
kswong3
打字機
城市規劃委員會文件第10933號附件 I

kswong3
打字機
Annex I of TPB Paper No. 10933



kswong3
打字機
城市規劃委員會文件第10933號附件 II

kswong3
打字機
Annex II of TPB Paper No. 10933

kswong3
線



List of Representers in respect of the

Draft Kau Pui Lung Road/Chi Kiang Street Development Scheme Plan No. S/K10/URA2/1

Representation No.
(TPB/R/S/K10/URA2/1-)

Name of Representer

R1 Chan Kwok Hing

R2 梁冬梅

R3 Hui Luen Sang

R4 Yeung Hing Tai

R5 Lam Wun Lai

R6 Ng Wai Ling

R7 Yu Kwok Fai (余國輝)

R8 Man Ying Yung

R9 Leung Pui Ching

R10 Liu Kam Shing

R11 Siu Chi Hang Freddie

R12 Choi Yuet Ying

R13 Wong Mei Lan Rosa

R14 Tsang Ho Chong

R15 Tse Po Bing, Emily

R16 Lam Yi Man Meir

R17 Lee Tak Wah

R18 Yim Yin Yee Susana

R19 黃衛國

R20 梁道尚

R21 Ng Aimee Melrose SY

R22 Chan Sin Kwan

R23 Kong Yuk Kee Tony

R24 Chan Wai Ming

Annex III of
TPB Paper No. 10933



2

Representation No.
(TPB/R/S/K10/URA2/1-)

Name of Representer

R25 Chan King Ho

R26 Chan Chi Wing

R27 Poon Chan Kit (潘贊杰)

R28 Cunningham Sydney Trentham

R29 Hui Tsz Kiu

R30 Lun Siu Kwan

R31 Chan Chak Man

R32 Chan Wai Lun

R33 林愛玲

R34 Woo Chun Hoi Dennis

R35 Lau Ngan Fung

R36 Wong Mei Ying

R37 甄敏宜

R38 Wong King Fung

R39 Li Suet Sam Cecilia

R40 Orr Tina Huy

R41 Orr Wah Tung Anthony

R42 Leonie Bejune Orr

R43 Leung Yuen Sze

R44 Alexander Junlong Orr

R45 林少如

R46 吳瑞珍

R47 許康輝

R48 鄭發銀

R49 Irene Mun Wa Wong (黃敏華)

R50 Lam Bik Chun (林碧珍)



3

Representation No.
(TPB/R/S/K10/URA2/1-)

Name of Representer

R51 So Yuet Wah

R52 許康民

R53 Hui Kam Wai Agnes

R54 Tsui Kwo (徐果)

R55 Gordon Peter Henry (高嘉華)

R56 Chan Yiu Shu Stephen (陳耀樞)

R57 Ip Chak Woon (葉澤桓)

R58 Tang Chor Fan Julia (鄧楚勳)

R59 Yeung Tsz Wa Edward (楊子華)

R60 Tang Kin Fan Eric

R61 Mary Mulvihill

R62 MTR Corporation Limited



4

List of Commenters in respect of the

Draft Kau Pui Lung Road/Chi Kiang Street Development Scheme Plan No. S/K10/URA2/1

Comment No.
(TPB/R/S/K10/URA2/1-)

                                Name of Commenter

C1 市區重建局 (Urban Renewal Authority)

C2 Wong Sze Nga

C3 Lam Wun Lai

C4 林漪汶

C5 Lam Chung

C6 Lau Ngai Fung

C7 Lam Fui

C8 Kwok Pui Yee

C9 Mary Mulvihill

C10 Chan Sum Yu Samuel

C11 Tse Fu Hing



jmcngan
文字框
Annex I of TPB Paper No. XXXXX

jmcngan
文字框
Annex IV of TPB Paper No. 10933























































































1

Provision of Major Community Facilities and Open Space in Ma Tau Kok OZP

Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

District Open Space 10 ha per 100,000
persons#

14.96 ha 16.03 ha 16.95 ha 1.98 ha

Local Open Space 10 ha per 100,000
persons#

14.96 ha 6.04 ha 6.51 ha -8.46 ha

Sports Centre 1 per 50,000 to
65,000 persons#

(assessed on a
district basis)

2 2 2 0

Sports Ground/
Sport Complex

1 per 200,000 to
250,000 persons#

(assessed on a
district basis)

0 0 0 0

Swimming Pool
Complex – standard

1 complex per
287,000 persons#

(assessed on a
district basis)

0 0 0 0

District Police
Station

1 per 200,000 to
500,000 persons

(assessed on a
regional basis)

0 0 0 0

Divisional Police
Station

1 per 100,000 to
200,000 persons

(assessed on a
regional basis)

0 1 1 1
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

Magistracy
(with 8 courtrooms)

1 per 660,000
persons

(assessed on a
regional basis)

0 0 0 0

Community Hall No set standard N.A. 0 0 N.A.

Library 1 district library for
every 200,000
persons

(assessed on a
district basis)

0 2 2 2

Kindergarten/
Nursery

34 classrooms for
1,000 children
aged 3 to under 6

56
classrooms

87
classrooms

87
classrooms

31
classrooms

Primary School 1 whole-day
classroom for 25.5
persons aged 6-11

(assessed by EDB
on a district/school
network basis)

196
classrooms

252
classrooms

282
classrooms

86
classrooms

Secondary School 1 whole-day
classroom for 40
persons aged 12-17

(assessed by EDB
on a territory-wide
basis)

188
classrooms

87
classrooms

87
classrooms

-101
classrooms&

(Sufficient at
present based on

EDB’s assessment
on a territory-wide

basis &)
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

Hospital 5.5 beds per 1,000
persons

(assessed by
Hospital Authority
on a
regional/cluster
basis)

871
beds

60
beds

84
beds

-787 beds^

(Will be catered for
in the 1st and 2nd

Ten-year Hospital
Development Plans
based on Hospital

Authority’s
assessment on a
regional/cluster

basis^)
Clinic/Health
Centre

1 per 100,000
persons

(assessed on a
district basis)

1 3 3 2

Child Care Centre 100 aided places
per 25,000 persons#

(assessed by SWD
on a local basis)

598 181 281 -317~

(A long-term target
assessed on a wider
spatial context by

SWD~)

Integrated Children
and Youth Services
Centre

1 for 12,000
persons aged 6-24#

(assessed by SWD
on a local basis)

2 1 1 -1~

(A long-term target
assessed on a wider
spatial context by

SWD~)

Integrated Family
Services Centre

1 for 100,000 to
150,000 persons#

(assessed by SWD
on a service
boundary basis)

1 3 3 2
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

District Elderly
Community Centres

One in each new
development area
with a population
of around 170,000
or above#

(assessed by SWD)

N.A. 1 1 N.A.

Neighbourhood
Elderly Centres

One in a cluster of
new and
redeveloped
housing areas with
a population of
15,000 to 20,000
persons, including
both public and
private housing#

(assessed by SWD)

N.A. 3 3 N.A.

Community Care
Services (CCS)
Facilities

17.2 subsidised
places per 1,000
elderly persons
aged 65 or above#

(assessed by SWD
on a district basis)

835 places 233 places 373 places -462 places~

(A long-term target
assessed on a wider
spatial context by
SWD~)

Residential Care
Homes for the
Elderly

21.3 subsidised
beds per 1,000
elderly persons
aged 65 or above#

(assessed by SWD
on a cluster basis)

1,034 beds 847beds 847beds -187 beds~

(A long-term target
assessed on a wider
spatial context by
SWD~)
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

Pre-school
Rehabilitation
Services

23 subvented
places per 1,000
children aged 0 –
6#

(assessed by SWD
on a district basis)

87
places

30
places

30
places

-57~

places

(A long-term target
assessed on a wider
spatial context by
SWD~)

Day Rehabilitation
Services

23 subvented
places per 10,000
persons aged 15 or
above#

(assessed by SWD
on a district basis)

295
places

325
places

425
places

130 places

Residential Care
Services

36 subvented
places per 10,000
persons aged 15 or
above#

(assessed by SWD
on a cluster basis)

461
places

177
places

597
places

136 places

Community
Rehabilitation Day
Centre

1 centre per
420,000 persons#

(assessed by SWD
on a district basis)

0 0 0 0

District Support
Centre for Persons
with Disabilities

1 centre per
280,000 persons#

(assessed by SWD
on a district basis)

0 0 0 0

Integrated
Community Centre
for Mental Wellness

1 standard scale
centre per 310,000
persons#

(assessed by SWD
on a district basis)

0 0 0 0
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Note :
The planned resident population is about 150,000.  If including transients, the overall planned population is about 158,000.  All
population figures have been adjusted to the nearest hundred.

Remark :
# The requirements exclude planned population of transients.

& The deficit in provision is based on OZP planned population while according to the Education Bureau (EDB), general
speaking, the provision of public sector primary school places is planned on a district basis and the public sector secondary
school places is on a territory-wide basis.  Under the prevailing mechanism, EDB will make reference to the school-age
population projections, which are compiled based on the population projections updated regularly by the Census and
Statistics Department, and take into account the actual number of students at various levels as well as the latest demographic
changes (including the number of newly-arrived children from the Mainland) in estimating the future demand for school
places and related resources.  EDB will consider factors such as the latest projections, other factors that may affect the
demand for school places in certain districts, different options to increase the supply of school places in particular districts,
the prevailing education policies (including to enhance teaching and learning environment through reprovisioning) etc.
before deciding whether it is necessary to allocate school premises for setting up new school(s) or reprovisioning of existing
school(s).  According to EDB’s assessment, at present, there are sufficient number of school places for the eligible
school-aged population in Kowloon City District.

^ The deficit in provision is based on OZP planned population while the Hospital Authority plans its services on a cluster basis,
and takes into account a number of factors in planning and developing various public healthcare services.  The Kowloon
Central Cluster (KCC) provides services for residents in Yau Ma Tei, Tsim Sha Tsui, Mong Kok, Kowloon City and Wong
Tai Sin districts.  There are a number of hospital redevelopment projects planned in the First and Second Ten-year Hospital
Development Plans (HDPs), which will provide additional beds for serving the population in KCC. The projected service
demand will be catered for in the First and Second Ten-year HDPs.

~ The deficit in provision is based on OZP planned population while the Social Welfare Department (SWD) adopts a wider
spatial context/cluster in the assessment of provision for such facility.  In applying the population-based planning standards,
the distribution of welfare facilities, supply in different districts, service demand as a result of the population growth and
demographic changes as well as the provision of different welfare facilities have to be considered.  As the HKPSG
requirements for these facilities are a long-term goal, the actual provision will be subject to consideration of the SWD in the
planning and development process as appropriate.  The Government has been adopting a multi-pronged approach with
long-, medium- and short-term strategies to identify suitable sites or premises for the provision of more welfare services
which are in acute demand.
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Minutes of 1290th Meeting of the 

Town Planning Board held on 24.3.2023 

 

 

 

Present 

 

Permanent Secretary for Development 

(Planning and Lands) 

Ms Doris P.L. Ho 

 

Chairperson 

Mr Lincoln L.H. Huang Vice-chairperson 

Mr Wilson Y.W. Fung 

Dr C.H. Hau 

Ms Sandy H.Y. Wong 

Mr Franklin Yu  

Mr Stanley T.S. Choi 

Mr Daniel K.S. Lau 

Ms Lilian S.K. Law 

Mr K.W. Leung 

Professor John C.Y. Ng 

Professor Jonathan W.C. Wong 

Mr Ricky W.Y. Yu  

Professor Roger C.K. Chan 

Dr Venus Y.H. Lun 

Mr Vincent K.Y. Ho 

Mr Ben S.S. Lui  
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Ms Bernadette W.S. Tsui 

Mr K.L. Wong 

Principal Assistant Secretary (Transport and Logistics) 3  

Transport and Logistics Bureau 

Miss Fiona W.S. Li 

 

Chief Engineer (Works) 

Home Affairs Department 

Mr Paul Y.K. Au 

 

Assistant Director (Environmental Assessment) 

Environmental Protection Department 

Mr Terence S.W. Tsang 

 

Director of Lands 

Mr Andrew C.W. Lai 

 

Deputy Director of Planning/District 

Mr C.K. Yip 

Secretary 

 

 

Absent with Apologies 

 

Mr Stephen L.H. Liu  

Miss Winnie W.M. Ng 

Dr Conrad T.C. Wong  

Mrs Vivian K.F. Cheung 

Mr Timothy K.W. Ma  

Director of Planning 

Mr Ivan M.K. Chung 
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In Attendance 

 

Assistant Director of Planning/Board 

Ms Lily Y.M. Yam 

 

Chief Town Planner/Town Planning Board 

Ms Josephine Y.M. Lo 

 

Senior Town Planner/Town Planning Board 

Ms Bonnie K.C. Lee 
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Kowloon District 

 

 

Agenda Item 3 

[Open Meeting (Presentation and Question Sessions only)]  

 

Submission of the Draft Urban Renewal Authority Kau Pui Lung Road/Chi Kiang Street 

Development Scheme Plan No. S/K10/URA2/A Prepared under Section 25 of the Urban 

Renewal Authority Ordinance  

(TPB Paper No. 10886)                              

[The item was conducted in Cantonese.] 

 

16. The Secretary reported that the Draft Urban Renewal Authority Kau Pui Lung 

Road/Chi Kiang Street DSP No. S/K10/URA2/A (the draft DSP) involved a site in Ma Tau Kok 

(the Site) and was submitted by the Urban Renewal Authority (URA).  The following 

Members had declared interests on the item:  

 

Mr Ivan M.K. Chung 

(as Director of 

Planning) 

 

- being a non-executive director of the URA Board and 

a member of its Committee; 

 

Mr Andrew C.W. Lai 

(as Director of Lands) 

 

- being a non-executive director of the URA Board and 

a member of its Committee; 

 

Mr Timothy K.W. Ma 

 

- being a member of the Land, Rehousing & 

Compensation Committee of URA, a director of the 

Board of Urban Renewal Fund, and a member of the 

Supervisory Board of Hong Kong Housing Society 

(HKHS) which currently had discussion with URA 

on housing development issues; 

 

Dr Conrad T.C. Wong 

 

- having current business dealings with URA and his 

companies owning four properties in Ma Tau Kok; 
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Mr Ben S.S. Lui 

 

- being a former Executive Director of URA and had 

involved in the subject Development Scheme (DS); 

 

Mr Lincoln L.H. Huang 

 

- being a former Deputy Chairman of the Appeal Board 

Panel of URA; 

 

Mr Ricky W.Y. Yu 

 

- being a director of the Board of Urban Renewal Fund, 

and a director and chief executive officer of Light Be 

(Social Realty) Co. Ltd. which was a licensed user of 

a few URA’s residential units in Sheung Wan; 

 

Mr Wilson Y.W. Fung 

 

- being a former director of the Board of Urban 

Renewal Fund; 

 

Ms Lilian S.K. Law 

 

- being a former director of the Board of Urban 

Renewal Fund and a member of HKHS which 

currently had discussion with URA on housing 

development issues; 

 

Mr Daniel K.S. Lau 

 

- being a member of HKHS which currently had 

discussion with URA on housing development 

issues; 

 

Mr K.L. Wong 

 

- being a member and an ex-employee of HKHS which 

currently had discussion with URA on housing 

development issues; and 

 

Miss Winnie W.M. Ng - her company owning two properties in Ma Tau Kok. 

 

17. Members noted that Messrs Ivan M.K. Chung and Timothy K.W. Ma, Miss Winnie 

W.M. Ng and Dr Conrad T.C. Wong had tendered apologies for not being able to attend the 

meeting, and Mr Ben S.S. Lui, whose interest was direct, had not yet joined the meeting.  As 

the interest of Mr Andrew C.W. Lai was direct, Members agreed that he should be invited to 

leave the meeting temporarily for the item.  Members also agreed that as the interests of 
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Messrs Lincoln L.H. Huang, Ricky W.Y. Yu and Wilson Y.W. Fung were indirect, and Messrs 

Daniel K.S. Lau and K.L. Wong, and Ms Lilian S.K. Law had no involvement in the DSP, they 

could stay in the meeting. 

 

Presentation and Question Sessions 

 

18. The following representatives of the Planning Department (PlanD) and URA were 

invited to the meeting at this point: 

 

PlanD’s Representatives 

Ms Vivian M.F. Lai  - District Planning Officer/Kowloon (DPO/K)  

Mr Jon C.H. Mak  - Senior Town Planner/Kowloon (STP/K) 

 

URA’s Representatives 

Mr Wilfred C.H. Au - Director 

Mr Mike Y.F. Kwan  - General Manager 

Ms Mable M.P. Kwan - Senior Manager 

Ms Charis Leung - Assistant Manager 

 

19. The Chairperson extended a welcome and explained the procedures of the meeting.  

She then invited the representatives of PlanD and URA to brief Members on TPB Paper No. 

10886 (the Paper).    

 

Draft DSP 

 

20. With the aid of a PowerPoint presentation, Mr Jon C.H. Mak, STP/K, PlanD, briefed 

Members that URA had submitted the draft DSP to the Board for consideration in accordance 

with section 25(5) of the Urban Renewal Authority Ordinance (URAO).  He then briefed 

Members on the draft DSP as detailed in the Paper, including the background, the current status 

and surrounding context of the Site, and the proposed zonings and development parameters on 

the draft DSP. 

 

21. With the aid of a PowerPoint presentation, Mr Mike Y.F. Kwan, URA, made the 

following main points: 
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(a) in response to the Policy Addresses 2018 and 2019, URA was invited to 

identify one or two clusters of Civil Servants’ Co-operative Building Society 

(CBS) Scheme sites suitable for high-density development as pilot sites, and 

explore the redevelopment mode in accordance with the usual project 

implementation approach adopted by URA; 

 

(b) on 22.5.2020, URA published the notification of commencement in the 

Government Gazette for two pilot CBS redevelopment projects, namely 

Shing Tak Street/Ma Tau Chung Road Development Project (CBS-1) and 

Kau Pui Lung Road/Chi Kiang Street Development Scheme (CBS-2) under 

URAO.  CBS-1 was implemented by way of a development project in 

accordance with section 26 of URAO.  As the proposed land use and 

development parameters of CBS-1 were in compliance with the development 

restrictions of the concerned “Residential (Group A)” (“R(A)”) zone on the 

Ma Tau Kok Outline Zoning Plan (OZP), submission to the Board for OZP 

amendments was not required.  URA had already completed the acquisition 

process for CBS-1, and site clearance and construction works would be 

proceeded.  For CBS-2 (the DS), URA submitted the draft DSP to the Board 

for consideration in accordance with section 25(5) of URAO; 

 

(c) the DS covered an area of about 1.65 hectares and involved 28 CBSs and 462 

households.  URA had consulted the Housing and Development Planning 

Committee of the Kowloon City District Council (KCDC) on the original 

draft DSP on 23.6.2020, and KCDC members generally supported the 

original draft DSP.  However, during the two stages of public consultation 

between May and July 2020 when the original draft DSP was exhibited for 

public inspection, over 1,200 public comments were received, of which 

around 70% objected to the DS.  In view of the complexity of land matters 

of CBS and public comments received, URA needed more time to resolve the 

land matters and make responses to address public concerns.  To further 

ascertain the views of affected CBS members, URA conducted nine briefing 

sessions and an opinion survey for the 462 affected households in November 

2021.  407 out of the 462 affected households (about 88%) responded to the 
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opinion survey.  It was found that about 69% of the surveyed households 

supported the DS, about 15% opposed and the remaining 16% had no 

comment/response; 

 

(d) in view that most of the comments/concerns received during public 

consultations were related to CBS issues, especially on land matters of the 

undissolved CBS, URA consulted various relevant government 

bureaux/departments including Civil Service Bureau, Lands Department, 

Agriculture, Fisheries and Conservation Department, etc., to resolve the land 

issues and address the related comments/concerns.  An information 

summary on the dissolution, acquisition and resumption arrangements had 

been issued to the affected CBS members to clarify the CBS related issues in 

October 2022; 

 

(e) in tandem, URA had taken the opportunity to review the original draft DSP 

in response to the policy directives under the Policy Addresses 2020 and 2021 

that URA should actively provide more Starter Home (SH) units or other 

types of subsidised sale flats in redevelopment projects.  URA took 

initiatives to refine the original draft DSP which involved a change in housing 

type in the southern portion of the Site from public housing to SH units.  

When compared with the original scheme that the southern portion of the Site 

be handed over to the Government for public housing development, URA 

now proposed to develop the Site as a whole under the refined scheme, with 

not less than 950 SH units be provided and the location of which would be 

subject to review at the detailed design stage;  

 

(f) as regards the proposed development parameters, the DS would adopt a total 

plot ratio (PR) of 9 (domestic PR of 8 and non-domestic PR of 1) and provide 

about 1,374 private housing units and about 950 SH units.  The total flat 

production was about five times the number of existing flats in the Site.  The 

assumed average flat size for both private housing units and SH units was 

about 53 m2.  The DS would also provide a Gross Floor Area (GFA) of about 

2,500 m2 for GIC uses, about 611 ancillary car parking spaces and about 164 

public car parking spaces; 
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(g) whilst responding to the directives of the Policy Addresses to meet housing 

needs, the DS sought to achieve wider planning gains through redevelopment, 

including (i) maximising development potential of the Site; (ii) enhancing 

connectivity and walkability of the district; (iii) improving local environment 

and urban design; and (iv) providing more Government, institution and 

community (GIC) facilities to meet the community needs; 

 

(h) with regard to maximising development potential of the Site, while 

maintaining a total PR of 9, the adjustment in the domestic and non-domestic 

PR split from 7.5/1.5 to 8/1 could unleash the site potential for providing more 

housing units; 

 

(i) on the aspect of enhancing connectivity and walkability of the district, 

through restructuring and re-planning of the road networks and land parcels, 

not less than 2,400 m2 of pedestrianised avenue/event plaza would be 

provided.  In addition to the at-grade pedestrianised avenue/event plaza, an 

underground shopping street was proposed to connect two entrances/exits of 

the MTR To Kwa Wan Station at the basement level.  The proposed 

connection to the MTR To Kwa Wan Station was subject to further liaison 

with Mass Transit Railway Corporation Limited (MTRCL) at the detailed 

design stage; 

 

(j) as for improving local environment and urban design, two major wind 

enhancement features would be provided, i.e. a minimum 15-wide breezeway 

along Maidstone Road (i.e. the proposed pedestrianised avenue) for north-

south wind flow; and a minimum 20m-wide podium separation along Kiang 

Su Street for east-west wind flow.  The relevant requirements had been 

specified in the Explanatory Statement (ES) of the draft DSP.  Besides, with 

a view to striking a balance between opening up considerable area for public 

use and minimising disturbance to the future residents of the proposed 

development, a minimum 3m-wide area within the proposed north-south 

pedestrianised avenue and the proposed east-west pedestrian connection was 

proposed to be opened 24 hours daily for public use, subject to further liaison 
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with the Government at the detailed design stage; 

 

(k) in respect of providing more GIC facilities to meet the community needs, not 

less than 2,500 m2 GFA was proposed for GIC facilities, including elderly and 

child care services, in the proposed three-storey GIC block.  The GIC block 

was designed to be located adjacent to the event plaza and an exit of MTR To 

Kwa Wan Station.  In addition, an underground public vehicle park (PVP) 

of 164 parking spaces was proposed; 

 

(l) in view of the revisions made to the original draft DSP, URA had further 

consulted KCDC on 2.3.2023, and KCDC members generally supported the 

DS; and 

 

(m) concerning the tentative implementation programme, subject to the Board’s 

approval and subsequent Chief Executive in Council (CE in C)’s approval of 

the draft DSP, URA would issue acquisition offers to the affected CBS 

households in the second quarter of 2024.  It was anticipated that 

construction work for the DS would commence in around 2028 for 

completion in 2033.   

 

[Mr Franklin Yu joined the meeting during URA’s presentation.] 

 

22. With the aid of a PowerPoint presentation, Mr Jon C.H. Mak, STP/K, PlanD, 

continued to brief Members on the planning assessment of the draft DSP, as detailed in 

paragraph 11 of the Paper, that PlanD had no objection to the draft DSP. 

 

23. As the presentations of the representatives of PlanD and URA had been completed, 

the meeting proceeded to the Q&A session.  The Chairperson reminded Members that 

according to the Town Planning Board Guidelines No. 29B, the Board’s decision on the DSP 

would be kept confidential for three to four weeks after the meeting and would be released 

when the DSP was exhibited for public inspection.  Members were reminded to exercise due 

care when asking questions in the open session of the meeting so as to avoid inadvertent 

divulgence of their views on the DSP’s boundaries to the public.  She then invited questions 

from Members.  
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Concerns of and Consultation with the Affected CBS Members  

24.  Two Members raised the following questions:  

(a)  noting that some affected CBS members objected to the DS, what their 

opposing views were and the measures adopted by URA to address their 

concerns; and  

(b) noting from paragraph 10.5 of the Paper that some public comments criticized 

URA for not organising public briefing to the affected CBS members, what 

consultations URA had conducted.   

25.  In response, with the aid of some PowerPoint slides, Messrs Wilfred C.H. Au and 

Mike Y.F. Kwan, URA, made the following main points: 

(a)   about 15% of the surveyed households (i.e. 62 affected households) objected 

to the DS and their opposing views were mainly related to that the CBS 

Scheme should be a permanent benefit to them; that they could not enjoy 

spacious living spaces if they moved out; unwillingness to dissolve the CBSs; 

and request for a higher acquisition price, etc.; 

(b) in view of the complexity of the CBS-related matters, URA had made its best 

endeavours to launch five new initiatives, which had also been adopting for 

CBS-1, to cater for the needs of CBS members.  These initiatives included:  

(i) free legal service was provided to facilitate dissolution of CBSs.  

From the experience of CBS-1, with the provision of free legal service, 

the whole process of dissolution of CBSs could be shortened from 

two/three years to about one year; 

(ii) URA facilitated the Government to adopt ‘existing use land value’ of 

old CBS buildings, instead of ‘redevelopment value’ of the concerned 

buildings, as the basis in assessing the amount of land premium.  As 
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such, the land premium needed to be paid by the CBS members would 

be reduced by about 40 – 50%; 

(iii) URA facilitated the CBS members to settle land premium in a timely 

manner.  From the experience of CBS-1, the Civil Service Bureau 

had issued Temporary Waiver for Removal of Alienation Restrictions 

letter to all CBS owners upon URA’s issuance of acquisition offers.  

For a period of 24 months from the date of the said letter, the 

Government waived the restrictions on alienation but only to the 

extent of not objecting CBS owners to entering into an agreement for 

sale and purchase of their properties with URA.   That said, the CBS 

owners did not need to pay land premium to the Government before 

the CBS owners and URA signed the sale and purchase agreements.  

The CBS owners would only need to pay land premium to the 

Government when their units were sold.  This allowed more time for 

the CBS owners to settle the land premium issue; 

(iv) URA facilitated the waiving arrangement of the administrative fee for 

the removal of alienation restriction and remission of Special Stamp 

Duty relating to the conveyancing of the eligible CBS properties; and  

(v) flexibility was allowed in the arrangement of replacement flats to cater 

for the need of ‘extra-large families’, which were usually composed 

of two or three-generation families.  Considering that a portion of the 

compensation amount offered by URA might be used to repay the 

outstanding land premium, the Government and URA had made 

special arrangement for eligible ex-CBS members (i.e. the CBSs had 

to be dissolved at that time) to purchase replacement flats.  They were 

allowed to purchase the subsidised sale flats at the HKHS’s dedicated 

rehousing estate (DRE), the in-situ ‘Flat-for-Flat’ units or the private 

housing units at URA’s self-developed residential project ‘De Novo’ 

(煥然壹居) in Kai Tak.  Flexibility would be given to enable eligible 

ex-CBS members to purchase a maximum of any two flats of the said 
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three types of replacement units to cater for the need of ‘extra-large 

families’; 

 

(c) with reference to the experience of CBS-1 which had 164 affected households,   

the Development Bureau (DEVB), as to date, had already approved the 

applications of 22 eligible households for replacement units.  Among them, 

13 households had chosen one subsidized sale flat at the HKHS’s DRE while 

three households had chosen one subsidized sale flat at the HKHS’s DRE, 

plus one ‘Flat-for-Flat’ unit at the CBS-1 site.  It demonstrated that URA 

had made its best endeavours to address CBS members’ needs; and 

(d) regarding public consultation, project briefing videos instead of public 

briefing were provided to the affected households in May 2020 due to the 

climax of Covid-19 pandemic.  With the gradual relaxation of Covid-19 

prevention measures in June/July 2020, three physical public briefing 

sessions were immediately organised by URA with the presence of 

government representatives on 6 and 7 July 2020 for affected households.  

URA also conducted nine physical public briefing sessions and the opinion 

survey for the affected households in November 2021. 

Building Height 

26.  A Member raised the following questions: 

(a) the rationale for relaxing the BH restriction from 120mPD to 140mPD for the 

Site, noting that there were some developments with much higher BHs in the 

locality, such as Celestial Heights (半山壹號 ) to its northwest and the 

residential developments in Hung Hom to its south; and 

(b) whether the development potential of the Site was limited by the proposed 

BH restriction of 140mPD, resulting in the need for land excavation for 

accommodating carpark and other facilities underground.  
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27.  In response, with the aid of a PowerPoint slide, Ms Vivian M.F. Lai, DPO/K, made 

the following main points: 

(a) the general BH profile in the area gradually descended from about 140mPD 

in the inland area to about 120/100mPD at the waterfront.  For example, the 

BH restrictions for the site of Lok Man San Tsuen to the immediate west of 

the Site and another URA’s development scheme at To Kwa Wan Road/Wing 

Kwong Street (KC-016) to the southeast of the Site was 140mPD while that 

for sites near/at the waterfront were generally 120/100mPD.  Developments 

with relatively higher BHs such as Celestial Heights of 150mPD (to the 

northwest of the Site) and Grand Waterfront (翔龍灣) of 176mPD (at the 

waterfront) were already planned/committed developments before the 

incorporation of BH restrictions on the OZP and they were exceptional cases 

which were not recommended to be adopted as benchmarks for determination 

of the BH of the Site.  Besides, the quoted residential developments in Hung 

Hom with higher BH restrictions were located in the southern part of Hung 

Hom which were further away from the Site; and 

 (b) at-grade space in the urban area was precious.  Should it be technically 

feasible, beneficial use of underground space should be fully utilised.  Under 

the refined scheme for the Site, underground space was proposed for the 

provision of PVP and shopping street for meeting the local demand for public 

car parking spaces and improving the connectivity and walkability of the 

district.    

28.  Messrs Wilfred C.H. Au and Mike Y.F. Kwan, URA, supplemented that the proposed 

relaxation of BH restriction from 120mPD to 140mPD had taken into account the local 

character of the area, existing BH profile, urban design concept, and findings of relevant 

assessments such as air ventilation assessment (AVA).  The proposed increase in BH could 

provide design flexibility, making a considerable width of at-grade passageway for comfortable 

pedestrian movement and provision of two ventilation/visual corridors possible, as well as 

allowing the massing of the buildings be carefully designed to minimize site coverage of the 

development.   
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Layout Design, Pedestrianised Avenue, Pedestrian Connection and Underground Shopping 

Street 

29.  Some Members raised the following questions: 

(a) noting that the Site was proposed to be divided into a number of small and 

elongated land parcels by two major ventilation corridors or pedestrianised 

avenue/pedestrian connection which might undermine the development 

potential of the Site and confine the disposition and configuration of the 

proposed building blocks, whether there was possibility of refining the layout 

design such as adjusting the alignments of the ventilation corridors or 

pedestrianised avenue/pedestrian connection to achieve better site utilisation 

and blocking layout; 

(b) details of the design and management of the pedestrianised avenue/pedestrian 

connection, including the proposed 3m-wide areas which would be opened 

for public use 24 hours daily could be properly arranged within the proposed 

north-south pedestrianised avenue of not less than 15m in width and the 

proposed east-west pedestrian connection of not less than 20m in width; 

(c) whether there were design measures to integrate at-grade and underground 

pedestrian connections; and if the proposal of utilising underground shopping 

street to connect the two entrances/exits of MTR To Kwa Wan Station was 

finally not agreed by MTRCL, whether there were alternative design options 

for providing underground pedestrian connection;  

(d) noting that the eastern boundary of the Site abutted the back lanes of a row of 

aged buildings along Ma Tau Wai Road, whether URA had taken into account 

the conditions of back lanes when designing the layout and disposition of the 

proposed residential blocks, and whether URA had any proposals to improve 

the conditions of back lanes;  

(e) whether there were design measures to preserve the character of the 

community neighbourhood; and 
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(f) interface issue of podium garden with public open spaces. 

30.  In response, with the aid of some PowerPoint slides, Messrs Wilfred C.H. Au and 

Mike Y.F. Kwan, URA, made the following main points: 

(a)    according to the findings of AVA, designation of two ventilation corridors in 

north-south and east-west directions of considerable width was required.  

These ventilation corridors also served as major pedestrian passageways in 

north-south direction between Lok Shan Road and Chi Kiang Street, and in 

east-west direction between Lok Man San Tsuen and inner To Kwa Wan area, 

where major GIC facilities such as To Kwa Wan Market and Government 

Offices were located.  While the scope of adjusting the east-west ventilation 

corridor was limited, there might be scope to adjust the north-south one.  

Members’ views/suggestions would be considered at the detailed design stage; 

(b) the proposed north-south pedestrianised avenue/east-west pedestrian 

connection would be provided with retail shops along both sides, hard and 

soft landscaping, event spaces/pocket open spaces and sitting areas for public 

enjoyment.  Cohesive landscaping and tree planting would be explored to 

create a pedestrian friendly environment and foster a sense of place.  

Through appropriate design of street furniture, planting, as well as paving and 

landscaping, rather than setting up bollards/chains, the design of the 3m-wide 

areas opened for public use 24 hours daily could be properly integrated with 

the whole pedestrianised avenue/pedestrian connection and the local 

environment.  URA would further liaise with the Government on the exact 

width of the areas required to be opened for public use round the clock at the 

detailed design stage.  In addition, URA had experience in designing and 

managing public open areas, such as the pedestrian passageway at Grand 

Central (凱滙) in Kwun Tong Town Centre which was opened for public use 

round the clock and served as a major pedestrian connection to Park 

Metropolitan (觀月．樺峯) located to its northeast;  

(c) the adoption of sunken plaza, which could integrate basement level with at-

grade level, with suitable architectural design such as glass ceiling for 
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penetration of natural sunlight, could be explored at the detailed design stage.  

If the proposal of connecting the two entrances/exits of MTR To Kwa Wan 

Station by an underground shopping street was finally not agreed by MTRCL, 

URA would continue to explore alternative design options to improve 

pedestrian connectivity and enhance pedestrians’ walking experience.  

Provision of sunken plaza was one of the possible design options;  

(d) URA would take initiatives to liaise with concerned stakeholders in 

improving the conditions of back lanes.  The prescribed windows of the 

proposed residential blocks at the Site were designed not facing the back lanes 

and the adjoining residential buildings which were of about 70/80mPD in 

height;  

(e)  URA would try its best endeavours to create community ambience.  

Through restructuring and re-planning of land parcels and road networks, the 

potential of the Site could be optimized to provide more residential flats in 

modern standard and with smart design.  Walkability and connectivity of the 

district could be enhanced, and street vibrancy could also be enhanced 

through the provision of pedestrianised avenue/pedestrian connection with 

retail shops along both sides.  The overall environment of the community 

could be greatly improved; and 

(f)    integrated landscaping design would be adopted at-grade and at podium levels 

to address the interface issues, if any. 

Provision of GIC Facilities 

31.  Some Members raised the following questions: 

(a) the rationale of the provision of a GFA of 2,500 m2 for GIC facilities which 

only accounted for about 2% of the total domestic GFA of the proposed 

redevelopment and was comparatively lower than those provided in public 

housing developments; 
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(b) whether additional GIC facilities could be provided in the Site, having regard 

to stronger demand of the residents in the old urban district for GIC facilities 

and the convenient location of the Site being located next to MTR station 

which could serve more residents; 

(c) having noted that there was a considerable number of elderly living in the old 

urban district and the issue of ageing population, whether it was possible to 

incorporate elderly facilities such as Residential Care Home for the Elderly 

(RCHE) in the proposed redevelopment; 

(d) the overall provision of GIC facilities in the Ma Tau Kok area, and whether 

change in demographic composition and increase in population had been 

taken into account in the provision of GIC facilities, and whether there were 

plans to provide GIC facilities in a timely manner to meet the needs of the 

population; and 

(e) noting that when Lok Man San Tsuen was to be redeveloped in future and the 

GIC facilities thereat would inevitably be displaced, whether there was a 

general mechanism/principle regarding the provision/re-provision of GIC 

facilities.  

32.  In response, with the aid of some PowerPoint slides, Messrs Wilfred C.H. Au and 

Mike Y.F. Kwan, URA, made the following main points: 

(a)    it was clarified that, unlike the case of HKHA/HKHS’s public housing 

developments, there was no hard requirement for URA to set aside a GFA 

equivalent to about 5% of domestic GFA for GIC facilities in redevelopment 

projects; 

(b) the proposed 2,500 m2 GFA for GIC facilities included a Neighbourhood 

Elderly Centre (606 m2 GFA), a 60-place Day Care Centre for the Elderly 

(716 m2 GFA), an Integrated Family Service Centre (313 m2 GFA) and a 

Special Child Care Centre (818 m2 GFA).  The above welfare facilities were 

requested by the Social Welfare Department (SWD) and the floor area 
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requirements had been initially confirmed by SWD.  To proceed with the 

proposed redevelopment, the minimum GFA requirement for provision of 

GIC facilities had been stipulated in ES and would be stipulated in relevant 

land document later.  To encourage the provision of GIC facilities in the 

proposed development, the floor area of GIC facilities as required by the 

Government would be exempted from PR calculation.  Subject to the 

request/confirmation by relevant government departments at the detailed 

design stage, URA was willing to provide additional GIC facilities in the 

proposed development;  

 (c) from design perspective, the footprint and height of the proposed GIC block 

was about 1,300 m2 and three storeys respectively under the notional scheme.  

As the proposed GIC block had yet attained the BH reference (i.e. at a height 

of not more than 24 metres above ground level) where many welfare facilities 

were required to be located, there was still scope to increase the floorspaces 

for accommodating additional GIC facilities, where necessary, at the detailed 

design stage; 

(d) noting that there were no community facilities such as community hall within 

the 500m-radius of the Site, consideration could be given to incorporating 

such kind of facilities in the proposed redevelopment, subject to further 

liaison with relevant government departments; 

(e)   URA, with the assistance of PlanD, would further liaise with concerned 

government departments to consider incorporating additional GIC facilities 

in the redevelopment at the detailed design stage; and 

(f) the Territorial Population and Employment Data Matrix (TPEDM) compiled 

by PlanD provided estimates on territorial distributions of population and 

employment in the future years which was adopted as reference by 

government departments and stakeholders involved, such as URA, in the 

planning of developments and services.  It was noted that population and 

employment generated by long-term planned development projects in the area 

had generally been factored in TPEDM.  
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33.  In response, Ms Vivian M.F. Lai, DPO/K, made the following main points: 

(a)   in applying the Hong Kong Planning Standards and Guidelines (HKPSG) for 

assessment of provision of RCHE, the spatial distribution and differences in 

the provision level of such facilities among different areas, as well as the 

demand for such facilities as a result of population growth and demographic 

changes would be considered by SWD.  According to the HKPSG, 21.3 

subsidised beds per 1,000 elderly persons aged 65 or above should be 

provided.  Although there was shortfall in RCHE and some other social 

welfare facilities in the area, the provision of these facilities was a long-term 

goal and the actual provision would be subject to the consideration of SWD 

in the planning and development process as appropriate.  These facilities 

should be carefully planned/reviewed by relevant government departments 

and premises-based GIC facilities could be incorporated in future 

development/redevelopment when opportunities arose; 

  (b) as for the overall provision of GIC facilities and open space in the Ma Tau 

Kok area, based on a planned population of about 145,000 persons, including 

the population of the planned residential developments, the planned provision 

of some GIC facilities was inadequate to meet the need of the planned 

population.  Moreover, not all GIC facilities were suitable to be incorporated 

in the proposed redevelopment as specific requirements, such as location, size, 

operational needs, and the catchment areas/threshold population varied 

amongst different kinds of GIC facilities.  Concerted effort was required 

among the Government (including PlanD and SWD), URA and other service 

providers to work closely together in the planning and development process 

to address the acute shortfall in social welfare facilities and to provide the 

necessary facilities at the right place and at the right time.  In respect of 

public open space, the provision of planned district open spaces was adequate 

while there was a slight shortfall in the provision of planned local open spaces;  

(c) when considering the provision of GIC facilities, reference had been made to 

the HKPSG requirements for the provision of GIC facilities and TPEDM 
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regarding the planned population.  The change in demographic composition 

and increase in population had been factored in TPEDM; and 

(d) if Lok Man San Tsuen was redeveloped in future, the affected GIC facilities 

thereat had to be reprovisioned with modern standards.  Besides, based on a 

district-based planning approach, due regards would be given on whether 

there was opportunity to incorporate additional facilities in the redeveloped 

site(s).  As for the subject Site, no GIC facilities would be affected by the 

proposed redevelopment, yet URA took initiatives to provide not less than 

2,500 m2 GFA for GIC uses.  

34.  The Chairperson shared Members’ views/suggestions of providing more GIC 

facilities in the Site to help meet the needs of the residents in the old urban district, and remarked 

that PlanD would continue to offer assistance to URA to seek relevant government departments’ 

views on whether additional GIC facilities, such as community hall and RCHE, could be 

incorporated in the proposed redevelopment.  Besides, the proposed GIC block would be 

suitably designed and fully utilised to incorporate more GIC facilities where necessary and 

appropriate. 

Traffic Aspect 

35.  Two Members raised the following questions: 

(a) whether there were proposed measures to improve the existing traffic 

conditions in the area, which was currently characterized by busy road traffic 

on narrow roads/streets coupled with frequent on-street parking and 

minibus/school bus pick-up/drop-off; 

(b) location of the proposed ingress(es)/egress(es) and the route plan for vehicles 

entering/leaving the proposed redevelopment; and 

(c) the considerations of providing 611 ancillary car parking spaces and 164 

public car parking spaces in the proposed redevelopment, having noted that 

the Site was located conveniently next to MTR To Kwa Wan Station. 
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36.  In response, with the aid of some PowerPoint slides, Mr Mike Y.F. Kwan, URA, 

made the following main points: 

(a) according to the findings of the submitted Traffic Impact Assessment (TIA) 

report, the proposed redevelopment, with the implementation of traffic 

improvement measures, would not have adverse traffic impact on the 

surrounding areas, and it was anticipated that the existing traffic condition 

could be improved through the proposed redevelopment.  Three major road 

junction improvement works would be carried out, including (i) revising the 

traffic light signal at the junction of Tin Kwong Road/Kau Pui Lung Road; 

(ii) amending the road marking at the junction of Tin Kwong Road/Ma Tau 

Wai Road/Ma Hang Chung Road; and (iii) converting the section of Chi 

Kiang Street between Ko Shan Road and Ma Tau Wai Road from westbound 

to eastbound;   

(b) it was preliminarily designed to locate two ingresses/egresses at Kau Pui 

Lung Road, each for the proposed development at the northern portion and 

the southern portion of the Site.  The proposed route plan had also been 

incorporated and assessed in the TIA; 

(c) URA would liaise with the Transport Department (TD) at the detailed design 

stage to examine any other traffic improvement measures required, the 

location of the proposed ingresses/egresses, and the proposed route plan; and 

(d) an underground PVP of 164 parking spaces was proposed to compensate the 

100 affected on-street parking spaces at Maidstone Road (63), Kiang Su 

Street (10) and Kau Pui Lung Road (27), and to provide additional public car 

parking spaces to meet the local demand.  Although the spaces along Kau 

Pui Lung Road to be released after removing the on-street parking spaces 

were outside the boundary of the Site, URA would explore with concerned 

government departments to utilize these solution spaces for enhancing 

pedestrian environment in the vicinity.  
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37.  In response, Ms Vivian M.F. Lai, DPO/K, supplemented that while proximity and 

convenience for access to MTR station was one of the major considerations in determining the 

number of car parking spaces required, as advised by TD, the prevailing demand/supply 

conditions, traffic conditions, etc. of the area would also need to be taken into account.   

Provision of SH Units 

38.  Some Members asked about the details of provision of SH units, and queried why the 

location of the SH units would be subject to review and might not necessarily be provided in 

the southern portion of the Site as initiated by URA.  In response, Mr Wilfred C.H. Au, URA, 

said that since the Site as a whole would be developed as one site, flexibility would be allowed 

for URA in exploring mixed development of private housing and SH units within the Site in 

order to facilitate inclusionary housing.  In any case, not less than 950 SH units would be 

provided in the Site. 

39.  The Chairperson remarked that the mixed development mode of private housing and 

SH units was not a novel idea.  It was being tried out in a land sale site at Anderson Road sold 

by Government to private developer.  When compared with the case that private developers 

might have greater concern on cash flow management for mixed development of private 

housing and SH units as they could not conduct pre-sale of uncompleted units, there may be 

more room for URA to adopt mixed development of private housing and SH units in the Site 

as both types of flats would be sold through URA with minimal involvement from Government.  

Impacts on Surrounding Areas 

40.  A Member noted that there were many aged and dilapidated buildings nearby, 

particularly those adjoining the northern, eastern and southern boundaries of the Site, and asked 

whether there were special arrangements during the construction stage.  In response, Mr 

Wilfred C.H. Au, URA, said that construction vehicles would use the two ingresses/egresses at 

Kau Pui Lung Road at the western boundary of the Site, and hence the impacts on the adjoining 

aged buildings at the east should not be significant.  Besides, all construction works would be 

carried out in compliance with relevant legislations and regulations on the noise and dust control 

perspectives. 
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Overall Planning Approach for the DS and Other URA’s Projects in the Ma Tau Kok Area 

 

41.  A Member asked about URA’s overall planning approach in the Ma Tau Kok area 

and how the Site could be integrated with other URA’s projects in the area such as those 

redevelopment projects to its southeast.   

 

42.  In response, Mr Wilfred C.H. Au, URA, made the following main points: 

 

(a)   to the southeast of the Site was a cluster of URA’s redevelopment projects 

(To Kwa Wan District-based Development Sites) which was launched under 

the planning-led and district-based approach that allowed URA to undertake 

broader scale restructuring and re-planning to improve the built environment 

and create opportunities for designing a pedestrian friendly neighbourhood; 

(b) an open space (i.e. Ma Tau Wai Road/To Kwa Wan Road Garden) and some 

major roads were located between the Site and To Kwa Wan District-based 

Development Sites.  URA had been liaising with TD and relevant 

government departments to explore the possibility of connecting the Site with 

To Kwa Wan District-based Development Sites at-grade (such as street 

beautification works) and at basement level (such as connection of 

underground shopping streets), facilitating pedestrian connectivity between 

the two regenerated communities; and 

(c) development agreements would be signed between URA and the developers 

under which URA could scrutinize and monitor the design of the proposed 

redevelopment to ensure that a coherent and integrated design would be 

achieved. 

Others 

43.  Some Members raised the following questions: 

(a) whether the proposed redevelopment would be developed solely by URA; 
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  (b)   whether there were measures to enhance social inclusiveness; and 

(c)    the rationale for assuming an average flat size of 50 m2 and whether different 

sizes of flats would be provided to meet different market demands.  

44.  In response, Messrs Wilfred C.H. Au and Mike Y.F. Kwan, URA, made the following 

main points: 

(a) whether the proposed redevelopment would be developed by URA or its joint 

ventures was subject to further consideration; 

(b) there was an event plaza in the proposed redevelopment, welcoming various 

place-making activities; and URA in collaboration with Social Venture Hong 

Kong (a social organization) had been preparing a booklet on community-

making setting out guidelines on integration of new and old communities.  

URA was glad to share the booklet to Members for reference once ready; and 

(c)   an average flat size of 50 m2 was assumed for private housing units while an 

average flat size of 58 m2 was assumed for SH flats for the proposed 

redevelopment.  From the experience of URA’s residential projects, i.e. ‘De 

Novo’ and ‘eResidence’ (煥然懿居), SH flat buyers preferred flats of larger 

size, and hence a larger average flat size of 58 m2 was assumed for the 

proposed SH flats.  In any case, different sizes of flats would be provided in 

the proposed redevelopment to meet different market demands.   

[Ms Sandy H.Y. Wong joined the meeting during the Q&A session.] 

 

45. As Members had no further questions to raise, the Chairperson thanked the 

representatives of PlanD and URA for attending the meeting.  They left the meeting at this 

point.   

 

46.      The deliberation session was recorded under confidential cover.   

 

[Mr Ben S.S Lui joined the meeting at this point.]  



CONFIDENTIAL

(Downgraded on 21.4.2023)

Minutes of 1290th Meeting of the
Town Planning Board held on 24.3.2023

Kowloon District

Agenda Item 3

Submission of the Draft Urban Renewal Authority Kau Pui Lung Road/Chi Kiang Street

Development Scheme Plan No. S/K10/URA2/A Prepared under Section 25 of the Urban

Renewal Authority Ordinance

(TPB Paper No. 10886)

[The item was conducted in Cantonese.]

Deliberation Session

1. The Chairperson remarked that Members generally had no objection to the proposed

relaxation of building height restriction (BHR) from 120mPD to 140mPD, and the adoption of

a total plot ratio (PR) of 9 (with domestic PR of 8 and non-domestic PR of 1) for the

Development Scheme (DS) site (the Site).

2. The Chairperson invited Members to consider whether the draft Development

Scheme Plan (DSP) was acceptable and could be deemed suitable for publication under the

Town Planning Ordinance. Members generally supported or had no objection to the draft DSP,

and some Members had the following views and suggestions:

(a) there was concern on whether the Housing Bureau (HB) had been consulted

on the proposed provision of 1,374 private housing units and 950 Starter

Home (SH) units, and whether such provision ratio could meet market

demands;
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(b) the layout design should not be constrained by the original street pattern by

simply adopting Maidstone Road and Kiang Su Street as pedestrianised

avenue/pedestrian connection which would divide the Site into small land

parcels, thereby undermining the development potential of the Site.

Consideration should be given to re-configuring and restructuring the original

urban form/street pattern to achieve better site utilisation;

(c) concerted efforts by the Urban Renewal Authority (URA)/Mass Transit

Railway Corporation Limited/relevant government departments were

required to facilitate the implementation of the proposed redevelopment, in

particular for the provision of underground shopping street and more GIC

facilities, etc.;

(d) for the proposed underground public vehicle park, smart design initiatives

such as mechanical parking system should be adopted which could help

minimise the extent of underground excavation and enhance spatial efficiency;

(e) there was concern on ageing population and shortfalls in the provision of

elderly services, and there should be timely provision of elderly services such

as Residential Care Homes for the Elderly (RCHE) to meet the needs; and

(f) there should be strong planning gains in exchange of inclusion of road areas

in the Site for PR calculation.  While URA’s good intention to enhance

pedestrian connectivity and walkability was noted, it would be better if more

information/details in respect of the design merits could be presented at the

meeting.

3. In response to a Member’s enquiry on whether the provision of private housing units

and SH units could meet market demands, the Chairperson said that URA’s proposal of

providing private housing units and SH units had been duly considered by the Government.

As mentioned in URA’s presentation, the southern portion of the Site was originally assigned

to the Hong Kong Housing Authority for public housing development.  However, in view of

the strong market demand for SH units also being one form of subsidised housing, URA shared

its social responsibility to provide SH flats in the proposed redevelopment at the Site.
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4. The Chairperson said that Members’ views/suggestions, including those on

refinements to the layout design such as enhancing the design of building blocks, ventilation

corridors/pedestrianised avenue/pedestrian connection and underground shopping street,

adopting mechanical parking system, details of planning gains, co-ordination between

URA/relevant departments, as well as traffic arrangements, would be recorded in the minutes

of the meeting for URA/relevant departments’ consideration and follow-up actions, as

appropriate. The Chairperson remarked that the Town Planning Board could further scrutinize

the proposed redevelopment during the hearing meeting of representations and comments in

respect of the draft DSP, and it was believed that more details of the layout design and planning

gains/design merits could be provided by URA at that time.

5. Noting Members’ concern on ageing population and the need for timely provision of

elderly services such as RCHE, the Chairperson said that the Social Welfare Department would

be invited to brief Members on the requirements of elderly services and the current policy and

planning of elderly services in addressing the need and shortfalls.

6. After deliberation, Members agreed that the draft DSP was suitable for publication

under the Town Planning Ordinance and decided to:

(a) deem the draft Urban Renewal Authority Kau Pui Lung Road/Chi Kiang

Street Development Scheme Plan (DSP) No. S/K10/URA2/A (to be

renumbered to No. S/K10/URA2/1 upon exhibition for public inspection) and

its Notes at Annexes F-1 and F-2 of the TPB Paper No. 10886 (the Paper)

respectively as being suitable for publication as provided for under section

25(6) of the Urban Renewal Authority Ordinance, so that the draft DSP shall

be exhibited for public inspection under section 5 of the Town Planning

Ordinance; and

(b) endorse the Explanatory Statement (ES) of the draft DSP at Annex F-3 of the

Paper and adopt it as an expression of the Town Planning Board’s planning

intention and objectives of the draft DSP and agree that the ES as being

suitable for public inspection together with the draft DSP.
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7. Members noted that, as a general practice, the Secretariat of the Board would

undertake detailed checking and refinement of the draft DSP including its Notes and ES, if

appropriate, before its publication under the Town Planning Ordinance.  Any major revisions

would be submitted for the Board’s consideration.

8. The Chairperson reminded Members that according to the Town Planning Board

Guidelines No. 29B, the Board’s decision on the draft DSP would be kept confidential for three

to four weeks after the meeting and would be released when the draft DSP was exhibited for

public inspection.  Members should exercise due care so as to avoid inadvertent divulgence of

their views on the boundaries of the draft DSP to the public before its publication.

[Mr Stanley T.S. Choi left the meeting during the deliberation.]
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Management of the underground public vehicle park will be arranged at
the development stage.

GIC Facilities

7.12  To meet the need for community facilities in the vicinity and the
increased population after redevelopment, GIC uses are proposed in the
Development Scheme.  Not less than 4,500 2,500m2 non-domestic gross
floor area would be proposed for GIC use in the GIC block or within the
non-domestic portion of the development, subject to confirmation of
usage and funding from relevant Government departments. In order to
facilitate provision of GIC facilities, in determining the relevant
maximum plot ratio of the development and / or redevelopment, any
floor space that is constructed or intended for use solely as GIC facilities,
as required by the Government, may be disregarded.

Landscaping and Greening

7.13 A cohesive landscaping, tree planting and greening will be provided in
the pedestrianised avenue / event plaza and POS to meet the Sustainable
Building Design (SBD) Guidelines to enhance the local streetscape and
walking environment.  According to SBD Guidelines, minimum site
coverage of greening of 20% of the net site area will be provided.

Air Ventilation

7.14 According to the air ventilation assessment report (AVA 2022) for the
proposed development, two major wind enhancement features will be
provided, i.e. a minimum 15m-wide breezeway along the pedestrianised
avenue for north-south wind flow; and a minimum 20m-wide podium
separation along Kiang Su Street for east-west wind flow, with
footbridges, canopies and architectural features provided in between the
podia.  Various building and podium separations are also provided
where appropriate and practicable to enhance the local pedestrian wind
environment.  The two major wind enhancement features should be
incorporated in the design and layout of the developments in the “R(A)”
zone.  In the event that the two proposed wind enhancement features are
not adopted in the future design scheme, further AVA study should be

jmcngan
文字框
 Proposed Revision to the ES of the Draft Kau Pui Lung Road/Chi Kiang Street Development Scheme Plan No. S/K10/URA2/1 

jmcngan
文字框
Annex VII ofTPB Paper No. 10933
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Provision of Major Community Facilities and Open Space in Kowloon City District Council Area

Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

District Open Space 10 ha per 100,000
persons#

54.09 ha 61.83 ha 103.16 ha 49.07 ha

Local Open Space 10 ha per 100,000
persons#

54.09 ha 43.33 ha 54.00 ha -0.09 ha

Sports Centre 1 per 50,000 to
65,000 persons#

(assessed on a
district basis)

8 5 7 -1

Sports Ground/
Sport Complex

1 per 200,000 to
250,000 persons#

(assessed on a
district basis)

2 2 3 1

Swimming Pool
Complex – standard

1 complex per
287,000 persons#

(assessed on a
district basis)

1 2 2 1

District Police
Station

1 per 200,000 to
500,000 persons

(assessed on a
regional basis)

1 1 1 0

Divisional Police
Station

1 per 100,000 to
200,000 persons

(assessed on a
regional basis)

2 3 3 1

Annex VIII of
TPB Paper No. 10933
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

Magistracy
(with 8 courtrooms)

1 per 660,000
persons

(assessed on a
regional basis)

0 1 1 1

Community Hall No set standard N.A. 5 6 N.A.

Library 1 district library for
every 200,000
persons

(assessed on a
district basis)

2 4 5 3

Kindergarten/
Nursery

34 classrooms for
1,000 children
aged 3 to under 6

295
classrooms

648
classrooms

666
classrooms

371
classrooms

Primary School 1 whole-day
classroom for 25.5
persons aged 6-11

(assessed by EDB
on a district/school
network basis)

899
classrooms

1,087
classrooms

1,201
classrooms

302
classrooms

Secondary School 1 whole-day
classroom for 40
persons aged 12-17

(assessed by EDB
on a territory-wide
basis)

626
classrooms

1,050
classrooms

1,115
classrooms

489
classrooms
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

Hospital 5.5 beds per 1,000
persons

(assessed by
Hospital Authority
on a
regional/cluster
basis)

3,129
beds

3,957
beds

6,381
beds

3,252
beds

Clinic/Health
Centre

1 per 100,000
persons

(assessed on a
district basis)

5 7 8 3

Child Care Centre 100 aided places
per 25,000 persons#

(assessed by SWD
on a local basis)

2,163 562 962 -1,201~

(A long-term target
assessed on a wider
spatial context by

SWD~)

Integrated Children
and Youth Services
Centre

1 for 12,000
persons aged 6-24#

(assessed by SWD
on a local basis)

7 6 6 -1~

(A long-term target
assessed on a wider
spatial context by

SWD~)
Integrated Family
Services Centre

1 for 100,000 to
150,000 persons#

(assessed by SWD
on a service
boundary basis)

3 4 6 3
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

District Elderly
Community Centres

One in each new
development area
with a population
of around 170,000
or above#

(assessed by SWD)

N.A. 3 3 N.A.

Neighbourhood
Elderly Centres

One in a cluster of
new and
redeveloped
housing areas with
a population of
15,000 to 20,000
persons, including
both public and
private housing#

(assessed by SWD)

N.A. 9 15 N.A.

Community Care
Services (CCS)
Facilities

17.2 subsidised
places per 1,000
elderly persons
aged 65 or above#

(assessed by SWD
on a district basis)

2,765
places

867
places

1,647
places

-1,118 places~

(A long-term target
assessed on a wider
spatial context by
SWD~)

Residential Care
Homes for the
Elderly

21.3 subsidised
beds per 1,000
elderly persons
aged 65 or above#

(assessed by SWD
on a cluster basis)

3,424
beds

2,539
beds

3,709
beds

-285 beds~

(A long-term target
assessed on a wider
spatial context by
SWD~)
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Type of Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

Requirements

Requirement
based on

OZP
planned

population

Provision

Surplus/ Shortfall
against OZP

planned provision

Existing
Provision

Planned
Provision
(including
Existing

Provision)

Pre-school
Rehabilitation
Services

23 subvented
places per 1,000
children aged 0 –
6#

(assessed by SWD
on a district basis)

428
places

120
places

800
places

372
places

Day Rehabilitation
Services

23 subvented
places per 10,000
persons aged 15 or
above#

(assessed by SWD
on a district basis)

943
places

802
places

1,222
places

279
 places~

(A long-term target
assessed on a wider
spatial context by

SWD~)

Residential Care
Services

36 subvented
places per 10,000
persons aged 15 or
above#

(assessed by SWD
on a cluster basis)

1,476
places

586
places

1,546
places

70 places

Community
Rehabilitation Day
Centre

1 centre per
420,000 persons#

(assessed by SWD
on a district basis)

1 0 0 -1~

(A long-term target
assessed on a wider
spatial context by

SWD~)
District Support
Centre for Persons
with Disabilities

1 centre per
280,000 persons#

(assessed by SWD
on a district basis)

1 1 3 2

Integrated
Community Centre
for Mental Wellness

1 standard scale
centre per 310,000
persons#

(assessed by SWD
on a district basis)

1 1 1 0
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Note :
The planned resident population is about 541,000.  If including transients, the overall planned population is about 569,000.  All
population figures have been adjusted to the nearest hundred.

Remark :
# The requirements exclude planned population of transients.

~ The deficit in provision is based on OZP planned population while the Social Welfare Department (SWD) adopts a wider
spatial context/cluster in the assessment of provision for such facility.  In applying the population-based planning standards,
the distribution of welfare facilities, supply in different districts, service demand as a result of the population growth and
demographic changes as well as the provision of different welfare facilities have to be considered.  As the HKPSG
requirements for these facilities are a long-term goal, the actual provision will be subject to consideration of the SWD in the
planning and development process as appropriate.  The Government has been adopting a multi-pronged approach with
long-, medium- and short-term strategies to identify suitable sites or premises for the provision of more welfare services
which are in acute demand.

APRIL 2023
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