
 

 

 

SCHEDULE OF AMENDMENTS TO  

APPROVED KOWLOON TONG 

OUTLINE ZONING PLAN NO. S/K18/16 

MADE BY THE TOWN PLANNING BOARD 

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131) 

 

 

I. 

 

Amendments to Matters shown on the Plan 

 

 Item A – Rezoning of a site at Renfrew Road, covering the southern part of the 

ex-Lee Wai Lee Campus, from “Government, Institution or Community 

(9)” to “Residential (Group B)”. 

 

 Item B – Rezoning of a site at the junction of Dumbarton Road and Inverness Road, 

covering the western part of the Bethel Bible Seminary, from 

“Government, Institution or Community (3)” to “Residential (Group C)9”. 

 

 Item C – Rezoning of a site at the junction of Dumbarton Road and Grampian 

Road, covering the eastern part of the Bethel Bible Seminary, from 

“Government, Institution or Community (3)” to “Government, Institution 

or Community (12)”. 

 

    

 

II. Amendments to the Notes of the Plan 

 

(a) Incorporation of a new set of Notes for the “Residential (Group B)” zone. 

 

(b) Incorporation of a new set of Notes for the “Government, Institution or Community 

(12)” zone setting out the planning intention for the in-situ preservation of the 

historic building within the zone. 
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Annex VIa 

of TPB Paper No. 9585 

 

Representations Supporting Amendment Item A 

 

Representation 

No. 
Reason PlanD’s Response 

R1 

Hong Kong is desperately in lack of residential land. I fully 
support the proposed zoning for building more residential 
units for the goodness of Hong Kong. 
 
I am at the time against the HKBU to make use of the Site for 
their own purpose as I am very frustrated with the quality of 
local tertiary education and the proliferation and lowering 
standard of some 2

nd
 rank universities in Hong Kong.  

See para. 6.4.1 of 
Town Planning 
Board (TPB) Paper 
No. 9585 

R2 

A. Hong Kong is currently lack of residential land. The area 
zoned for residential use can help solve the problem even 
to small extend.  
 

B. HKBU’s objection are groundless: 
 
i. HKBU is situated at city centre. Its student dormitory is 

not required because of its convenient location.  
 

ii. Chinese medicine’s effectiveness is still in question. 
Whether we should continue put public resources into it 
is arguable.  
 

iii. HKBU’s facilities are already considered adequate. 
More facilities for them is regarded as over – provision 
and redundant.  
 

iv. Their land use is subject to Government Property 
Agent’s consideration.  

See paras. 6.4.1 and 
6.4.3 of TPB Paper 
No. 9585 

R3 

A. The Hong Kong community has a pressing need for 
housing. The Site is at a prime location fetching high land 
premium.  It will generate substantial revenue to support 
local development if it is to be sold. Moreover, if more 
residential flats are provided in Kowloon Tong area, it will 
help to stabilize property prices and rentals in the area and 
assist the middle class to buy or upgrade their flats and 
improve their living environment. 

 
B. Hong Kong is really in need of a Chinese medicine 

hospital but it does not mean the Government has to give 
away the prime lot to an individual University for the 
development of a dedicated School of Chinese Medicine.  
The number of students enrolled for the 6-year programme 
of the School of Chinese Medicines, HKBU is just 600. 
Why do we need to give them such a prime lot for 
development of a hospital which belongs to them solely? 
There is a hospital in Kowloon Tong, why does HKBU not 
cooperate with it to provide Chinese medicine out-patient 

See paras. 6.4.1 and 
6.4.3 of TPB Paper 
No. 9585 
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Representation 

No. 
Reason PlanD’s Response 

and Chinese medicine in-patient services? I do not agree 
that Kowloon Tong needs to have 3 hospitals. 

R4 

I support putting the whole Lee Wai Lee site for auction. The Site is proposed 
to be reverted to 
“G/IC(9)” zone to 
meet the latest 
demand of land for 
GIC use  

R5 
Support the Government to build more flats and include 
“Hong Kong Property for Hong Kong People” clause.  If 
possible, better rezone it to “Residential (Group A)”. 

“R(A)” zone which 
is intended for 
higher density 
development is not 
appropriate for the 
Site, which falls in a 
predominantly low 
to medium density 
setting. 

R6 

A. Oppose to the occupation of the Site by HKBU for the 
following reasons: 
 
HKBU does not have land for hostel and teaching use 
because it has taken in excessive numbers of Mainland 
students for its bachelor, master and doctor degree 
programmes in Hong Kong. 
 
The Mainland students coming to Hong Kong can enjoy 
the subsidy of the taxpayers to rent flats in the prime lots 
in Kowloon Tong with potential for very high land 
premium/rentals while the local students are not provided 
with hostels. As a result, HKBU has to build hostels 
extensively, leading to shortage of land for development of 
the School of Chinese Medicine.  It therefore takes an 
alternative way in an attempt to occupy public land for its 
use.  
 
The Dr. Ng Tor Tai (NTT) International House of HKBU is 
already fully occupied by Mainlanders. The taxpayers 
should not be held responsible for providing 
accommodation for the Mainland students. If HKBU is to 
develop a Chinese medicine hospital, it can demolish the 
NTT International House for redevelopment. In that way, 
the hospital can be built and combined with the part of the 
Lee Wai Lee site (i.e. the section belonging to HKBU) for 
development. 

 
B. Increase the public revenue and make use of the resources 

to solve the poverty problem. 
 

A. See paras. 6.4.1 
and 6.4.3 of TPB 
Paper No. 9585 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
B. Issue falling 

outside the ambit 
of the TPB 

R7 
A. Contrasting opinion towards HKBU’s opposition to Item A 

as follows: 
 

A. See paras. 6.4.1, 
6.4.2  and 6.4.3 
of TPB Paper 
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Representation 

No. 
Reason PlanD’s Response 

The Tsim Sha Tsui (TST District) Kai Fong Welfare 
Association locates in an area with the largest number of 
basic – class citizens from Yau Tsim Mong District and the 
ethnic minorities. Comparing with Kowloon Tong, there is 
always a high frequency of passenger flows near TST 
District Kai Fong Welfare Association, which is favourable 
for a Chinese Medicinal Hospital of HKBU to ensure a 
sufficient number of patient supports. 

 
The ultimate purpose for HKBU to establish a Chinese 
Medicinal Hospital is to provide the underprivileged class 
with genuine cares. “Popularization” of service is a prior 
concern! If the Hospital is located in Lee Wai Lee, many 
impoverished people would suppose that the medical 
services only please the wills of middle class. They would 
then insist on preferring the “human – touched” clinical 
services from the traditional Chinese – medicine stalls, 
instead of making a long – distance travel to Kowloon 
Tong simply for receiving a “scientific” mode of Chinese 
medical consultation. 

 
B. For the Lee Wai Lee issue, a balance has been made 

among HKBU’s aspiration in Chinese medicine education, 
public expectation towards the prospect of 
Chinese-medicine industry, the money-making concerns 
of property developers, and Hong Kong citizens’ wish for 
an even distribution of residential land uses. 

No. 9585 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
B. Noted 

R6738 
R8315 

A. There is an urgent need for housing land to address 
housing shortage problem. 
 

B. HKBU has adequate land. 

See para. 6.4.1 of 
TPB Paper No. 9585 

R6861 

A. Support to change the Site for residential use. 
 

B. Object to constructing a Chinese Medicine Hospital at the 
Site. 

Noted 
 
 

R8322 

A. The School of Chinese Medicines, HKBU made 
inadequate preparation. The proposal was revised within a 
short period without consulting the Chinese Medicine 
graduates. It lacks the edge of providing effective and 
prompt medical services for the community. 
 

B. The School bombarded the students/graduates with emails 
requesting them to send their objections to the 
Government and suggesting them to send in more than one 
email with the intention of changing the support ratio in an 
unfair manner. 

See paras. 6.4.1 of 
TPB Paper No. 9585 
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Annex VIb 
of TPB paper No. 9585 

 
Adverse Representations on Amendment Item A (rezoning of the southern portion of the 
LWL site from “G/IC(9)” to “R(B)”) - Main Points and Responses 
 
[The grounds of the representations objecting to Item A are summarized and grouped under 
the respective points below.] 
 

Representation Points 
 

PlanD’s Responses 

A. Loss of land for GIC facilities 
 

 

The rezoning would be an irreversible loss to the education sector, the 
community and the society as a whole, as it cannot be used for 
education or community facilities. 
 
There is limited supply of GIC land in Hong Kong and Kowloon Tong, 
but a lot of alternatives for residential use in other locations.  The Site 
should be used for suitable uses to help more people such as community 
centre, educational facilities, hospital, social welfare facilities, e.g. 
residential care home for the elderly, specialized hostels, library, indoor 
recreation centre, park, cultural/art facilities or offering to non-profit 
making organizations for provision of community service.  The Site 
should not be for commercial purpose or residential use that would 
benefit a small number of people.  Reverting the Site for GIC use 
would serve more people and more cost effective as well as alleviate 
objecting views.   
 
Should rezone another site to “G/IC” to compensate. 
 
Although Kowloon Tong is a luxury residential area, development 
should balance the all-rounded needs of the society including education 
and seek for sustainable development for Hong Kong real estate.  The 
rezoning could not ensure long-term economic benefit.  Land use 
should match with the surrounding developments and follow the 
majority view. 
 

The Site is proposed to be 
reverted to “G/IC(9)” zone.  
See paragraphs 6.4.4(c) and 
(d) of Town Planning Board 
(TPB) TPB Paper No. 9585. 
Adequate land has been 
reserved for open space use 
to serve local population. 
 
 

The original “G/IC” zoning is to serve a buffer for the residential area in 
Kowloon Tong and Lok Fu to avoid excessive density.  The rezoning 
violates the planning principle. 
 

The proposed medium-rise 
housing is acceptable from 
visual and air ventilation 
points of view.  The Site is 
proposed to be reverted to 
“G/IC(9)” zone to meet the 
latest demand of land for 
GIC use. 

The rezoning would set a precedent for the Government to ignore the 
zoning system and rezone educational and community land for 
developer to gain profit. 
 

Rezoning is a statutory 
public consultation process 
under the Town Planning 
Ordinance to enable the 
stakeholders and the public 
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Representation Points 
 

PlanD’s Responses 

to express views for 
consideration of the TPB. 

B. Educational/ Higher Educational Uses 
 

 

Shortage of educational land and importance of education 
There is a shortage of land for educational purposes.  According to 
Government statistics, the shortage amounts to 80,000m

2
 of operational 

area for the eight UGC-funded institutions. When there is a shortage of 
land for higher educational uses, it is unreasonable to allocate an area as 
low density residential use. 
 
Student hostel places of higher educational institutions are inadequate.  
It is important to build student hall. 
 
Higher education is very important for Hong Kong’s development and 
will contribute greatly to build up the knowledge base society. Adequate 
land should be reserved for sustainable development of higher 
education.  Local higher educational places should be increased.  
 
Education is precious resource of the society. Education is the first 
priority of a country and the base of all kinds of development.  It 
should be accorded with priority than other uses. Education is a 
long-term investment for the Hong Kong society and important for 
Hong Kong’s future. The Government should provide good learning 
environment for students and should not neglect education due to 
current benefit.  Education land is precious. The Site is all along been 
used for educational purpose. The Site should be reserved for 
educational use.  The rezoning would deteriorate the shortage of 
educational land in urban area. 
 
Should balance education/academic development and economic 
development/personal benefit. 
 
Hong Kong Polytechnic University (PolyU) has the right to use half of 
the LWL site.  City University of Hong Kong (CityU) is small and 
needs an existing school building for educational use. 
 
Education more important than residential/economic development 
For Hong Kong people, the Site is more suitable for educational/higher 
educational development, which will benefit grass roots people/general 
public/future development of the society, than for luxury housing. 
 
Educational use is more important than commercial development.  
Building luxury housing benefits a small amount of people but building 
a school will benefit more students/the public.  Luxury flats are usually 
used for investment and benefit investors only.  In the long-run, 
investment in education and raising the quality of education will bring 
more benefit to the society than residential use.  Should not sacrifice 
long term educational need to short term economic benefit/ housing 

See paragraphs 6.4.4 (d) and 
(e) of TPB Paper No. 9585 



3 
 

Representation Points 
 

PlanD’s Responses 

development.  Using the Site for education purpose would help 
enhance the ability of the youth.  The TPB should not support the 
proposal that adversely affect expansion of a university due to luxury 
housing development.  There is too much luxury housing in Kowloon 
Tong.  Should not use land only for property development and move 
GIC facilities away from the urban area.  There is a lot of land for 
residential development but limited land for educational use.  In 
planning the use for a site, priority should be given to educational use 
but not luxury housing for making profit. 
 
Site suitable for educational use 
Two universities (HKBU and CityU) are in proximity with the Site 
which makes the Site perfect for the future expansion for these two 
universities.  The Site is reasonably near to PolyU.  It will be a very 
desirable location for facilities which can enhance the collaboration 
among these three universities.  
 

 
C  HKBU expansion need 

 

HKBU lack of space 
The HKBU campus site is the smallest among the eight UGC-funded 
institutions (around 5.4ha).  HKBU was not allocated additional land 
to develop necessary facilities for the implementation of the 3-3-4 
academic reform.  HKBU had to build new facilities on campus or 
construct additional floors on existing buildings.  The campus is 
already congested to the point of saturation.  Outdoor area is seriously 
inadequate.  HKBU using the Site would increase the activity space of 
students, improve congestion and allow a better environment for 
students. 
 
HKBU development 
The Site can be most efficiently used by allocating it to HKBU for its 
long-term development.  The Site is surrounded on three sides by the 
HKBU and is geographically an integral part of the University.  The 
HKBU already has its facilities in this street block.  The expansion of 
HKBU into the Site represents the most efficient use of land, as it will 
consolidate the University’s activities in one location and allow HKBU 
to make improvements to the environment and provide much-needed 
facilities. 
 
The Site is very important for future development of HKBU because it 
has all along in lack of land for development.  HKBU needs the Site to 
meet its already growing needs, i.e. new programmes, increased need 
for student accommodation, etc.  HKBU’s library requires expansion. 
Educational facilities of HKBU should be enhanced.  It is extremely 
difficult for HKBU to find land nearby to expand in the future.  HKBU 
needs the Site more imminent than residents of luxury flats, not only for 
HKBU and its students but also for the surrounding community. 
 

See paragraph 6.4.4(e) of 
TPB Paper No. 9585. 
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Representation Points 
 

PlanD’s Responses 

To be consistent with the policies on higher education before and after 
the re-unification, and to be in line with the world trend of competing 
for high quality human resources, there is no reason whatsoever why the 
whole LWL site should not be given to HKBU for the sake of the long 
term benefits of the community.  
 
Support HKBU.  Object to resume HKBU land.  The need for tertiary 
institution is increasing.  Why not give HKBU a complete campus and 
better use this piece of land for long-term development ?   
 
Sacrificing a piece of land that is crucial to HKBU’s future development 
to commercial interests of the housing market is not constructive or 
synergistic with the needs of the Hong Kong community.  It will cause 
irreversible damage to HKBU.  The Site should be given to HKBU but 
not for luxury housing. 
 
LWL campus of IVE is educational facilities.  If it is given to HKBU, 
it could be used for educational purpose immediately.  This would save 
construction cost. 
 
There is no point to change the use of this land right now, then find 
another place for HKBU for campus development.  Find a site for 
HKBU in other area would force extra commuting for students. 
 
HKBU Hostel 
The Government said that the northern portion of the LWL site can 
provide about 1,300 student hostel places to HKBU and adequate to 
meet their need under the existing educational policy.  The Site 
exceeds the need of HKBU.  This reflects short-sightedness of the 
Government, ignoring the long-term development of higher education. 
 
Living in a student hostel is part of university life.  Those off-campus 
hostels cannot help students to enjoy university life on campus. 
 
Hostel places in HKBU are in shortage.  Land should be used for 
construction of student hostels.  Students have to reside off-campus 
and this requires additional cost. Using the Site for student hostels 
would reduce the demand for private housing flats in the area and 
reduce the commuting time.  This would reduce the traffic flow.  
Inadequate student hostel places also adversely affect the lives of local 
students and students from Mainland as rent of private flat is high. 
 
Other points 
LWL is the training place of the fencing team.  If it is demolished, 
there is no other place for training.  HKBU needs a 50m long 
swimming pool. 
The Government should consider taking back HKBU staff quarter site at 
Fo Tan and give the Site to HKBU. 
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Representation Points 
 

PlanD’s Responses 

Previously reserved for HKBU 
HKBU has been liaising with the Government over future use of the 
Site for several years, it is surprising that the Government did not 
discuss its plans to rezone the Site with HKBU. HKBU has neither 
indicated to the Government nor come to any agreement with the 
Government that HKBU requires only half of the land and is ready to 
withdraw its request for the whole plot. HKBU should be given a fair 
opportunity to apply for use of the full area of the LWL site. 
 
The Government has reserved the Site for expansion of HKBU and 
should keep its promise. 
 

 
See paragraph 6.4.6 of TPB 
Paper No. 9585.   
 

D  Chinese Medicine Hospital (CMH)/Chinese Medicine Teaching 
Hospital (CMTH) and/or other Medical Facilities 
 

 

Support CMH/CMTH/Medical use 
Support development of CMH/CMTH/medical use.  Being a centre of 
eastern and western culture, Hong Kong should have a CMH.  The 
result of a survey on public perception towards Chinese medicine 
services in Hong Kong shows there is an urgent and genuine need for a 
CMTH.  Chinese medicine is effective in treating chronic and 
refractory diseases.  Given that the aging population in HK is 
increasing, the need for Chinese medicine is imminent.  A CMTH is 
urgently needed and would benefit grass root people/all Hong Kong 
People than luxury housing.  Developing CMH would raise the 
competitiveness of Hong Kong, enhance the role of Hong Kong as an 
educational hub, raise the status of Hong Kong and attract health care 
travel visitors. 
 
Building a CMTH would facilitate professionalization of the Chinese 
medicine industry and would benefit more patients.  Without a CMH, 
there would not be a systematic Chinese medicine education.  CMTH 
can provide venue for clinical training, facilitate clinical research, 
contribute to the advancement/standardization/ modernization of 
Chinese medicine, as well as integration of Chinese and western 
medicine. Without in-patient service, the development of Chinese 
medicine, especially treatment for emergency and critical illness, is 
limited.  
 
The Site is easily accessible, readily for construction without the need to 
change the land use and suitable for a CMTH.  The benefits of the 
construction of the proposed CMTH on the Site to the community, the 
higher education sector and the Chinese medicine industry will fulfill 
the principle of optimum utilization of land.  To convert the Site for 
luxury housing is to put the cart before the horse and to put the trivial 
above the important.  It will affect the plan of building a CMTH on the 
Site as well as offering internships for Chinese medicine students in 
Hong Kong. 
 

See paragraphs 6.4.4 (f) and 
(h) of TPB Paper No. 9585. 
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Representation Points 
 

PlanD’s Responses 

In the latest Policy Address, the Government stressed the development 
of Chinese medicine, but now uses the Site for luxury housing and 
strangles the plan of developing the first CMTH.  It is 
self-contradictory. Efficient use of land for medical purpose 
demonstrates the Government’s commitment to promoting Chinese 
medicine.  Developing a CMH is an important step for medical service 
development and medical reform. 
 
The Hong Kong Government has sufficient fiscal surplus to forgo the 
proceeds from the sale of the Site to make long-term investment in 
Chinese medical education. 
 
Medical facilities 
For Hong Kong people, the Site is more suitable for medical service 
development, which will benefit grass roots people/general public than 
for luxury housing.  More medical facilities are needed.  The society 
needs good and more doctors in an aging city like Hong Kong. This 
takes a lot of investment. Such investment will not only provide better 
medical services but also promote the Government’s image as being 
far-sighted, reasonable and caring. 
 

For HKBU CMTH 
The Site is small and should be given to HKBU for developing 
CMH/CMTH.  The Site is very important for HKBU for developing 
Chinese medicine programme and internship.  A CMTH should best be 
located at LWL campus, which is adjacent to the Chinese Medicine 
Building of HKBU.  The proximity of the CMTH to the teaching 
facilities will enhance the effectiveness of the treatment.  Teaching 
hospital of renowned Chinese medicine universities are built near their 
campus. There have been discussions about the establishment of CMH 
for many years. HKBU has good facilities, good experience and 
experienced Chinese medicine doctors, why such plan cannot be 
substantiated in this piece of land? Such development would not only 
benefit HKBU, but also call for the repaid development of Chinese 
medicine as well as enhancing the public health as a whole.  HKBU 
has been reputable for the Chinese medicine discipline and its clinics 
have been popular. HKBU CMH could facilitate co-operation with 
Chinese medicine sector of Hong Kong University. 
 

See paragraph 6.4.4(g) of 
TPB Paper No. 9585. 

The Government has been discussing with HKBU about building a 
CMH on the Site for several years.  The Government breaks the 
promise and changes the land use.  
 

See paragraph 6.4.6 of TPB 
Paper No. 9585. 

Internship of Chinese medicine students 
A CMTH will enable Chinese medicine students to conduct their 
internships in Hong Kong.  Chinese medicine students currently have 
to do their internships in the Mainland. The medical system of the 
Mainland is different from that of Hong Kong.  What students learn in 
the Mainland cannot be all applied to Hong Kong.  This creates many 

 
See paragraph 6.4.4(g) of 
TPB Paper No. 9585. 
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Representation Points 
 

PlanD’s Responses 

problems.  The CMTH can support not only HKBU, but also Chinese 
Medicine students from other institutions. 
 
There are inadequate places in Hong Kong for Chinese medicine 
students to practice. 

D1 object to constructing a CMH.  
 

Noted. 

E [omitted] 
 

 

F  Proposed Residential Use 
 

 

Unable to address housing shortage 
The development of luxury residential properties fails to address the 
shortage of housing.  Low/medium density residential flat does not 
match the society’s urgent need for housing of smaller flats. 
 
Developing the Site into residential area cannot solve the immediate 
needs of housing issue without full planning at that district. 
 
Due to building height restriction, housing development on the Site is 
unable to resolve housing shortage.  The Site is not a good choice for 
increasing flat supply. 
 
Object to luxury housing/residential use 
Objection to build luxury housing.  Luxury apartments should not be 
built there. Luxury property adds little to the real economy.  Rezoning 
the Site for building luxury housing is an irrational decision.  Rich 
people have a lot of choices for their deluxe housing.  Building luxury 
housing would widen the gap between the rich and the poor. 
 
The Site is unsuitable for residential/luxury housing development.  
Objection to construction of luxury housing or public rental housing.  
Building whatever housing in such small piece of land is very odd.  
There is adequate/too much residential land in Kowloon Tong/ Hong 
Kong.  There is no need to use the Site bounded by university 
buildings and military camp for residential development.  Should not 
sacrifice education and use all land for property development. 
 
Building residential development on the Site is lack of long-term land 
use planning and neglects the need of the overall development.  It is 
very short-sighted for the Government to change the purpose of the land 
to residential use. 
 
The allocation of the LWL site for residential use will not save any land 
resources for the general public as a whole, as a piece of land at 
somewhere else would anyway be needed. 
 
 

See paragraphs 2.4 and 
6.4.4 (l) of TPB Paper No. 
9585. 
However, as set out in 
paragraphs 6.4.4(c) and (d) 
of TPB Paper No. 9585, the 
Site is proposed to be 
reverted to “G/IC(9)” zone. 



8 
 

Representation Points 
 

PlanD’s Responses 

Incompatible with adjoining campus/ surroundings 
Objection to construction of in-fill luxury housing in campus/abutting 
campus.  The Site is unsuitable for housing, with university buildings 
on all sides.  It will look strange to have a block of luxury residential 
building within the HKBU campus area.  They are incompatible.  
Residential land use will jeopardize the surrounding area of the 
University campus, both in terms of traffic flow and walks of life, affect 
educational atmosphere and create a long term conflict of land use.  
The residents will complaint against noise from the hostels, causing a 
shock to hostel culture and tradition.  
 
The “R(B)” zone with a plot ratio 4.5 is not consistent with the 
surrounding residential zoning of “R(C)4”. 
 
Residential use affects /to be affected by surrounding uses 
/environment/traffic 
Additional traffic would cause conflict between vehicles and pedestrians 
and would create air and noise pollution, and hence degrade the overall 
environmental quality of the area. 
 
Using the land for residential area will add pressure on maintaining a 
low population density in the neighborhood.   
 
The construction work would affect the nearby residential care home for 
the elderly and the university. 
 
In case medium-density housing is built, there is insufficient supply of 
community services for residents. 
 
Would set an undesirable precedent for rezoning of other “G/IC” land 
for residential use. 
 

The Site abuts a fire station and not suitable for residential development. The Director of Fire 
Services advises that for the 
purpose of minimizing noise 
impact to occupants of 
neighbouring buildings, 
measures including 
operating public address 
system with lower volume 
at night time and installing 
all speakers in such a way 
that least impact to the 
surroundings.  Besides, the 
officer-in-charge of fire 
appliance/ambulance would 
exercise their discretion in a 
sensible manner in using 
siren (especially during the 
hours of darkness) having 
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Representation Points 
 

PlanD’s Responses 

due regard to the operational 
needs, road safety and the 
prevailing traffic conditions.  

Should resolve grass root housing problem 
Should resolve grass root housing problem.  Inadequate public 
housing.  The Site should be used to build public/subsidized housing, 
and should not be for private/luxury housing. There is adequate supply 
of medium-density housing.  
 

See paragraph 6.4.4(l) of 
TPB Paper No. 9585. 

Need a comprehensive plan for housing issue 
Hong Kong Government should provide an organized plan for housing 
issues rather than ad hoc projects on scattered small sites. 

See paragraph 6.4.4(l) of 
TPB Paper No. 9585 

Others 
Consider lower floors for educational use and upper floors for luxury 
flats. 

It is proposed to revert the 
Site to “G/IC(9)” zone.  
See paragraphs 6.4.4(c) and 
(d) of TPB Paper No. 9585  

 
G  Public Consultation 

 

No/Inadequate public consultation /Ignore public opinion 
The planning intention of the OZP has been developed for more than 30 
years. The Government should consult public of the major change of the 
planning intention, from low density to medium density, through public 
discussion. 
 
Should enhance the transparency of the public consultation.  Should 
consult HKBU and the students.  Should conduct consultation again. 
Objection to Government’s neglect of public opinion. 
 
procedurally wrong/misleading 
It is misleading to the public and procedurally wrong to include the Site 
in the Land Sale Programme while the public consultation on the 
rezoning is still underway. 

See paragraphs 6.4.4(i) and 
(j) of TPB Paper No. 9585 

 
H  Others 

 

Anti-property development hegemony.  Should not change to a 
property project, only for the benefit of developer.   

Noted. 

Objection to conspiracy between the Government and the businessmen. 
 

The proposed “R(B)” zone 
is to meet the housing need 
of the community, but not to 
benefit a particular party. 

Anti-Government hegemony. Government is bullying an education 
institution that has no political background.  
 

All parties are fairly treated 
by the Government on the 
basis of established policies 
and procedures. 
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Representation Points 
 

PlanD’s Responses 

The town planning system is controlled by the Government.  Land use 
planning reflects the view of Government officials.  The TPB should 
consider the benefit of the society, not personal benefit. 

The TPB is an independent 
statutory body with 
predominately non-official 
members and the goal of 
promoting the general 
welfare of the community.  
It would consider all views 
received impartially in 
making a decision on the 
landuse zoning of the Site. 

Should consider using the private recreational land for increasing flat 
supply. 

The use of allocated private 
recreational land falls within 
the purview of Home 
Affairs Bureau and should 
be considered separately. 

The Chinese Military reserved area is more suitable for residential 
development/luxury housing than the Site.  Should use the military 
camp site for educational use. 
 

The military camp site is 
required for military use.  

Should use the vacant Government land first to solve the housing 
shortage problem. 

The Government has 
adopted a multi-pronged 
approach to increase land 
supply in short, medium and 
long terms.  Using vacant 
Government land is one of 
the measures. 

The problem of housing shortage is not due to inadequate land, but lack 
of planning and using too much land for luxury housing.  

See paragraph 6.4.4(l) of 
TPB Paper No. 9585 

Residential land nearby should also be changed for educational use. Residential land nearby has 
all been developed. 

The Government does not have long term planning for developing the 
area in Renfrew Road. 

The land use planning for 
the area is reflected on the 
Kowloon Tong OZP. 

The Site is close to military camp and not suitable for residential 
development.  Developing luxury housing on the Site would affect the 
safety of the military camp.  Developing the Site for educational use or 
CMH would be desirable.  
 

There are existing 
residential and GIC 
developments abutting the 
military site.  They are not 
incompatible. 

The Site should not be used for Government use. The Site is proposed to be 
reverted to “G/IC(9)” zone 
to meet the needs of the 
community. 
See paragraphs 6.4.4(c) and 
(d) in TPB Paper No. 9585. 
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Representation Points 
 

PlanD’s Responses 

Resource should be reserved for the public and not for a small amount 
of people.  Should consider the case on the basis of the benefit/need of 
the whole Hong Kong not the developer/rich. 
Long term development is more important.  Should think for the next 
generation. 

Noted. 

The Government has huge fiscal surplus.  There is no need to sell the 
Site for revenue. 

Fiscal aspect is not a 
consideration of the TPB. 

The rezoning amendment is not justifiable. 
Turning the Site into a residential plot violates the principle of building 
a civilized city. 
It reduces the town’s ability to generate agglomeration economies. 

Noted. 
The Site is proposed to be 
reverted to “G/IC(9)” zone 
to meet the need of the 
community. 

Luxury housing is not for Hong Kong people.  It would attract more 
Mainland people to Hong Kong to buy flat and adversely affect the 
opportunity of Hong Kong people to buy a flat.  Building luxury 
housing would raise the property price.  Property price is already very 
high.  Should build more affordable housing.   

The price of housing units is 
determined by the private 
market and is not a 
consideration of TPB. 

The land is readily available for education use. The Government should 
not complicate the matter with such controversial move. The 
community deserves more harmony rather than confrontation. 

It is proposed to revert the 
Site to “G/IC(9)” zone.  
See paragraphs 6.4.4(c) and 
(d) of TPB Paper No. 9585. 

Anti-national education. 
Objection to development of Nam Sang Wai. 
From fung shui point of view, school would adversely affect nearby 
luxury housing. 

Not relevant to the 
amendment. 

If the TPB give the Site to HKBU for development of CMTH so that the 
Chinese medicine students can avoid long travelling to Mainland to 
practice, a representer is willing to donate a piece of land at Sai Kung 
for luxury housing development. 

See paragraph 6.4.4(f) of 
TPB Paper No. 9585. 

Support luxury housing/HKBU building luxury housing. The Site is proposed to be 
reverted to “G/IC(9)” zone.  
See paragraphs 6.4.4(c) and 
(d) of TPB Paper No. 9585. 

 
P  Proposal 

 

P1   
Revert the zoning of the Site to “G/IC(9)” / “G/IC”. 
 

See paragraph 6.4.5 of TPB 
Paper No. 9585. 
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Annex VII 

of TPB Paper No. 9585 

Comments on Representations 

 

Comment 
No. 

Reason PlanD’s Response 

C1 
Support all of the representations that object to Items A and 
B. (no reason provided) 

Noted. 

C2 

Regarding Item A :      
A. Support HKBU‟s proposal for the Site. 

 
B. Support HKBU‟s goal of establishing a CMTH on the 

southern part of the LWL Site. Not only would the 
hospital provide accredited course-work for training 
Chinese medicine doctors, it would satisfy the needs of 
the community for in-patient Chinese medicine services 
and provide hospital internships for Hong Kong and 
Mainland Chinese medicine students. This is the kind 
of innovative program that will contribute to Hong 
Kong‟s continuing leadership and prosperity in the 
Asian region. 
 

C. Rezoning of the Site would be an irrecoverable loss to 
the education sector and the Hong Kong community as 
a whole. 

See points A, C and D in 
Annex VIb. 
 

C3 

Object to Item A.  To retain the site as “G/IC(9)” for 
HKBU‟s various uses, such as for future expansion, i.e. 
building a Chinese medicine teaching hospital, or building a 
student hostel, but not for PolyU or other uses. 

See points C and D in 
Annex VIb. 

C4 

A. Providing comments on R1 to R7 which support Item A. 
Comments are: 
 

i. Alternative sites for residential development can be 
found elsewhere in Hong Kong; however, alternative 
“G/IC” sites to meet future education needs are extremely 
limited. HKBU, whose existing campus surrounds the 
Site on 3 sides, requires a comprehensive and sustainable 
campus development solution. Residential development 
on the Site would be irreversible and a permanent loss to 
Hong Kong. The development of 495 private residential 
flats on the LWL site would not alleviate the acute public 
housing shortage. The proposed luxury housing would 
not improve the lives of those Hong Kong residents most 
in need. It would have a negligible impact in stabilising 
property prices in the area, but pushing up property prices 
in the District. These flats would therefore not be 
affordable for the majority of the „middle classes‟. 
Rezoning the site to “R(A)” would be inappropriate given 
the predominantly low to medium density character of 
the local area. “R(A)” is unsuitable for this area which is 
predominantly zoned “G/IC” and even in other parts of 
Kowloon Tong where typical residential is restricted 

A. Noted and see points 
B, C and D in Annex 
VIb. 
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Comment 
No. 

Reason PlanD’s Response 

under the “Residential (Group C)” (“R(C)”) zone. The 
“R(B)” zoning of the Site is out-of-character and 
incompatible with the immediate area and results in a 
piecemeal and illogical zoning pattern. The development 
of private residential housing directly adjacent to over 
3,500 student hostel spaces is considered an inappropriate 
use of land and a cause for potential noise and nuisance 
complaints from future residents due to the land use 
conflict. 
 

ii. A recent survey found that there was significant support 
(81% of interviewees) for the establishment of a CMTH 
in Hong Kong to train local practitioners. 36.6% stated 
that they felt it was necessary for the CMTH to be 
located near the University campus. HKBU is requesting 
the Site so as to develop a self-financed, public university 
operated, non-profit making CMTH. The CMTH will 
provide internship places for the three CM Schools in 
Hong Kong and will undertake clinical research in CM 
and inter-disciplinary research in Chinese and Western 
medicine. The CMTH will offer affordable treatment to 
the local community. The TST District Kai Fong Welfare 
Association site was no longer feasible for a CMTH. The 
Site being convenient and close to existing Chinese 
medicine facilities is the most suitable location for a 
CMTH. The School of Chinese Medicine of HKBU, 
already provides a CM Clinic for the community, 
therefore the proposed cooperation with the Hong Kong 
Baptist Hospital is not necessary.  
 

iii. HKBU need the Site, see point C in AnnexVIb 
 

iv. Points stated in R3 and R6 are related to land (not 
planning) considerations. The benefits of education will 
influence the generation to come, whereas the land sale 
will result in a one-off revenue benefit. 

  
v. R1‟s view on the quality of local tertiary education is not 

a planning consideration. 
 

vi. R2‟s view that HKBU‟s land use is subject to 
Government Property Agency‟s consideration fails to 
appreciate land use is a consideration of the TPB. 
 

B. Providing analysis of the representations that object to 
Item A. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
B. Noted. 
 

C5 

A. HKBU should be offered the land for the future 
development of education instead of using it for 
building another block of luxurious flats. This relatively 
small site is surrounded on three sides by HKBU 
campus. There is no additional unoccupied spaces in 

A. See point C in Annex 
VIb. 
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Comment 
No. 

Reason PlanD’s Response 

the vicinity of HKBU for the expansion and future 
development for higher education. City University of 
Hong Kong, enjoys rather large outlay of land both in 
Yau Yat Chuen and Beacon Hill. I want to highlight to 
the TPB the importance of wise land allotment for the 
community. We must decide to place young people‟s 
future above developers‟ padded pockets. 
 

B. Attached a list with the names of 175 people supporting 
the commenter. 
 

 
 
 
 
 
 
 
 
 

B. Noted. 

C6 

A. Does not indicate which representations the comment is 
related to. 

 
B. Object to Item A. 

 
C. Retain the Site as “G/IC(9)”.  

 
See point P1 in Annex 
VIb 

C7 

A. Does not indicate which representations the comment is 
related to. 

 
B. Support to use the Site for educational development and 

oppose to use the education site for building luxury 
apartments. 

 
See point B in Annex 
VIb 

C8 

A. Same as C15 below. 
 

B. Comment on R1: R1‟s logic is absurd. If an education 
institution is not to the standard, we need to improve it 
rather than demolishing it. HK‟s future is in education 
that we must by all means help to improve, rather to 
destruct! 

 

C. Comment on R3: not agree with R3. First, this piece of 
land would not help to ease the shortage of residence in 
HK. Building a teaching hospital or maintaining the 
land for educational use, in contrast, will benefit whole 
HK society. HKSAR government is for HK people, not 
the other way round! So is the government income! 

See C15 

C9 

Comment on R1 to R7 
 
A. A number of the representations voiced their 

dissatisfaction with either HKBU or the Hong Kong 
tertiary system as a whole, or both. None of these are 
relevant to the land use and town planning process.  
 

B. Some representations mentioned the current need for 
housing as their reason for supporting the subject 
matter. This rezoning does not help towards providing 
more affordable housing for the everyday Hong Kong 
people. Hong Kong education institutions are also 
gravely lacking education land. Thus, the Site should be 

 
 

A. Noted  
 
 
 
 
 
B. See point F in Annex 

VIb. 
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Comment 
No. 

Reason PlanD’s Response 

retained for education use and not be rezoned for 
residential building. 

C10 

A. Support those representations that object to Item A. 
Reasons are: 

 
The public opinions are loud and clear, and the 
oppositions expressed by them are overwhelming. There 
are well-articulated and validly-based arguments. The 
supporting representations amount to only 0.03% of the 
total number of representations. 

 
B. The arguments stated in the 7 supporting representations 

are very weak : 
 
- Inappropriateness for the Site to be granted to HKBU is 

not a reason at all for supporting the Site to be rezoned 
from “G/IC” to residential use; 
 

- Rezoning of the Site would bring in additional 
government revenue is neither a solid reason in the 
context of town planning nor addressing the planning 
merits. The revenue would be insignificant.  

 
- The argument that rezoning of the Site may alleviate 

housing problem is in lack of a vision for a large 
picture, in that there would only be a small number of 
luxurious residential apartments which could not help 
alleviate the general housing problem and not be used 
for helping the “upgrading market”.  

Noted.  See Annex VIb 

C11 

- Same as C15.   
 
- Additional comment: 

The Hong Kong society has a need for Chinese 
medicine.   Chinese medicine students need to go to 
Mainland frequently to practice. This needs to be 
improved. 

See C15 
  
See point D in Annex 
VIb 

C12 

Providing comments on representation no. R25: 
 
A. Mary Rose School concurs with R25 of HKBU.  

Regarding the part on environmental quality, rezoning of 
the Site to “R(B)” would have adverse impact on the 
environment, including : 

- Traffic flow in the area would be increased.  This 
would increase the risk of traffic accident during 
student picking up/dropping off from school buses.  
There would also be higher traffic noise and more 
vehicle emission causing downgrading of local 
environmental quality; and  

- Higher plot ratio would usually be adopted for 
commercial luxury development and would likely block 
natural lighting and air ventilation. 

Noted. See point F in 
Annex VIb. 
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Comment 
No. 

Reason PlanD’s Response 

B. Thus, support retain the Site as “G/IC(9)”. 

C13, C14, 
C55 & 

C2729 – 
C2981 

(total 256 
comments) 

Support those representations that object to Item A. (no 
reason provided) 

Noted. 

C15, C20 – 
C54 

C56 – 
C1890 

Support those representations that object to Item A and 
Support retaining the Site as “G/IC(9)”.  Reasons are: 
  
A. Allowing HKBU to undertake integrated and coherent 

planning of the entire Site for its future development. 
  
B. Allowing HKBU to build a CMTH on the Site which 

would benefit society at large. 

See points C, D and P1 in 
Annex VIb. 

C16, C17, 
C19 

C1891 – 
C2728 

(total 841 
comments) 

Support those representations that object to Item A and 
Support retaining the Site as “G/IC(9)”. Reasons same as A 
of C15 above. 

See C15 above. 

C18 

Support those representations that object to Item A. Support 
retaining the Site as “G/IC(9)”, planning of the entire Site 
for its future development which would benefit the society at 
large. 

See point P1 in Annex 
VIb. 

 



Annex VIII  

of TPB Paper No. 9585 
 

Demand for and Planned Provision of Major GIC Facilities and Open Space in Kowloon Tong 

 

Type of Facilities Hong Kong Planning 

Standards and 

Guidelines (HKPSG) 

HKPSG 

Requirement 

(based on 

planned 

population) 

Provision Surplus/ Shortfall 

(against planned 

provision) 
Existing 

Provision 

Planned 

Provision 

Secondary School 1 whole-day classroom 

for 40 persons aged 

12-17 

31 classrooms 439 445 +414 classrooms 

Primary School 1 whole-day classroom 

for 25.5 persons aged 

6-11 

44 classrooms 469 469 +424 classrooms 

Kindergarten/ 

Nursery 

26 classrooms for 

1,000 children ages 3 

to 6 

13 classrooms 353 353 +339 classrooms 

District Police 

Station 

1 per 200,000 to 

500,000 persons 

0 0 0 0 

Divisional Police 

Station 

1 per 100,000 to 

200,000 persons 

0 0 0 0 

Clinic/ Health 

Centre 

1 per 100,000 persons 0 1 1 +1 

Post Office
# 

1 per 30,000 persons 1 0 0 -1 

Magistracy (with 8 

courtrooms) 

1 per 660,000 persons 0 0 0 0 

Integrated Children 

and Youth Services 

Centre 

1 for 12,000 persons 

aged 6-24 

0 0 0 0 

Integrated Family 

Services Centre 

1 for 100,000 to 

150,000 persons 

0 0 0 0 

Library 1 district library for 

every 200,000 persons 

0 0 0 0 

Sport Centre 1 per 50,000 to 65,000 

persons 

0 0 0 0 



 
 

 

Type of Facilities Hong Kong Planning 

Standards and 

Guidelines (HKPSG) 

HKPSG 

Requirement 

(based on 

planned 

population) 

Provision Surplus/ Shortfall 

(against planned 

provision) 
Existing 

Provision 

Planned 

Provision 

Leisure Centre* 

(Urban and New 

Town Area, 

alternative to 

Sports Centre) 

1 per 50,000 persons 1 0 0 -1* 

 

Sports Ground/ 

Sport Complex 

1 per 200,000 to 

250,000 persons 

0 1 1 +1 

Swimming Pool 

Complex - standard 

1 complex per 287,000 

persons 

0 1 1 +1 

District Open 

Space 

10 ha per 100,000 

persons 

2.82ha 19.57 19.57 +16.75ha 

Local Open Space 10 ha per 100,000 

persons 

2.82ha 6.62 8.72 +5.9ha 

 

Note:  

(1) Based on latest projection, the planned population for the area is 29,150. 

(2) Some facilities are assessed on a wider district basis by the relevant departments, e.g. secondary 

school, primary school, sports ground.  

# 
As Post Office could be incorporated into a non-domestic building or the non-domestic part of a 

commercial/residential building, it was considered not necessary to reserve the whole Site for 

standalone development of a post office. 

* Leisure centre is provided only as an alternative to Sports Centre.  There is 8 Sports Centre in the 

Kowloon City district which already satisfy the demand of the whole district (i.e. 7.05 Sports Centre) 

including Kowloon Tong area.  Provision of leisure centre as an alternative is not required. 

 










