 

 
2.1 The Scheme will redevelop the old buildings of about 50 years in deteriorating 

conditions into a new modern residential development with commercial facilities.  
The living conditions of the existing households in over-crowded and sub-divided flats 
will be improved.  The Scheme will increase the provision of small to medium-sized 
flats in the urban area.  

 

Rationalisation of Land Uses 
 

2.2 The Scheme will rationalise the land uses through reconfiguration and re-planning of 
the existing recreational and amenity facilities.  The existing 5-a-side soccer pitch 
and the basketball court are currently land-locked, flanked by buildings on all sides.  
The provision of the elongated POS with direct street frontage can provide visual and 
physical connectivity between Queen’s Road West and Li Sing Street Playground.  
The re-planning of the facilities can improve air ventilation at the pedestrian level and 
enhance the standard, diversity, value and utilisation of the Li Sing Street Playground 
to meet the needs of the community. 

 
2.3 The Scheme can improve pedestrian circulation, visibility and connectivity of Li Sing 

Street Playground through re-planning and reconfiguration of the urban space between 
Queen’s Road West and In Ku Lane. 

 
More efficient use of land 

 
2.4 By inclusion of the back lane for redevelopment, land resource can be ultilised more 

efficiently.  
 
Enhancement of government RCP and PT 

 
2.5  The Scheme can enhance the environment and the serviceability of the government 

RCP cum PT through a more integrated design resulting in overall environmental 
improvement.  The reprovisioned RCP cum PT, with a wider entrance and more 
internal space, will enable more efficient refuse collection operation and allow for 
additional ancillary facilities to meet the latest operational needs.  It also allows 
better segregation of uses within the RCP, such as placing office and staff room on the 
upper floor of the RCP to segregate these uses from the refuse collection activities.  
The future RCP will adopt careful layout design to avoid the vent shafts fronting onto 
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nearby residential units as far as possible.  Modern day exhaust air and odour 
treatment facilities will be installed.  
 

2.6 URA proposes to provide greening elements at the roof of the reprovisioned RCP, 
which can further improve the visual compatibility of the facility with the 
surroundings. 

 

 Technical Assessments 
 

2.7  Technical assessments, including traffic impact assessment (TIA), environmental 
assessment (EA) and drainage & sewerage impact assessment (DSIA) are submitted 
by URA to demonstrate that the proposed Scheme would not cause adverse traffic, 
environmental, drainage and sewerage impacts. 

 

 

3 Background 

 

3.1 The Scheme is included in URA’s approved business plan (2017/18).  On 16.3.2018, 
URA published the notification of commencement in the Government Gazette for the 
Queen’s Road West/In Ku Lane Development Scheme under section 23(1) of the 
URAO.  On the same day, URA submitted the draft DSP to the Board for 
consideration. 
 

3.2 According to section 25(6) of the URAO, the Board may deem the draft DSP as 
suitable for publication, or being suitable for publication subject to such amendments 
as the Board shall specify, or refuse to deem the draft DSP as being suitable for 
publication.  If the Board deems the draft DSP suitable for publication under section 
25(7) of the URAO, the DSP shall be deemed to be a draft plan prepared by the Board 
for the purposes of the TPO and the provisions of the TPO shall apply accordingly.  
These include exhibition for public inspection, consideration of representations and 
comments, and submission of the draft DSP to the Chief Executive in Council for 
approval. 

 
 

4 Development Scheme Boundary 
 

4.1  According to URA, the Scheme boundary was delineated based on several factors, 
including building conditions (building structure, fire safety and building services), 
BH, building age, local environmental conditions, and the desire to achieve better 
planning and design merits through inclusion of a 5-a-side soccer pitch and the 
government RCP cum PT for reconfiguration of layout and redevelopment. 

 
4.2  According to URA, the tenement buildings within the Scheme are 4 to 6 storeys and 

were built between 1966 and 1969 and none of them is served by lift.  The buildings 
are mainly residential on the upper floors with commercial premises on the ground 
floor which are primarily engaging in businesses selling Chinese medicine and dried 
seafood.  Based on URA’s building condition survey carried out in August 2017 
(Drawing 1), the building condition of Wing Cheung Building at 141-151 Queen’s 
Road West and the tenement building at 133 Queen’s Road West are categorised as 
‘varied’ with suspected unauthorised building works (UBWs) identified at the lower 
portion of the rear part of some buildings.  The remaining two buildings, i.e. 129-131 
Queen’s Road West and 135-139 Queen’s Road West, have completed building 
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rehabilitation works, but the suspected UBWs have not been dealt with.  The living 
condition in the Scheme is considered not satisfactory and the buildings are subject to 
traffic noise and poor air quality from Queen’s Road West.  

 
4.3 To the north of the tenement buildings are 3 recreational facilities forming part of the 

Li Sing Street Playground managed by the Leisure and Cultural Services Department 
(LCSD), namely the 5-a-side soccer pitch that is within the DSP boundary, and a 
basketball court and sitting-out area which are outside the DSP boundary.  These 
facilities are located in the inner part of the street block and are surrounded by nearby 
buildings including Ko Shing Building to the north, In Ku Lane RCP cum PT to the 
east, and tenement buildings on Queen’s Road West to the south.  Being 
“land-locked” in the inner part of the street block, these facilities are of low visibility 
and limited accessibility. 

 
4.4 The 2-storey In Ku Lane RCP cum PT within the DSP boundary managed by the Food 

and Environmental Hygiene Department (FEHD) is a free-standing building structure 
built in the early 1990s on a similar formation level as the 5-a-side soccer pitch.  The 
standard and design of these facilities are over 25 years old.  The access to the RCP 
is from In Ku Lane.  Due to the insufficient internal space of the RCP, the RCVs may 
sometimes park outside the RCP on the pedestrian precinct.  The access to PT is via 
In Ku Lane or from the sitting-out area.  

 
 

5 Social Impact Assessment 

  
5.1  According to section 25(3) of the URAO, an assessment of the likely effect of the 

implementation of the development scheme should be prepared by URA.  In 
accordance with the guidelines stipulated in the Urban Renewal Strategy, URA should 
undertake a Stage 1 SIA before publication of any proposed redevelopment project in 
the Government Gazette and a Stage 2 SIA after the freezing survey to fully assess the 
social impact of the proposed project and the social re-housing needs of the residents 
affected.  From 16.3.2018 to 18.3.2018, an SIA survey for the Scheme was 
conducted by URA to survey the opinions of people for planning purposes together 
with the freezing survey.  Follow-up survey visits by appointments were conducted 
up to 6.4.2018.  The SIA (Stage 1) report is at Appendix 5 of Annex B and the SIA 
(Stage 2) report is at Annex D. 

 
Domestic Household Impact 

 
5.2  A brief summary of the findings of the two stages of SIA is as follows: 

 

 Development Scheme 

Area
1
 

Territorial Level
2 

 

Population and Household Characteristics 

Total population 90 7,336,585 

Average household size 2.4 2.8 

Age group 
0-14 
15-24 
25-64 
65 & above 

 
12% 
7% 
61% 
19% 

 
11% 
11% 
62% 
16% 
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 Development Scheme 

Area
1
 

Territorial Level
2 

 

Socio-economic Characteristics 

Monthly income  
(per month/household) 
HK$4,000 – HK$15,000+  
below HK$4,000 
Nil Response 

 
 

37% 
13% 
50% 

 
 

24% 
6% 
- 

Seeking Job/Unemployed 10% 3.4% 
(March 2016 –  
May 2016) 

% of households receiving 
comprehensive social 
security assistance (CSSA) 

Nil  
 

5.3%  
(as at end of 2014) 

Residing in Hong Kong for 
less than 7 years 
 

6% - 

Household Type 

 Owner-occupiers 
Tenants (including 
principal tenants and 
sub-tenants) 

58% (22 households)  
42% (16 households) 

 
 

48% 

Groups with Special Needs 

Persons with disability about 1% (1 resident) - 

No. of single-parent families Nil - 
Notes: 
1 Based on 38 households successfully interviewed  
2 Based on the 2016 Population By-census  

 
5.3  The findings of the survey for the redevelopment project are as follows: 

 
(a) impact on employment – the majority (15 households or 68%) of 

owner-occupiers and half of the tenants (8 households) considered that the 
project would have positive impact or no impact; whilst 3 households (14%) of 
owner-occupiers and 7 households (19%) of tenants considered that there 
would be negative impact; 
 

(b) impact on economic conditions – 9 households (41%) of owner-occupiers and 
6 households of tenants (37%) considered that there would be positive impact 
or no impact; whilst 6 households of owner-occupiers (27%) and 6 households 
of tenants (38%) considered that there would be negative impact; and 
 

(c) impact on social network – 14 households of owner-occupiers (64%) and 4 
households of tenants (25%) considered that their current social networks 
would not be affected; whilst 7 households of owner-occupiers (32%) and 9 
households of tenants (56%) considered that their social network would be 
affected.  The perceived impacts on social network mainly include social 
networks with neighbours and friends, children and relatives, and medical 
support.  
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Business Impact 
 

5.4  14 non-domestic premises (including 11 ground floor premises and 3 upper floor 
premises designated as “Office” for non-domestic uses) were identified in accordance 
with the General Building Plans.  Of the 12 operators who answered the freezing 
survey, 3 (25%) were owners and 9 (75%) were tenants.  Among the interviewed 
operators, 2 (17%) strongly supported the proposed redevelopment while 5 (42%) did 
not support the proposed redevelopment.  The remaining 5 operators had no 
comments or gave no response.   
 

5.5 As for the future intention of the operators, among the 12 interviewed operators, 5 
(33%) responded that they would like to continue their businesses nearby and within 
the same district, and 1 would close the business.  6 operators (50%) had not yet 
decided.  The major concerns on relocating their businesses to new premises include 
loss of existing customer base, loss of agglomeration advantage and high rental cost.  

 
5.6 According to the Stage 2 SIA report, the Social Service Team (SST) has successfully 

contacted 22 households and 10 business operators with problems or enquiries related 
to compensation, rehousing and tenancy.  Immediately after the SIA survey, URA 
had arranged a public briefing session for all the stakeholders and their questions on 
the freezing survey, planning, acquisition, and compensation and rehousing issues 
were addressed.  URA had also attended 3 resident briefings organised by the district 
council members/local group.  URA has also answered enquiries and provided a 
hotline service to the affected residents on matters covering Scheme information, 
acquisition compensation and rehousing as well as household survey.   

 
5.7  URA considers that the prevailing compensation and rehousing policies and 

arrangements, coupled with the services offered by SST, will be sufficient to 
reasonably mitigate the impact on the majority of the residents/business operators 
arising from the proposed redevelopment.  The major mitigation measures being 
pursued include, inter alia, organising outreach activities to ensure all affected persons 
potentially in need are identified, offering assistance in finding public rental housing 
for eligible persons in need, conducting initial assessment of elderly with low income, 
disability and other vulnerable groups for eligibility of compassionate housing, 
providing orientation assistance for those in need after moving home, and providing 
assistance to identify suitable replacement premises for affected businesses.  

 
5.8 The Stage 1 and Stage 2 SIA reports were circulated and no adverse comments were 

received from concerned government departments.  
 
 
6 Implementation 

 

6.1 As shown in the tentative implementation programme proposed by URA, construction 
of the project will commence in around 2019 for completion in around 2029. 

 
6.2  The URA does not own or lease any land within the boundaries of the draft DSP and 

will acquire the property within the Scheme by purchase.  Documents detailing 
URA’s principles for acquisition and resumption of affected properties as well as 
URA’s rehousing and ex-gratia payment packages for domestic and non-domestic 
tenants are in Appendices 7 and 8 of Annex B. 
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7 The Development Scheme and its Surrounding Areas (Plans 1 to 4, and photos in Plans 

9-12) 
 
7.1 The Scheme is: 

 
(a) located in between Sheung Wan and Sai Ying Pun; 

 
(b) bounded by Ko Shing Building and In Ku Lane to the north, Kam Yu Mansion 

and Largos Residences to the east, Queen’s Road West to the south and 153 
Queen’s Road West and Li Sing Street Playground to the west; 

 
(c) characterised by 50 years old tenement buildings that are 4-to-6 storeys in height 

with some of them including cockloft and basement floors.  The ground floors 
of the buildings are mainly engaged in businesses related to Chinese medicine 
and dried seafood.  A 5-a-side soccer pitch and the free-standing building of In 
Ku Lane RCP cum PT are located in the northern part of the Scheme; 

 
(d) In Ku Lane is a passageway which connects the Li Sing Street Playground and 

the In Ku Lane RCP cum PT with Ko Shing Street to the north;  
 

(e) within walking distance to public transport facilities, including the Sai Ying Pun 
MTR station and buses along Queen’s Road West; and 

 
(f) is on two platforms with a level difference of about 3.8m. The platform at QRW 

is higher at about 7.9mPD while the lower platform, which includes the RCP 
cum PT and football field are at 4.1mPD. 

 
7.2 The surrounding areas have the following characteristics: 

 
(a) the street block bounded by Ko Shing Street, Wo Fung Street, Queen’s Road 

West and Sutherland Street is predominantly a mixed use area with shops and 
restaurants on the ground floor and residential use and offices above.  The 
ground floor shops are mainly engaged in businesses selling Chinese medicine 
and dried seafood;   
 

(b) to the west is the Li Sing Street Playground managed by LCSD.  The 
playground is divided into western and eastern parts by Sutherland Street.  
There are a children’s playground and a sitting-out area in the western part of 
the playground, and a basketball court, a 5-a-side soccer pitch (within the DSP 
boundary) and a sitting-out area in the eastern part of the playground; 

 
(c) to the south is a mix of old and new residential buildings along Queen’s Road 

West.  There are also various G/IC facilities including Tsan Yuk Hospital, 
Tung Wah Hospital, Sai Ying Pun Jockey Club Polyclinic and two schools; 

 
(d) to the north are shops dominated by the Chinese medicine and dried seafood 

trade.  Clusters of shops selling Chinese medicine is found along Ko Shing 
Street while clusters of dried seafood shops are found along the section of Des 
Voeux Road West located to the north of the Scheme; and 

 
(e) other URA projects in the area include the Sung Hing Lane/Kwai Heung Street 

Development Project which commenced in July 2017 and the completed 
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projects of Island Crest (First Street/Second Street), The Nova (Yu Lok 
Lane/Centre Street Development Scheme) and Queen’s Terrace (Queen’s Street) 
Plan 1. 

 
 

8 Planning Intention 

 

8.1 The area covered by the Scheme is currently zoned “R(A)7”, “G/IC”, “O” and area 
shown as ‘Road’ on the OZP.  The planning intention of the three zones are as 
follows: 
 
(a) “R(A)7”: primarily for high-density residential developments.  Commercial 

uses are always permitted on the lowest three floors of a building or in the 
purpose-designed non-residential portion of an existing building.   
 

(b) “G/IC”: primarily for the provision of Government, institution or community 
facilities serving the needs of the local residents and/or a wider district, region or 
the territory.  
 

(c) “O”: primarily for the provision of outdoor open-air public space for active 
and/or passive recreational uses serving the needs of local residents as well as 
the general public.  

 
8.2 The Scheme Area is proposed to be rezoned mainly to “R(A)23” with the pavement 

portion shown as ‘Road’; the planning intention of the original “R(A)7” zone will be 
retained and the reprovisioning of the POS, government RCP and PT as well as the 
provision of an NEC sub-base will be added. 

 

 

9 Comments from Relevant Government Departments 

 

9.1 The following government departments have been consulted and their comments on 
the draft DSP and URA’s responses are in Annexes E-1 and E-3.  Their major 
comments are summarised below. 
 
Land Administration 

 

9.1.1 Comments of the Chief Estate Surveyor/Urban Renewal, Lands Department 
(CES/UR, LandsD): 
 
(a) should the application be approved by the Board, URA is required to 

submit land grant application to LandsD for implementation of the 
development proposal.  There is no guarantee that the maximum GFA 
and other development parameters will be incorporated in the future land 
grant conditions.  Appropriate lease conditions will be considered at a 
later stage after the planning approval is granted and after the approval of 
the land resumption application.  If land grant is approved by LandsD 
acting in its capacity as the landlord at its absolute discretion, it will be 
subject to such terms and conditions, including but not limited to payment 
of premium, as may be imposed;  
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(b) part of the Scheme falls within the Railway Reserve for Control of 
Building Plan Boundary – West Island Line. Comments from MTR 
Corporation Ltd., and RDO of HyD should be sought; and 

 
(c) it is noted that a narrow strip of Government land sandwiched between the 

existing RCP and Lot No. ML 58 S.D RP & Ext. thereto (i.e. Kam Yu 
Mansion) falls outside the Scheme (Plan 2).  It is considered desirable to 
include the strip of Government land into the Scheme from land 
management point of view. 

 
9.1.2 Comments of District Lands Officer/Hong Kong West and South, Lands 

Department (DLO/W&S, LandsD): 
 
(a) the narrow strip of land sandwiched between the existing RCP and the 

Kam Yu Mansion (ML 58 s.D RP and Ext, thereto) is a strip of unleased 
and unallocated Government land (Plan 2).  It is recommended that the 
DSP boundary should be extended up to the boundary of Lot No. ML58 
SD RP & Ext. include any unallocated and unleased Government land 
in-between in order to utilise its development potential and to avoid 
creating a strip of no-man-land in the future.  The exact lot boundary of 
the lot to be granted to URA shall be subject to further checking and 
survey and shall be dealt with when considering the land grant application 
when received, and 

 
(b) from our preliminary checking of the respective leases of the adjoining 

lots, there is no encumbrances explicitly stated in those lease documents to 
the concerned strip of unallocated and unleased Government land. 

 

Traffic Aspect 
 
9.1.3 Comments of the Commissioner for Transport (C for T):  

 
(a) Noting that URA would provide about 15 to 16 ancillary parking spaces 

using smart-parking technique, there are no further comments from traffic 
engineering point of view; and 

 
(b) in view of the scale of the proposed development, C for T has no strong 

view of the proposed provision of LGV L/UL bay instead of HGV L/UL 
bay. 

 

9.1.4 Comments of the Chief Highway Engineer/Hong Kong, Highways Department 
(HyD):  
 
(a) the Scheme will exclude a portion of land at In Ku Lane currently being 

maintained by HyD.  The treatment of these areas and their future 
management and maintenance responsibilities should be holistically 
reviewed. 
 

(b) to avoid creation of dead-end rear lane caused by the proposed closure of 
the rear lane behind the existing tenement buildings within the DSP 
boundary, the following conditions shall be imposed to the proposed POS, 
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(i) the POS shall be accessible from/to the remaining rear lane; 
(ii) the POS shall be accessible from/to nearby public footpath; and 
(iii) the POS shall be open to public for unrestricted 24-hour access 

to/from the rear lane and nearby public footpath. 

 

Building Aspect 
 
9.1.5 Comments of the Chief Building Surveyor/Hong Kong West, Buildings 

Department (CBS/HKW, BD):  
 
(a) the government lanes within the Scheme boundary are intended to be 

included in net site area.  For an existing lane to be included in site area 
for SC and PR calculation, justification is required with reference to 
criteria stipulated under PNAP APP-73.  In this regard, CBS/HKW 
reserves his position under B(P)R 23(2)(a);  

 
(b) to obtain GFA concessions for green/amenity features and non-mandatory/ 

non-essential plant rooms and services in a domestic or composite 
development under PNAP APP-151, it is a pre-requisite to comply with 
the requirements of PNAP APP-156 on Design and Construction 
Requirements for Energy Efficiency of Residential Buildings; and 

 
(c) detailed comments on the proposal could only be made at the formal 

building plans submission stage. 
 

Environmental Aspect 
 
9.1.6 Comments of the Director of Environmental Protection (DEP): 

 
 

(a) no objection on the proposed development scheme;  
 

(b) DEP concurs with the view that the redevelopment could improve the 
overall environment of the area, which is beneficial to the existing 
environmental condition (e.g. air quality and traffic noise from nearby 
roads) of the residents living in the dilapidated tenement buildings.  It is 
also noted that the rezoning of the development scheme is mainly to 
rationalise the land uses within the site area (e.g. POS and FEHD’s 
facilities of the RCP and PT); 
 

(c) URA is advised to note that the RCP should be designed in accordance 
with the requirements in the Hong Kong Planning Standards and 
Guidelines (e.g. provide adequate mechanical ventilation and necessary 
pollution control measures) to minimise potential environmental impact 
(e.g. odour) to the nearby residents; and  
 

(d) the construction and demolition materials arising from the demolition of 
existing structures shall be reused/recycled as far as possible.  
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Sewerage Aspect 
 
9.1.7 Comments of the Chief Engineer/Hong Kong & Islands, Drainage Services 

Department (CE/HK&I, DSD): 
 
no comment from drainage point of view, subject to the confirmation of the 
drainage proposal option, detailed design of new drainage system for the 
proposed development and the improvement works on existing drainage 
system should be provided to this office for consideration at the detailed design 
stage. 
 

Water Supplies Aspect 
 
9.1.8 Comments of the Chief Engineer/Construction, Water Supplies Department 

(CE/C, WSD) 
 

there are some existing fresh and salt water mains within the site and are 
affected by the proposed development.  Free access should be allowed for 
WSD at any time to carry out operation and maintenance of these water mains.  
In case the project proponent considers that diversion of these water mains is 
required, they should study the feasibility of diverting these water mains.  If 
diversion is considered feasible, the project proponent should submit their 
proposal for WSD’s consideration and approval.  The water mains diversion 
work shall be carried out by the project proponent at their own cost to the 
satisfaction of WSD. WSD will only carry out the connection works to the 
existing network and the associated connection cost should be borne by the 
project proponent.  
 

Fire Safety Aspect 
 
9.1.9 Comments of the Director of Fire Services (D of FS): 

 
(a) no in-principle objection to the application subject to fire service 

installations and water supplies for firefighting being provided to the 
satisfaction of D of FS. EVA arrangement shall comply with Section 6, 
Part D of the Code of Practice for Fire Safety in Buildings 2011 
administered by BD; and 
 

(b) detailed fire safety requirements will be formulated upon receipt of formal 
submission of general building plans. 

 
Urban Design, Visual & Air Ventilation Aspect 

 
9.1.10 Comments of CTP/UD&L, PlanD: 

 
(a) the conceptual layout for the Scheme has generally kept the existing 

low-rise setting of the RCP and PT, while compensating the loss of “O” 
zone with a POS of not less than 538m2.  Under the existing context, the 
“O” zone is a neighbourhood park surrounded by buildings with access 
from Sutherland Street off Queen’s Road West.  The reconfigured open 
space would have direct frontage onto Queen’s Road West improving 
visual and physical permeability with better visual linkages directing 
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pedestrians to the open space facilities.  Nonetheless, a large portion of 
the open space would be reprovisioned for the existing football field while 
the rest would form a linear open space along the residential tower.  
Opportunity should be taken to create active frontages to the open space 
with landscaping to soften the public realm.  Linkages with Li Sing Street 
Playground should also be maintained to ensure connection with the local 
open space network would not be lost; 
 

(b) in terms of visual impact, it is noted from the indicative scheme that the 
building block would mainly be situated at the site's south-eastern corner 
where currently is mainly zoned "R(A)7" and the proposed building height 
of 130mPD is not significantly higher than the permitted ones in the 
surroundings.  As such, visual impact of the proposed development 
should not be a main concern; and   

 
(c) no objection to the proposed development from air ventilation point of 

view. 
 

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

 
the proposed use, development massing and intensity may not be incompatible 
with adjacent developments with maximum building height ranging from 
110mPD to 130mPD.  In this regard, there is no comment from visual impact 
point of view. 

 
Landscape Aspect 
 
9.1.12 Comments of CTP/UD&L, PlanD: 
 

no comment on the submission of draft DSP from landscape planning 
perspective. 
 

Social Welfare Aspect 
 

9.1.13 Comments of the Secretary for Labour and Welfare (SLW) and Director of 
Social Welfare (DSW): 
 
(a) we are glad to know that URA has agreed to reserve an IFA of not less 

than 120 sq.m for elderly facilities in the project.  While we understand 
that URA has to take account of various factors in planning for the project, 
any further increase in the reserved area, should future circumstances 
allow, would be more than welcome given the rising demand for elderly 
services.  SWD will provide the schedule of accommodation and ancillary 
use requirements for the NEC sub-base within 6 months upon approval of 
the DSP as requested by URA, and 
 

(b) it is SWD's usual practice to select a non-governmental organisation 
(NGO) to operate the NEC sub-base on a subvented basis.  According to 
the standing arrangements, the construction cost for the NEC sub-base will 
be met by Lotteries Fund.  The premises for the NEC sub-base, upon 
satisfactory completion, will be assigned to the Government as 
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Government Accommodation and the Government will then lease the 
premises to the operating NGO by way of a tenancy agreement.  Indeed, 
there were similar examples in past URA developments.  As such, SWD 
would like to follow the existing arrangements in this case. 

 
Rehousing Aspect 
 
9.1.14 Comments of the Director of Housing: 

 
no comment from the re-housing point of view.  According to the 
Memorandum of Understanding signed between URA and Hong Kong 
Housing Authority (HKHA), HKHA agrees to provide a certain amount of 
re-housing units to URA annually for the purpose of re-housing the affected 
clearees.  URA shall nominate for the HKHA’s approval the allocation of 
re-housing units to affected clearees who have fulfilled the eligibility 
requirements.  While affected clearees may be offered, subject to availability, 
a choice of re-housing unit, local re-housing for affected clearees cannot be 
guaranteed by HKHA. 

 
Reprovision of 5-a-side soccer pitch and Provision of POS 
 
9.1.15 Comments of the Director of Leisure and Cultural Services (DLCS): 

 
(c) the facilities of the LCSD affected should be re-provided on a 

“like-to-like” basis, and the design of the new venue should be up to 
LCSD and its maintenance departments’ latest requirements, standards and 
satisfaction; 

 
(d) a better landscape design with soft landscape and leisure facilities other 

than pedestrian circulation in the area should be well demonstrated; and 
 

(e) URA should consult C&WDC and secure local community support on the 
proposal and temporary closure of the venue without interim provision of 
active facilities during the redevelopment works. 

 
Reprovision of Government RCP and PT 
 
9.1.16 Comments of the Director of Food and Environmental Hygiene (DFEH): 

 
(a) the project proponent should bear all the capital costs of both the 

demolition and reprovisioning works.   
 

(b) the RCP cum PT should be constructed/reprovisioned by the project 
proponent in accordance with the prevailing Handbook on Standard 
Features for Refuse Collection Points of FEHD, Handbook on Standard 
Features for Public Toilets of FEHD, the Technical Schedule to be drawn 
up specifying the technical requirements and the statutory requirements, 
such as the fire safety and barrier-free requirements of the Fire Services 
Department and BD, etc..  The layout design and the material/colour 
schemes of the PT would be subject to the vetting and endorsement of the 
Working Group on Upgrading of Public Toilets (consisted of members 
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from the senior management of ArchSD and FEHD) and its Pre-vetting 
Committee before the design is taken as accepted; 

 
(c) URA is reminded that the new location of the reprovisioned RCP cum PT 

necessitated by the Scheme should be subject to the consideration and 
agreement by FEHD in advance; 

 
(d) the provision (e.g. the number of toilet compartments) in the reprovisioned 

RCP cum PT should normally be not less than that of the existing 
one.  The provision vis-a-vis the Schedule of Accommodation of the 
reprovisioned RCP cum PT would be subject to vetting by the Property 
Vetting Committee in due course; 

 
(e) to maintain the service to the public, temporary RCP and toilet provision, 

such as portable toilets, should be provided by the project proponent 
throughout the works period until the completion, handover and successful 
commissioning of the reprovisioned RCP cum PT; 

 
(f) any local consultation required for the reprovisioning should be carried out 

by the project proponent; 
 

(g) if there is any other existing FEHD facility to be affected by the Scheme, 
prior consent should be obtained from FEHD.  Reprovisioning of the 
affected facilities by the project proponent up to the satisfaction of FEHD 
is required.  The project proponent should bear the capital costs of the 
reprovisioned facilities to FEHD; 

 
(h) if FEHD is invited to take up the management of any new/additional 

facilities arising from the Scheme, FEHD should be consulted and prior 
written consent from FEHD should be obtained; and 

 
(i) if provision of street cleansing/street washing/litter-picking service for any 

roads, carriageways, footpaths, paved areas subway, footbridge, associated 
lift, lift tower, etc. is required, FEHD should be separately 
consulted.  Prior consent from FEHD should be obtained and sufficient 
amount of recurrent cost should be provided to FEHD. 

 
Others 

 
9.1.17 Comments of the District Officer (Central and Western), Home Affairs 

Department:  
 
C&W District Council (DC) members have expressed the following views at 
the 14th DC meeting on 10.5.2018: 

 
(i) suggest to preserve the 5-a-side soccer pitch given its high usage rate; 

 
(ii) suggest to include the whole area of Li Sing Street Playground in its 

enhancement programme and implement by phases; 
 

(iii) suggest to enhance protective measures to residents of nearby buildings 
from possible nuisance, such as smell from RCP, etc.; and  
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(iv) suggest to use the second floor as elderly welfare services or for other 

welfare service provision in order to meet the service demand of the 
community. 

 
9.1.18 The following government departments have no comment on the draft 

DSP/URA’s responses to departmental comments (Annexes E-1 and E-2):  
 

(a) Secretary for Development; 
(b) Project Manager (South), Civil Engineering and Development 

Department; 
(c) Head of Geotechnical Engineering Office, Civil Engineering and 

Development Department 
(d) Senior Inspector of Road Management Office (Traffic Hong Kong Island), 

Hong Kong Police Force; and 
(e) District Operations Officer (Central District), Hong Kong Police Force. 

 

9.2 URA’s responses to the above departmental comments on the draft DSP are at Annexes 

E-1 and E-2 and briefly highlighted below: 
 

(a) URA has no objection to include a strip of government land within the DSP as 
suggested by CES/UR, LandsD, in view of the concerned strip of land is 
unallocated and unleased government land, and there are no encumbrances for the 
land; 

 
(b) URA will consult C&WDC and seek agreement from LCSD on the advanced 

works of reprovisioning/upgrading of facilities (including the 5-a-side soccer 
pitch and barrier-free access) of Li Sing Street Playground; 

 
(c) URA will liaise with FEHD on the design of the RCP and PT in accordance with 

the prevailing standards.  Statutory requirements of BD and FSD will be fulfilled 
at the GBPs submission stage;  

 
(d) on the issue about part of the Scheme falling within the Railway Reserve for 

Control of Building Plan Boundary – West Island Line, URA will seek comments 
from the MTR Corporation Ltd. and RDO at GBP submission stage; and 

 
(e) URA will liaise with HyD, LandsD and other relevant departments during the 

land grant preparation stage regarding the future management, maintenance 
responsibilities and relevant clauses of the strip of existing footpath at In Ku Lane 
being maintained by HyD; 

 

 

10 Public Consultation 

 

10.1 Under the administrative arrangements to enhance transparency in the processing of 
draft DSP submitted after the commencement of the Town Planning (Amendment) 
Ordinance, the draft DSP (including Stage 1 SIA report) and the Stage 2 SIA report 
were made available for public inspection/comment in the Planning Enquiry Counters 
of PlanD starting from 27.3.2018 to 17.4.2018 and from 8.5.2018 to 29.5.2018 
respectively. 
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10.2 During the two inspection periods of the draft DSP and Stage 2 SIA report, a total of 
27 comments were received.  3 additional comments from individuals were received 
outside the inspection periods.  Among these 30 comments, there are 5 supporting/ 
positive comments, 10 objecting comments on the ground that the RCP cum PT and 
the soccer pitch would be affected, and 15 comments expressing general views.   

 
10.3 There are 25 comments from the general public mainly to request for inclusion into 

the DSP boundary and expressing views on the proposed development; 2 comments 
from the Chairman of C&WDC, Mr YIP Wing-shing and C&WDC member Mr KAM 
Nai-wai to convey members’ views expressed in the C&WDC meeting on 10.5.2018;   
2 from local concern groups in which one expressed support to the Scheme while one 
suggested to relocate the proposed building to the west of the Site; and 1 comment 
from the Incorporated Owners of 163 Queen’s Road West to request for inclusion into 
the DSP boundary.  A full set of the public comments received are at Annex F for 
Members’ reference 

 

10.4 URA has provided responses to the public comments in Annex E-2.  The main 
public comments and URA’s responses are summarised below:  

 

Public Comments URA’s responses 

Planning and Design Concerns 

(a) Disagreed to rezone the RCP of 
G/IC use to residential use.  The 
RCP should retain its zoning of 
G/IC because it serves not only the 
needs of residential users, but also 
the commercial users in the wider 
C&W district. 

The URA intended to reprovide the 
RCP in the Scheme through rezoning 
the whole site to “R(A)23” to enable 
integration of the RCP within the 
podium of the future residential 
development so as to improve the 
overall environment and minimise the 
visual impact of a free-standing RCP.  
The reprovisioned RCP will be handed 
over to FEHD for management and 
maintenance and will serve the public 
in the neighbourhood. 

(b) Opposed to providing car parking 
spaces in the Scheme; 
 

(c) the proposed car parking spaces is 
insufficient.  URA should explore 
to add another floor of basement 
car park and extending the car park 
under the playground should be 
explored. 

As explained in the TIA, the site is of 
severe site constraints while it is served 
by well-established public transport.   
 
URA would explore smart parking 
technique to provide about 15 to 16 
parking spaces within 1 level of 
basement served by a car lift. 

(d) suggested to provide other 
community facilities in the 
development such as library, 
elderly homes, and food waste 
recycling facilities; 

There is no government department 
requesting for provision of a library or 
other facilities within the Scheme. 
 
In view of the pressing need of elderly 
facilities, URA has agreed to provide an 
NEC sub-base of not less than 120m2 
IFA. 
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Public Comments URA’s responses 

(e) URA’s proposal would impede 
natural wind flow around the site 
and degrade the daylighting quality 
at the buildings and at the street 
level; 

 
(f) the view from the new 

development is also greatly 
restricted by the surrounding 
buildings. 

The design of the new development 
will comply with the health standards 
and regulations as stipulated in the 
Building (Planning) Regulations 
(B(P)R) for daylight and ventilation 
requirements. 
 
According to the Expert Evaluation 
(EE) on the air ventilation assessment, 
the easterly wind is the prevailing wind 
throughout the year and easterly and 
south-westerly wind is the prevailing 
summer wind.  Some wind will enter 
the site from the north or from the east 
through the gap between buildings.  
The axis of the proposed block is 
parallel to the Queen’s Road West so 
that it will not obstruct the easterly 
prevailing wind.  
 
Besides, a new POS will be opened at 
Queen’s Road West to create a new 
wind corridor that allows south-west 
summer prevailing wind to enhance the 
wind flow to the inner area.  

(g) An alternative proposal was 
submitted by the Queen’s Road 
West/In Ku Lane Development 
Concern Group.  The major 
elements of the proposal are 
summarised as follows: 
 
(i) to locate the new tower to the 

west end to maintain a more 
reasonable building separation 
and reduce the “screen wall” 
effect brought by the URA’s 
proposal; 
 

(ii) the new location can capture 
an unobstructed view towards 
King George V Park at its 
south; and 

 
(iii) the public access towards the 

playground can be achieved by 
elevating the base of the tower, 
a shaded public leisure space 
can be created, which is more 
useful and favourable to the 

A shaded POS under the footprint of 
the tower would create an open space 
with no sunlight.  
 
The design of the new development 
will comply with the health standards 
and regulations as stipulated in the 
B(P)R for daylight and ventilation 
requirement. 
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Public Comments URA’s responses 

public than a bare open-air 
space as proposed by the 
URA, especially during 
summer and raining season. 

Requesting for Inclusion into the DSP boundary 

(h) Requested to include tenement 
buildings at 153 to 183 Queen’s 
Road West (odd nos.) into the 
Scheme due to the following 
reasons: 
 
(i) most of the buildings are old 

(about or over 50 years) and 
dilapidated; 
 

(ii) poor hygiene; 
 

(iii) for better continuity and 
planning; 

 
(iv) more cost effective and 

beneficial to society 

The URA would consider different 
factors such as building conditions, 
building age, allocation of resources, 
ownership status, re-planning and 
restructuring of land uses to bring 
planning gains to the community.  For 
the 3 street blocks at 153 to 183 
Queen’s Road West, some buildings are 
relatively young, e.g. 29 years for Nos. 
159 to 161, 31 years for No. 167 and 34 
years for No. 169, and there is a 
building (No. 153) within the street 
blocks which is under single ownership. 
 
URA recommended the current draft 
DSP for the Board’s consideration.  
The Board could decide if there should 
be any amendment to meet the 
comments to include the concerned 
buildings into the DSP boundary. 

Reprovision of In Ku Lane RCP cum PT 

(i) Agreed that the existing RCP and 
PT should be demolished since 
these facilities are currently 
affecting the living condition of 
residents of Kam Yu Mansion. 

(j) Reprovision of RCP can upgrade 
the facilities and alleviate the noise 
and odour problems. 
 

(k) Opposed to the redevelopment of 
the RCP and PT since the 
reprovision of these facilities 
would take a few years and would 
adversely affect the residents in the 
area.  

The URA will reprovide the RCP and 
PT by integrating these facilities in the 
podium of the future residential 
development so as to improve the 
overall environment and minimise the 
visual impact.  The reprovisioned RCP 
will be reconfigured and upgraded with 
improved operation, enhanced standard 
and improved odour treatment.  
 
During the construction phase, a small 
RCP with agreement with FEHD will 
be provided to maintain the refuse 
collection services. 

Reprovision of 5-a-side soccer pitch and POS at Li Shing Street Playground 

(l) The 5-a-side soccer pitch is an 
important recreation facility for 
residents/schools in the district, it 
is also some of the limited open 
space for air ventilation in the area; 

 
 

The 5-a-side soccer pitch will be 
reprovided through rationalising the 
land use and layout, to provide a POS 
fronting Queen’s Road West, improve 
the accessibility of Li Sing Street 
Playground and enhance the utilisation 
of the POS.  The Scheme takes the 



-  22  - 

 

Public Comments URA’s responses 

(m) more elderly fitness facilities 
should be provided; and 

 
(n) the connection of In Ku Lane and 

Queen’s Road West through the 
proposed POS is not necessary.  
The additional passageway (i.e. the 
POS) will reduce the area available 
for use in the neighbourhood. 
 

 

opportunity to holistically improve the 
built environment through 
redevelopment and integration of 
revitalisation strategy to enhance the Li 
Sing Street Playground. 
 
Subject to the approval of the Scheme 
and agreement of C&WDC and LCSD, 
URA proposed to enhance and 
reconfigure the facilities in Li Sing 
Street Playground, including the 
5-a-side soccer pitch and other new 
facilities that could meet the needs of 
the district.  

URA’s Acquisition and Re-housing Policies 

(o) property owners who are 
non-occupier/operators were not 
surveyed in the SIA, and their 
views on redevelopment were not 
taken into account. 

The purpose of the SIA is to assess the 
various social impacts of the proposed 
project to the affected residents and 
shop operators and to propose 
mitigation measures to alleviate the 
impacts.  Other stakeholders who are 
not living or operating within the 
Scheme area can submit their views on 
the redevelopment to the Board for 
consideration. 

(p) acquisition through monetary 
means is inadequate.  It is 
preferred to compensate with 
property, such as shop-for-shop in 
the same neighbourhood or in the 
future development, and may 
include the right of first refusal or 
first order. 

URA’s prevailing compensation policy 
is based on the decision of Finance 
Committee of the Legislative Council 
on “Home Purchase Allowance and 
Ex-gratia Allowance for Owners and 
Legal Occupiers of Commercial 
Properties” in 2001.  There is 
currently no policy on shop-for-shop 
compensation.  Nevertheless, URA 
will help affected operators to identify 
suitable premises in the district of the 
redevelopment project to enable 
affected shop operators to relocate and 
continue operation in the same district 
as far as practicable.  
 
For shops with local characteristics, 
special arrangements similar to the 
Sung Hing Lane/Kwai Heung Street 
development project to allow the 
affected shop operators to continue its 
operation upon completion of the 
redevelopment may be considered. 
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10.5 On 10.5.2018, URA consulted the Central & Western District Council (C&WDC) on 
the draft DSP.  The minutes of the meeting are in Annex G and the main comments 
of members and URA’s responses are summarised below:  

 

C&WDC Members’ Comments URA Responses 

(a) To preserve the 5-a-side soccer 
pitch given its high usage rate. 

Should the draft DSP be approved and 
subject to agreement with LCSD, URA 
proposed to carry out advanced 
improvement works at part of the Li 
Sing Street Playground to reprovide the 
5-a-side soccer pitch in a “like-to-like” 
basis through rationalising the layout of 
the Playground.  
 
Subject to the comments of C&WDC 
and LCSD, URA can consider to 
enhance the rest of the Li Sing Street 
Playground in future.  It can be 
implemented under separate 
revitalisation programme.  
 
A POS of not less than 538m2 is 
proposed within the Scheme to provide 
direct frontage on Queen’s Road West 
to improve the connectivity, safety and 
comfort of the users.  It also allows 
better connection with the Li Sing Street 
Playground.  Subject to liaison and 
agreement with LCSD on the future 
design of the POS, it will provide both 
soft and hard landscape and possible 
elderly facilities to facilitate different 
users to enjoy the open space.  

(b) To include the whole area of Li 
Sing Street Playground in its 
enhancement programme and 
implement by phases. 

(c) To provide sufficient POS and 
facilities for different cohorts of 
citizens. 

(d) To enhance protective measures to 
residents of nearby buildings from 
possible nuisance, such as smell 
from RCP, etc. 

For the design of the future RCP, it will 
integrate with the podium of the 
development to minimise visual and 
environmental impact to the 
surrounding residential developments.  
The design of the RCP and PT will 
follow their prevailing standards.  
Statutory requirements of BD and FSD 
will be fulfilled at GBPs submission 
stage to improve the existing operation 
conditions.  

(e) To use the second floor as elderly 
welfare services or for other 
welfare service provision in order 
to meet service demand of the 
community. 

In view of the pressing need for elderly 
facilities, URA has no objection to 
reserve an IFA of not less than 120m2 
for the provision of an NEC sub-base 
within the project. 
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11 Planning Department’s Views 

 

11.1 For the following reasons, the PlanD has no objection to the draft DSP in general: 
 
(a) the proposed Scheme can improve the overall environment of the area which 

will be beneficial to the residents living in the dilapidated tenement builidings.  
The proposed new layout of the Scheme, which has rationalised the existing 
land uses in the area including the existing Li Sing Street Playground and the 
government RCP cum PT.  It will also open up the Li Sing Street Playground, 
which is a ‘land-locked’ public open space by providing it with a direct street 
frontage onto Queen’s Road West and thus, enhance the accessibility and 
attractiveness of the public open space to the local community.  The 
reprovisioned RCP cum PT will be provided with modern de-odouring facilities, 
which will bring improvement to the general environment of the area; 
 

(b) the proposed zoning of the area to “R(A)23” with a BH restriction of 130mPD is 
considered appropriate as the resultant development would be generally 
compatible with the existing character of the area, i.e., developments with the 
ground and lower floors for non-domestic uses and upper floors for residential 
uses.  The proposed BH of 130mPD is in line with the current BH restriction of 
the “R(A)7” zone for sites that are larger than 400m2;  
 

(c) while the draft DSP has a gross site area of 2,046m2, the net site area proposed 
for GFA calculation purposes is only 1,318m2 after excluding the 5-a-side 
soccer pitch and the pavement.  The net site area adopted by URA is 
considered acceptable; 
 

(d) the reconfiguration of the 5-a-side soccer pitch and the basketball court and the 
sitting-out area is a ‘like-to-like’ reprovisioning of existing facilities and is 
acceptable to DLCS.  There is no net loss of public open space.  Also, the 
proposed reprovisoning of the government RCP cum PT is acceptable to DFEH.  
The facilities, upon completion, will be handed back to the concerned 
departments for management and maintenance;  

 
(e) an NEC sub-base of not less than 120m2 IFA will be provided by URA in the 

Scheme.  Currently, a number of subvented NECs in the C&W district are 
undersized and there are no welfare premises or public housing development 
sites available to accommodate the NEC sub-base.  Hence, the proposed NEC 
sub-base can alleviate the acute demand for the NEC sub-base in the area in 
particular when the general population is aging; and 

 

(f) the relevant government departments have been consulted on the draft DSP and 
their concerns have been satisfactorily addressed by URA. 

 
11.2 There is a strip of land (about 51m2) sandwiched between the existing RCP and Kam 

Yu Mansion which is confirmed by DLO/HKW to be unallocated and unleased 
government land, though the exact lot boundary would be subject to survey.  As 
URA has no objection to include it into the DSP boundary, that strip of land is 
recommended to be included into the DSP boundary in order to put all government 
land to efficient use. 
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12 Proposed Amendments to the Approved Sai Ying Pun & Sheung Wan OZP No. S/H3/31 

 
Proposed Amendments to Matters Shown on the OZP (Annex I-1) 
 
12.1 If the Board decides to deem the draft DSP as being suitable for publication in 

accordance with section 25(9) of the URAO, the draft DSP shall, from the date that 
the exhibition of the draft DSP is first notified in the Gazette, replace or amend 
according to its tenor, the OZP relating to the area covered by the Scheme.  The area 
covered by the draft DSP will be excised from the OZP. 

 
12.2 As there will be some residual land at In Ku Lane that is zoned “G/IC” on the OZP 

(Plans 7, 8 and 13), it is proposed to rezone the residual “G/IC” land to an area shown 
as ‘Pedestrian Precinct/Street’ (Item A) on the OZP, to tie in with the zoning covering 
In Ku Lane. 

 
12.3 Opportunity will also be taken to make some minor boundary adjustments for the 

“R(A)7” zone at Kam Yu Mansion to ensure that the zoning boundary and the lot 
boundary tally with one another. 
 

Proposed Amendments to the Notes of the OZP 
 
12.4 There is no need to make amendments to the Notes of the OZP. 
 
 
Revision to the Explanatory Statement (ES) of the OZP 
 
12.5 Relevant paragraphs will be inserted in the Explanatory Statement (ES) of the OZP to 

take into account the DSP and the corresponding amendments to the planning scheme 
area of the OZP and the area of land under the “R(A)”, “G/IC” and “O” zoning on the 
OZP.  An extract of the relevant pages of the revised ES for the OZP (with the 
proposed amendments marked in bold and italics and deletions crossed out) is at 

Annex I-2  
 
 Plan Number 
 

12.6 Upon exhibition for public inspection, the OZP will be renumbered as S/H3/32. 
 
 

13 Decision Sought 

 
Draft DSP 

 
13.1 The Board is invited to consider whether to include the strip of government land into 

the DSP boundary.  Should the Board agree to include the strip of government land 
into the Queen’s Road West/In Ku Lane Development Scheme, the Board is invited to 
consider the following: 

 
(a) deem the draft URA Queen’s Road West/In Ku Lane DSP No. S/H3/URA3/A (to 

be renumbered No. S/H3/URA3/1 upon exhibition for public inspection) and the 
Notes at Annexes H-1 and H-2 as being suitable for publication as provided for 
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under section 25(6) of the URAO, so that the draft DSP shall be exhibited for 
public inspection under section 5 of the TPO; 

 
(b) endorse the ES of the draft DSP at Annex H-3 and adopt it as an expression of 

the Board's planning intention and objectives of the Plan, and agree that the ES as 
being suitable for public inspection together with the draft DSP; 

 
(c) agree that the draft DSP, its Notes and ES are suitable for submission to the 

C&WDC for consultation/information upon exhibition of the DSP; and 
 

(d) note the Stage 1 and Stage 2 Social Impact Assessment reports of the DSP. 
 
13.2  Alternatively, the Board may refuse to deem the DSP as being suitable for 

publication. 
 
Proposed Amendments to OZP 
 
13.3  If the Board decides to deem the draft DSP as being suitable for publication as 

mentioned in paragraph 13.1 above, Members are invited to consider the related 
amendments to the OZP and to:  

 
(a) agree to the proposed amendments to the approved Sai Ying Pun & Sheung Wan 

OZP and that the draft Sai Ying Pun & Sheung Wan OZP No. S/H3/31A at 
Annex I-1 (to be renumbered as S/H3/32 upon exhibition) and its Notes are 
suitable for exhibition under section 5 of the TPO; and  

 
(b) adopt the revised ES at Annex I-2 for the draft Sai Ying Pun & Sheung Wan 

OZP No. S/H3/31A as an expression of the Board's planning intention and 
objectives for the various land use zones of the OZP, and agree that the revised 
ES as being suitable for public inspection together with the draft OZP. 

 
 

14 Attachments  

 
 Annex A Letter dated 16.3.2018 
 Annex B Planning Report 
 Annex C Letter dated 2.5.2018 
 Annex D SIA Stage 2 Report  
 Annex E-1 Letter dated 14.6.2018 providing responses to comments of 

Government departments with revised technical assessments 

 Annex E-2 Letter dated 4.7.2018 providing responses to public comments  
 Annex E-3 Letter dated 26.7.2018 providing response to comments of 

Government departments  
 Annex F Public Comments 
 Annex G Extracts of Minutes of C&WDC Meeting held on 10.5.2018 
 Annex H-1 Draft URA Queen’s Road West/In Ku Lane DSP No. S/H3/URA3/A 
 Annex H-2 Notes of the Draft URA Queen’s Road West/In Ku Lane DSP No. 

S/H3/URA3/A 
 Annex H-3 ES of the Draft URA Queen’s Road West/In Ku Lane DSP No. 

S/H3/URA3/A 
 Annex I-1 Draft Sai Ying Pun & Sheung Wan OZP No. S/H3/31A 
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 Annex I-2 Extract of ES of the Draft Sai Ying Pun & Sheung Wan OZP No. 
S/H3/31A 

 Drawing 1 Building Condition 
 Drawing 2 Block Plan 
 Drawing 3 Pedestrian Circulation  
 Drawing 4 to 12 Notional Scheme 
 Drawing 13 Proposed Access Arrangement 
 Drawing 14 Pedestrian Connection and Access Arrangement at proposed RCP 
 Plan 1 Location Plan 
 Plan 2 Site Plan 
 Plan 3 Net Site Area 
 Plan 4 Building Age and Building Height Plan  
 Plan 5 Comparison of POS Provision 
 Plan 6 to 7 Proposed Amendments to OZP 
 Plan 8  Aerial Photo 
 Plan 9-13 Site Photos  
   
   

PLANNING DEPARTMENT 

AUGUST 2018  
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DRAFT URBAN RENEWAL AUTHORITY 

QUEEN'S ROAD WEST/IN KU LANE 

DEVELOPMENT SCHEME PLAN NO. S/H3/URA3/A 

 

(Being a Draft Plan for the Purposes of the Town Planning Ordinance prepared by the 

Urban Renewal Authority under section 25 of the Urban Renewal Authority Ordinance) 

 

 

NOTES 

 

(N.B. These form part of the Plan) 

 

 

(1) These Notes show the uses or developments on land falling within the 

boundaries of the Plan which are always permitted and which may be 

permitted by the Town Planning Board (TPB), with or without conditions, on 

application. Where permission from the TPB for a use or development is 

required, the application for such permission should be made in a prescribed 

form. The application shall be addressed to the Secretary of the TPB, from 

whom the prescribed application form may be obtained. 

 

(2) Any use or development which is always permitted or may be permitted in 

accordance with these Notes must also conform to any other relevant 

legislation, the conditions of the Government lease concerned, and any other 

Government requirements, as may be applicable. 

 

(3) (a) No action is required to make the existing use of any land or building 

conform to this Plan until there is a material change of use or the 

building is redeveloped. 

 

 (b) Any material change of use or any other development (except minor 

alteration and/or modification to the development of the land or building 

in respect of the existing use which is always permitted) or 

redevelopment must be always permitted in terms of the Plan or, if 

permission is required, in accordance with the permission granted by the 

TPB. 

 

 (c) For the purposes of subparagraph (a) above, “existing use of any land or 

building” means – 

 

(i) before the publication in the Gazette of the notice of the first 

statutory plan covering the land or building (hereafter referred as 

‘the first plan’), 

 

• a use in existence before the publication of the first plan which 

has continued since it came into existence; or 
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• a use or a change of use approved under the Buildings 

Ordinance which relates to an existing building; and 

 

(ii) after the publication of the first plan, 

 

• a use permitted under a plan which was effected during the 

effective period of that plan and has continued since it was 

effected; or 

 

• a use or a change of use approved under the Buildings 

Ordinance which relates to an existing building and permitted 

under a plan prevailing at the time when the use or change of 

use was approved. 

 

(4) Except as otherwise specified by the TPB, when a use or material change of 

use is effected or a development or redevelopment is undertaken, as always 

permitted in terms of the Plan or in accordance with a permission granted by 

the TPB, all permissions granted by the TPB in respect of the site of the use or 

material change of use or development or redevelopment shall lapse. 

 

(5) Road widths, road junctions and alignments of roads may be subject to minor 

adjustments as detailed planning proceeds.  

 

(6) Temporary uses (expected to be 5 years or less) of any land or building are 

always permitted as long as they comply with any other relevant legislation, 

the conditions of the Government lease concerned, and any other Government 

requirements, and there is no need for these to conform to the zoned use or 

these Notes. For temporary uses expected to be over 5 years, the uses must 

conform to the zoned use or these Notes. 

 

(7)  The following uses or developments are always permitted on land falling 

within the boundaries of the Plan except where the uses or developments are 

specified in Column 2 of the Schedule of Uses: 

 

(a)  provision, maintenance or repair of plant nursery, amenity planting, open 

space, rain shelter, refreshment kiosk, road, bus/public light bus stop or 

lay-by, cycle track, Mass Transit Railway station entrance, Mass Transit 

Railway structure below ground level, taxi rank, nullah, public utility 

pipeline, electricity mast, lamp pole, telephone booth, 

telecommunications radio base station, automatic teller machine and 

shrine; and  
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(b)  geotechnical works, local public works, road works, sewerage works, 

drainage works, environmental improvement works, marine related 

facilities, waterworks (excluding works on service reservoir) and such 

other public works co-ordinated or implemented by Government;  

 

(8)    In any area shown as 'Road', all uses or developments except those specified in 

paragraph (7) above and those specified below require permission from the 

TPB: 

 

on-street vehicle park, railway track and tram track. 

 

(9)  Unless otherwise specified, all building, engineering and other operations 

incidental to and all uses directly related and ancillary to the permitted uses 

and developments within the same zone are always permitted and no separate 

permission is required. 

 

(10)  In these Notes, “existing building” means a building, including a structure, 

which is physically existing and is in compliance with any relevant legislation 

and the conditions of the Government lease concerned. 

 

(11) Any development not compatible with the Urban Renewal Authority’s 

Development Scheme for the area is prohibited by virtue of section 25(4) of 

the Urban Renewal Authority Ordinance.   
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RESIDENTIAL (GROUP A) 23 

 

Column 1 

Uses always permitted 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

Ambulance Depot  

Flat 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

House  

Library  

Market  

Place of Recreation, Sports or Culture  

Public Clinic  

Public Transport Terminus or Station 

(excluding open-air terminus or station) 

Residential Institution 

School (in free-standing purpose-designed 

building only) 

Social Welfare Facility  

Utility Installation for Private Project  

Commercial Bathhouse/ Massage 

Establishment  

Eating Place  

Education Institution  

Exhibition or Convention Hall  

Hospital  

Hotel  

Institutional Use (not elsewhere 

specified) 

Mass Transit Railway Vent Shaft and/or 

Other Structure above Ground 

Level other than Entrances  

Office  

Petrol Filling Station  

Place of Entertainment 

Private Club  

Public Convenience  

Public Transport Terminus or Station (not 

elsewhere specified) 

Public Utility Installation 

Public Vehicle Park (excluding container 

vehicle) 

Religious Institution  

School (not elsewhere specified) 

Shop and Services  

Training Centre 

  

 

(Please see next page) 
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RESIDENTIAL (GROUP A)23 (Cont’d) 

 

In addition, the following uses are always 

permitted (a) on the lowest three floors of a 

building, taken to include basements; or (b) in 

the purpose-designed non-residential portion of 

an existing building, both excluding floors 

containing wholly or mainly car parking, 

loading / unloading bay and / or plant room:  

 

 

Eating Place 

Educational Institution   

Institutional Use (not elsewhere specified) 

Off-course Betting Centre 

Office  

Place of Entertainment  

Private Club  

Public Convenience 

Recyclable Collection Centre  

School  

Shop and Services  

Training Centre   

 

  

 

 

Planning Intention 

 

This zone is intended primarily for a high-density residential development with the 

provision of public open space, a government refuse collection point cum public toilet 

and a neighbourhood elderly centre sub-base.  Commercial uses are always 

permitted on the lowest three floors of a building or in the purpose-designed 

non-residential portion of an existing building. 

 

Remarks 

 

(1) 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 height, in terms of 

metres above Principal Datum, as stipulated on the Plan, or the height of the 

existing building, whichever is the greater.   

 

(2) A public open space of not less than 538m
2 
shall be provided for public use. 

The public open space shall not be used for GFA/ plot ratio calculation.  

 

(3) A government refuse collection point cum public toilet of not less than 860m
2 

GFA
 
and a neighbourhood elderly centre sub-base as required by the 

Government shall be provided.  

 

(Please see next page) 
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RESIDENTIAL (GROUP A) 23 (Cont’d) 

 

Remarks (Cont’d) 

 

 

 

(4) Any floor space that is constructed or intended for the use solely as the car 

park, loading/ unloading bay, plant room and caretaker’s office, or caretaker’s 

quarters and recreational facilities for the use and benefit of all the owners or 

occupiers of the domestic building or domestic part of the building, provided 

such uses and facilities are ancillary and directly related to the development or 

redevelopment, may be disregarded.    

 

(5) Based on the individual merits of a development or redevelopment proposal, 

minor relaxation of the building height restriction may be considered by the 

TPB on application under section 16 of the Town Planning Ordinance.  
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DRAFT URBAN RENEWAL AUTHORITY 

QUEEN'S ROAD WEST/IN KU LANE 

DEVELOPMENT SCHEME PLAN NO. S/H3/URA3/A  

 

(Being a Draft Plan for the Purposes of the Town Planning Ordinance prepared by the 

Urban Renewal Authority under section 25 of the Urban Renewal Authority Ordinance) 

 

 

EXPLANATORY STATEMENT 

 

Note:  For the purposes of the Town Planning Ordinance (the Ordinance), this 

statement shall not be deemed to constitute a part of the Plan. 

 

 

1. INTRODUCTION 

 

This explanatory statement is intended to assist an understanding of the draft 

Urban Renewal Authority (URA) Queen’s Road West/In Ku Lane 

Development Scheme Plan (DSP) No. S/H3/URA3/A. It reflects the planning 

intention and objectives of the Town Planning Board (the Board) for the area 

covered by the Plan.  

 

 

2. AUTHORITY FOR THE PLAN AND PROCEDURES 

 

 2.1 In the URA’s 16
th
 Business Plan (2017/18) approved by the Financial 

Secretary in early 2017, the Queen’s Road West/ In Ku Lane 

Development Scheme (C&W-006) was proposed to be processed as a 

Development Scheme under section 25 of the URA Ordinance 

(URAO).  

 

 2.2 On 16 March 2018, pursuant to section 23(1) of the URAO, the URA 

notified in the Government Gazette the commencement of 

implementation of the Queen’s Road West/ In Ku Lane Development 

Scheme.  
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 2.3 On 16 March 2018, the URA submitted the draft URA Queen’s Road 

West/ In Ku Lane DSP to the Board under section 25(5) of the URAO.  

 

2.4 On XXXX, the Board, under section 25(6)(a) of the URAO, deemed the 

draft URA Queen’s Road West/ In Ku Lane DSP as being suitable for 

publication. Under section 25(7) of the URAO, the draft DSP, which 

the Board has deemed suitable for publication, is deemed to be a draft 

plan prepared by the Board for the purposes of the Town Planning 

Ordinance (the Ordinance).  

 

2.5 On XXXX, the draft Queen’s Road West/ In Ku Lane DSP No. 

S/H3/URA3/1 (the Plan) was exhibited under section 5 of the 

Ordinance. By virtue of section 25(9) of the URAO, the Plan has from 

the date replaced the Approved Sai Ying Pun & Sheung Wan Outline 

Zoning Plan (OZP) No. S/H3/31 in respect of the area delineated and 

described herein.    

 

 

3. OBJECT OF THE PLAN 

 

The Plan illustrates that the Development Scheme Area (the Area) is 

designated as “Residential (Group A)23” (“R(A)23”). It is planned to be 

developed by means of the Development Scheme prepared under section 25 of 

the URAO.  The Development Scheme intends to be primarily for a high-

density residential development with the provision of a Government Refuse 

Collection Point (RCP) cum public toilet (PT), a Neighbourhood Elderly 

Centre (NEC) sub-base and a public open space. Commercial uses are always 

permitted on the lowest three floors of a building or in the purpose-designed 

non-residential portion of an existing building.   

 

 

4. NOTES OF THE PLAN 

 

4.1 Attached to the Plan is a set of Notes which shows the types of uses or 

developments which are always permitted within the Area in this zone 

and which may be permitted by the Board, with or without conditions, 

on application.  The provision for application for planning permission 
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under section 16 of the Ordinance allows greater flexibility in land use 

planning and control of development to meet changing needs. 

  

4.2 For the guidance of the general public, a set of definitions that explains 

some of the terms used in the Notes may be obtained from the 

Technical Services Division of the Planning Department and can be 

downloaded from the Board’s website at http://www.info.gov.hk/tpb.  

 

 

5. AREA COVERED BY THE PLAN 

 

5.1 The Development Scheme boundary which is shown in heavy broken 

line on the Plan, covers a total area of about 2,046m
2
. The Area 

comprises a row of tenement buildings, the In Ku Lane RCP cum PT, a 

5-a-side soccer pitch (being part of the Li Sing Street Playground),  

government lanes and pavement area. The Area is broadly bounded by 

Ko Shing Building and In Ku Lane to the north, Kam Yu Mansion and 

Largos Residences to the east, Queen’s Road West to the south and No. 

153 Queen’s Road West and the Li Sing Street Playground to the west.  

  

5.2 On the approved Sai Ying Pun & Sheung Wan OZP No. S/H3/31, the 

Area is zoned “Residential (Group A)7”, “Government, Institution or 

Community” and “Open Space” and an area shown as ’Road’ before 

the exhibition of the Plan.  

 

 

6. EXISTING CONDITIONS 

 

6.1 The buildings within the Area are between 4 and 6 storeys and 

predominantly residential in nature with commercial/retail shops.  The 

existing buildings are in a dilapidated condition.  The residential units 

of the buildings facing Queen’s Road West are exposed to the noise 

and air pollutants generated from the road traffic.  

 

6.2 The 5-a-side soccer pitch within the Area is part of the Li Sing Street 

Playground managed by the Leisure and Cultural Services Department 

(LCSD). The 5-a-side soccer pitch is located in a relatively “land-

locked” location in the inner part of the street block surrounded by 
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buildings with low visibility and accessibility. It is also formed on a 

level a few meters below Queen’s Road West. Since the soccer pitch is 

fenced off, the only entrance of the soccer pitch is from the sitting-out 

area of Li Sing Street Playground to the west of the Area.  

 

6.3 The In Ku Lane RCP cum PT included in the Area is a 2-storey self-

standing building structure managed by the Food and Environmental 

Hygiene Department (FEHD). It is currently in use to carry out daily 

refuse collection activities to serve the neighbourhood in the district. 

The RCP is built on a similar formation level as the adjacent 5-a-side 

soccer pitch. Refuse collection vehicles can only use In Ku Lane to 

access and leave the RCP for daily operation. The PT is located at the 

ground floor of the RCP structure. The PT can be accessed via In Ku 

Lane or the Li Sing Street Playground.  

 

 

7. PLANNING AND LAND USE PROPOSALS  

 

7.1 On the Plan, the Area is zoned “R(A)23” and the Notes of the Plan 

indicated broadly the intended land use within the Area.  The area of 

the “R(A)23” zone is 1,880m
2
. 

 

  Uses    

 

7.2 The Area is intended for high-density residential development with the 

provision of public open space (POS), a government RCP cum PT and 

an NEC sub-base. Commercial uses are intended on the lowest three 

floors of a building or in the purpose-designed non-residential portion 

of an existing building.    

 

7.3 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 a height of 130 metres 

above Principal Datum (mPD) or the height of the existing building, 

whichever is the greater.    

 

7.4 To provide design flexibility, minor relaxation of the building height 

restriction may be considered by the Board on application under 
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section 16 of the Ordinance taking into account its individual planning 

and design merits.  

 

Internal Transport Facilities  

 

7.5 Ancillary car parking spaces will be provided in a basement car park to 

serve the residential cum retail/ commercial podium development with 

vehicular access from Queen’s Road West. Loading/unloading bay will 

be provided within the residential development on the ground floor. 

Separate loading/ unloading bay will be provided within the RCP for 

its operational needs.    

  

Government Refuse Collection Point and Public Toilet 

 

7.6 A new Government RCP cum PT  will be reprovided within the Area. 

The design and layout of the Government RCP and PT will be 

improved and better integrated with the podium of the future 

residential development to enhance the visual environment and the 

serviceability of the facility. The vehicular access of the new RCP will 

be maintained at In Ku Lane to minimise disturbance to the 

surrounding environment.  

 

7.7 To maintain the serviceability of the Government RCP during 

redevelopment, a small temporary RCP will be provided in the interim 

within the Area during the redevelopment. Detailed arrangement will 

be worked out with and agreed by FEHD.   

 

Public Open Space and Pedestrian Circulation  

 

7.8 Taking the opportunity of redevelopment, the redevelopment proposal 

aims to rationalise the land use configuration within the Area to 

provide a more accessible POS for public enjoyment.  A POS of about 

538m
2
 will be provided in the Area with direct access from Queen’s 

Road West. Visibility of the POS will be improved and this 

arrangement will also benefit the public for a more direct access to the 

rest of the Li Sing Street Playground. It can also enhance the 

walkability and pedestrian circulation of the area by serving as a 
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connection to and from Queen’s Road West and Ko Shing Street with a 

pleasant walking environment.  

 

7.9 The new POS will benefit a wider range of people in the local 

community. The 5-a-side soccer pitch will be re-provided through 

improvement work of the Li Sing Street Playground adjoining the Area 

and the POS. The re-arranged layout of the 5-a-side soccer pitch and 

basketball court would be implemented as advance works of the 

proposed project. 

 

7.10 The existing service lane at the rear of the tenement buildings within 

the DSP boundary will be closed and extinguished upon 

redevelopment of the site as it will serve no useful purpose afterwards.  

 

Neighbourhood Elderly Centre sub-base 

 

7.11 An NEC sub-base of about 120m
2
 Internal Floor Area (IFA) would be 

provided within the commercial podium of the proposed development. 

 

Landscaping and Greening 

 

7.12 Landscaping and greening will be provided in the new POS to create a 

“green pocket” and leisure environment in the area. Landscape design 

of the POS will take into account the physical sloping terrain of the 

Area to create a functional and convenient POS for enjoyment. Passive 

recreational facilities and a sitting out area will be provided within the 

POS subject to agreement with LCSD.   

 

7.13 To echo with the greening in the POS, greening on the podium edge 

and pedestrian level of the proposed development will be provided as 

far as practicable in line with the Sustainable Building Design 

Guidelines and to enhance the local streetscape.   

 

 

8. IMPLEMENTATION OF THE DEVELOPMENT SCHEME 

   

8.1 The proposals set out in the Plan form an integral part of the 

Development Scheme for the Area. 
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8.2 The URA does not own or lease any land within the boundaries of the 

Development Scheme and intends to acquire the properties within the 

Area of the Development Scheme. With respect to any of such 

properties which cannot be acquired by purchase, the Secretary for 

Development would consider, upon the application of the URA, 

recommending to the Chief Executive in Council the resumption of 

properties under the Lands Resumption Ordinance, if necessary. 

 

8.3 All eligible tenants will be offered an ex-gratia payment package in 

accordance with URA’s policy.  The URA has already entered into 

agreement with the Hong Kong Housing Society (HKHS) and the 

Hong Kong Housing Authority (HKHA) for the purpose of making 

available rehousing units by HKHS or HKHA to rehouse affected 

tenants who satisfy the eligibility criteria of HKHS or HKHA. 

 

8.4 Non-domestic tenants of properties acquired by URA whose tenancies 

are terminated by URA due to implementation of the Development 

Scheme may be offered an ex-gratia allowance to assist in their 

business relocation.  

 

8.5 The URA may implement the Development Scheme on its own or in 

association with one or more partners. 

 

 

 

TOWN PLANNING BOARD 

XXXX 2018 
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2.16 On 12 October 2012, the draft Sai Ying Pun & Sheung Wan OZP No. S/H3/28 

incorporating the amendments mainly to rezone the terraces and the stepped 

streets including U Lam Terrace, Rozario Street and Ladder Street to area 

shown as ‘Road’ as well as to incorporate a completed development previously 

covered by the approved Land Development Corporation (LDC) First 

Street/Second Street DSP No. S/H3/LDC5/2, was exhibited for public 

inspection under section 5 of the Ordinance.  During the exhibition period, a 

total of 21 representations were received.  On 21 December 2012, the Board 

published the representations for 3 weeks for public comments.  A total of 12 

comments were received.  After giving consideration to the representations and 

comments on 22 March 2013, the Board decided not to uphold the 

representations. 

 

2.17 On 10 September 2013, the CE in C, under section 9(1)(a) of the Ordinance, 

approved the draft Sai Ying Pun & Sheung Wan OZP, which was subsequently 

renumbered as S/H3/29.  On 27 September 2013, the approved Sai Ying Pun & 

Sheung Wan OZP No. S/H3/29 was exhibited for public inspection under 

section 9(5) of the Ordinance. 

 

2.18 On 30 August 2016, the CE in C referred the approved Sai Ying Pun & Sheung 

Wan OZP No. S/H3/29 to the Board for amendment under section 12(1)(b)(ii) 

of the Ordinance.  The reference back of the OZP was notified in the Gazette on 

9 September 2016 under section 12(2) of the Ordinance. 

 

2.19 On 21 October 2016, the draft Sai Ying Pun & Sheung Wan OZP No. S/H3/30   

incorporating amendment to rezone a site at 122A to 130 Hollywood Road 

from “G/IC” to “G/IC(2)” was exhibited for public inspection under section 5 

of the Ordinance.  During the exhibition period, a total of 635 representations 

were received. When the representations were published, no comment was 

received. After giving consideration to the representations on 21 April 2017, 

the Board decided to propose amendments to the Plan to partially meet the 

representations. On 12 May 2017, the proposed amendments were published 

under section 6C(2) of the Ordinance.  The proposed amendments were related 

to rezoning the site from “G/IC(2)” to “G/IC” and to amending the Notes of the 

“G/IC” zone.  During the publication period, 41 further representations were 

received.  After giving consideration to further representations, on 18 August 

2017, the Board decided that the draft OZP No. S/H3/30 should be amended by 

the proposed amendments under section 6G of the Ordinance. 

 

2.20 On 5 December 2017, the CE in C, under section 9(1)(a) of the Ordinance, 

approved the draft Sai Ying Pun & Sheung Wan OZP, which was renumbered 

as S/H3/31.  On 15 December 2017, the approved Sai Ying Pun & Sheung Wan 

OZP No. S/H3/31 (the Plan) was exhibited for public inspection under section 

9(5) of the Ordinance. 

 

2.21 On _____________ 2018, the CE in C referred the approved Sai Ying Pun & 

Sheung Wan OZP to the Board for amendment under section 12(1)(b)(ii) of 

the Ordinance.  The reference back of the OZP was notified in the gazette on 

_____________ 2018 under section 12(2) of the Ordinance. 

 

2.22 On _____________ 2018, the draft Sai Ying Pun & Sheung Wan OZP No. 

S/H3/32 (the Plan), indicating an area of the Plan replaced by the draft URA 

Annex I-2
TPB Paper No. 10465
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Queen’s Road West and In Ku Lane Development Scheme Plan (DSP) No. 

S/H3/URA3/1, was exhibited for public inspection under section 5 of the 

Ordinance.   

 

 

3. OBJECT OF THE PLAN 

 

3.1 The object of the Plan is to indicate the broad land use zonings and major 

transport networks so that development and redevelopment within the Planning 

Scheme Area can be subject to statutory planning control. 

 

3.2 The Plan is to illustrate the broad principles of development within the Planning 

Scheme Area.  It is a small-scale plan and the transport alignments and 

boundaries between the land use zones may be subject to minor adjustments as 

detailed planning proceeds. 

 

3.3 Since the Plan is to show broad land use zoning, there would be situations in 

which small strips of land not intended for building development purposes and 

carry no development right under the lease, such as the areas restricted for 

garden, slope maintenance and access road purposes, are included in the 

residential zones.  The general principle is that such areas should not be taken 

into account in plot ratio and site coverage calculations.  Development within 

residential zones should be restricted to building lots carrying development 

right in order to maintain the character and amenity of the Sai Ying Pun and 

Sheung Wan area and not to overload the road network in the area. 

 

 

4. NOTES OF THE PLAN 

 

4.1 Attached to the Plan is a set of Notes which shows the types of uses or 

developments which are always permitted within the Area and in particular 

zones and which may be permitted by the Board with or without conditions, on 

application.  The provision for application for planning permission under 

section 16 of the Ordinance allows greater flexibility in land use planning and 

control of development to meet changing needs. 

 

4.2 For the guidance of the general public, a set of definitions that explains some of 

the terms used in the Notes may be obtained from the Technical Services 

Division of the Planning Department and can be downloaded from the Board’s 

website at http://www.info.gov.hk/tpb. 

 

 

5. THE PLANNING SCHEME AREA 

 

5.1 The Planning Scheme Area (the Area) is located in the north-western part of the 

Hong Kong Island.  It is bounded by Hill Road to the west; Bonham Road and 

Caine Road to the south; and Jubilee Street, Pottinger Street, D’Aguilar Street 

and Glenealy to the east.  To the north, the Area fronts onto Victoria Harbour.  

The boundaries are shown in a heavy broken line on the Plan.  The size of the 

Area is about 146 hectares. 

 

5.2 The original shore-line was about mid-way between Queen’s Road West and 
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Wong Street, has an area of about 699m
2
.  Built in the late 1950’s, the existing 

tenement buildings on Wing Lee Street are of Chinese tenement style with Art 

Deco influence and are special in terms of their rather uniform design and 

contextual setting on a terrace.  The buildings at 17 and 19 Shing Wong Street, 

built in the same period, form an integral part of the cluster.  The “CDA” zone is 

intended primarily to preserve the existing character and ambience of the Wing 

Lee Street area.  The zoning is to facilitate appropriate planning control over the 

development mix, scale, design and layout of development.  Any 

development/redevelopment for residential and/or commercial uses should be 

planned in a comprehensive manner.  Residential use and ground floor shop and 

services use in an existing building are always permitted.  The following 

planning controls are applicable for this zone: 

 

(a) any new development or redevelopment, except alteration and/or 

modification to an existing building and new structure(s) for facilities 

that are ancillary and directly related to the always permitted uses, 

requires permission from the Town Planning Board in the form of Master 

Layout Plan submission under section 16 of the Town Planning 

Ordinance.  Planning permission should be obtained before demolition of 

any existing building; 

 

(b) a maximum building height of 4 storeys which generally reflects the 

existing building height; and 

 

(c) to provide flexibility for innovative design, minor relaxation of the 

building height restriction may be considered by the Board on application, 

and each application will be considered on its own merits. 

 

8.3 Residential (Group A) (“R(A)”) : Total Area  38.52ha 38.46ha 

 

8.3.1 This zone is intended primarily for high-density residential 

developments.  Commercial uses such as shop and services and eating 

place are always permitted on the lowest three floors of a building or in 

the purpose-designed non-residential portion of an existing building.  

Commercial uses on any upper floor above the lowest three floors or 

the purpose-designed non-residential portion will require planning 

permission from the Board.  Offices and hotel development may also 

be permitted upon application to the Board. 

 

8.3.2 Areas zoned for this purpose cover established residential 

neighbourhoods bounded by Connaught Road West and Des Voeux 

Road West to the north, Centre street to the east, Queen’s Road Central 

and Hollywood Road to the northeast, and Caine Road and Bonham 

Road to the south.   

 

8.3.3 The “Residential (Group A)1” site at 123 Hollywood Road covers the 

Hollywood Terrace redeveloped by the HKHS.  It has an area of about 

0.43ha and was previously zoned “CDA” for a residential 

development with a public open space of 1,560m
2
.  The 

redevelopment comprises two residential blocks and was completed in 

October 1999.   
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8.3.20 The “Residential (Group A)22” site at First Street/Second Street 

comprises the URA development known as the “Island Crest”.  It 

covers an area of about 0.35 ha and was previously zoned “CDA” on 

the approved LDC First Street/Second Street DSP No. S/H3/LDC5/2.  

The redevelopment comprises two residential blocks with commercial 

use and GIC facilities provided on the lower floors.  A public open 

space of 700m
2
 is also provided on the southern side of the site with 

access from Second Street.  The redevelopment was completed in 

2009. 

 

8.3.21 Minor relaxation of the gross floor area and building height 

restrictions, and the non-building area restrictions and setback 

requirements may be considered by the Board on application.  Each 

application will be considered on its own merits. 

 

8.4 Residential (Group C) (“R(C)”) : Total Area  0.26ha 

 

8.4.1 This zone is intended for low to medium-rise residential developments 

subject to specific plot ratio and building height restrictions to 

preserve the local character and to avoid adverse visual, air ventilation 

and traffic impacts from more intensive development. 

 

8.4.2 The “R(C)” zone covers sites in U Lam Terrace/Ladder Street Terrace 

and Wa In Fong East which are well-preserved terraced area located 

next to Ladder Street and Shing Wong Street respectively.  The sites 

are enclosed and tranquil residential area.  The streetscape and low to 

medium-rise residential developments in the area possess a human 

scale and create a different urban form in contrast with the high-rise 

mixed developments in the vicinity.  The generally low-rise character 

of the area also facilitates southerly downhill wind penetrating into 

Sheung Wan. 

 

8.4.3 The sites in U Lam Terrace/Ladder Street Terrace and Wa In Fong East 

are inaccessible by vehicular traffic and is connected to Caine Road 

via the stepped Ladder Street and Shing Wong Street respectively.  

Cumulative effect of more intensive developments would aggravate 

the existing traffic problems. 

 

8.4.4 Given the special local character of the area, the stepped street areas at 

U Lam Terrace/Ladder Street Terrace and Wa In Fong East are zoned 

“R(C)” in order to restrict development/redevelopment within these 

areas to residential use only with a maximum plot ratio of 5 or the plot 

ratio of the existing building whichever is the greater, and a maximum 

building height of 12 storeys or the height of the existing building 

whichever is the greater.   

 

8.4.5 Notwithstanding the above restrictions, consideration may be given to 

minor relaxation of the plot ratio and building height restrictions, and 

each proposal will be considered on its individual planning merits. 

 

8.5 Government, Institution or Community (“G/IC”) : Total Area  13.30ha 13.23ha  
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restrictions and setback requirement may be considered by the Board 

on application.  Each application will be considered on its own merits. 

 

8.6 Open Space (“O”) : Total Area  13.25ha 13.18ha 

 

8.6.1 This zone is intended primarily for the provision of outdoor open-air 

space for active and/or passive recreational uses serving the needs of 

local residents as well as the general public. 

 

8.6.2 Major existing open space include Blake Garden at Po Hing Fong, 

King George V Memorial Park at High Street and Hollywood Road 

Garden.  Active recreational facilities are provided in these open 

spaces. 

 

8.6.3 The Area has a shortage of open space.  To relieve the shortfall in open 

space provision, a waterfront site with an area of about 5.9 ha on the 

Western Reclamation has been developed into a district open space 

called Sun Yat Sen Memorial Park.  Land is also reserved for the 

development of a continuous waterfront promenade to the east and 

west of the Park.  The total area of the waterfront open space amounts 

to about 7.9 ha. 

 

8.6.4 Local open spaces are also distributed throughout the Area to provide 

neighbourhood leisure facilities for local residents. 

 

8.7 Other Specified Uses (“OU”) : Total Area 12.98ha 

 

This zone is intended primarily to provide/reserve land for purposes as specified 

below.  Development and redevelopment in the “OU” zones are subject to 

maximum building height in terms of mPD or number of storeys as stipulated 

on the Plan/in the Notes, or the height of the existing building, whichever is the 

greater.  Such developments, particular for those which are low-rise, serve to 

provide visual and spatial relief to the densely built-up environment of the Area.  

Minor relaxation of the building height restrictions may be considered by the 

Board on application.  Each application will be considered on its own merits. 

 

(a) The Western District Public Cargo Working Area of about 1.92 ha is 

located at the western end of the Western Reclamation.  

 

(b) A site of about 6.5 ha, located at the western portion of Western 

Reclamation, has been developed as the Western Wholesale Market. 

 

(c) A site of about 1.1 ha, part of which is located underneath the Hill Road 

Flyover at the western end of Western Reclamation, is used as a tram 

depot.  

 

(d) A site of about 0.13 ha at the junction of Fung Mat Road and Water 

Street is used as a liquefied petroleum gas filling station. 

 

(e) A site of about 0.2 ha near the waterfront on Western Reclamation has 

been developed as a ventilation building serving the WHC. 
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9. LAND DEVELOPMENT CORPORATION (LDC)/URBAN RENEWAL 

AUTHORITY (URA) DEVELOPMENT SCHEME PLAN (DSP) AREAS :  Total 

Area 0.94ha 1.13ha 

 

9.1 The URA was established on 1 May 2001 to replace the LDC and to take over 

the on-going urban renewal projects from LDC. 

 

9.2 Four Three areas have been designated as “LDC DSP Area” and/or “URA DSP 

Area”.  The land use zonings of the areas are depicted on the relevant 

LDC/URA DSPs and they will be implemented by the URA.  

 

9.3 The DSP for Peel Street/Graham Street covers an area of 0.52 ha.  URA intends 

to redevelop this area for commercial/residential uses to include public open 

space and GIC facilities.  The LDC Peel Street/Graham Street DSP No. 

S/H3/LDC4/2 was approved by the CE in C on 9 November 1999. 

 

9.4 The DSP for Staunton Street/Wing Lee Street covers an area of 0.2ha.  URA 

intends to redevelop this area for commercial/residential uses to include a 

public open space.  The URA Staunton Street/Wing Lee Street DSP No. 

S/H3/URA1/4 was approved by the CE in C on 8 May 2012.  

 

9.5 The DSP for Yu Lok Lane/Centre Street covers an area of 0.22 ha.  URA intends 

to redevelop this area for residential and retail uses to include a public open 

space.  The URA Yu Lok Lane/Centre Street DSP No. S/H3/URA2/2 was 

approved by the CE in C on 27 March 2007.  

 

9.6 The DSP for Queen’s Road West/In Ku Lane covers an area of 0.2 ha.  URA 

intends to redevelop this area for residential and commercial/retail uses to 

include a government refuse collection point, public toilet, a neighbourhood 

elderly centre sub-base and a public open space.  The draft URA Queen’s 

Road West/In Ku Lane DSP No. S/H3/URA3/1 was gazetted under section 

25(9) of the Urban Renewal Authority Ordinance (Chapter 563) on 

________________. 

 

 

10. COMMUNICATIONS 

 

10.1 Mass Transit Railway (MTR) 

 

The MTR service has been extended to Sheung Wan in May 1986.  The WIL 

was authorized by the CE in C under the Railways Ordinance (Chapter 519) on 

10 March 2009.  The construction works of WIL commenced in July 2009 and 

was commissioned on 28 December 2014 with HKU and Kennedy Town 

Stations. The Sai Ying Pun Station of WIL was opened to the public on 29 

March 2015.  Pursuant to section 13A of the Town Planning Ordinance, the 

railway scheme authorized by the CE in C under the Railways Ordinance shall 

be deemed to be approved under the Town Planning Ordinance.  The railway 

alignment, stations and structures (including station entrances, ventilation and 

plant buildings in Sai Ying Pun and University Stations) within the area, as 

described in the authorized railway scheme, are shown on the Plan for 

information only. 
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