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Please list location plans, sites plans, other relevant plans, drawings and other documents submitted with
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- "Debby Chan"
B "tpbpd” <tpbpd @pland.gov.hk>; "Pan] Zimmerman" <;
MG HEE 12042013 S 11.06

POESS:  OZP_SK1817 12 Arpilpdf

*5: Re: $/K18/17

Dear Sir,

O

Please see our comment atiached.

Besi Regards,

Debby Chan

Designing Hong Kong Limited
Tel:

8016

latnsnnt-



" Hong Kong, 11 April 2013

Chairman and Members -

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong,
Fax; 2877 0245;

Email: tpbpd@pland.gov.hk

Dear Sirs,

Representation regarding the draft Outline Zoning Plan for Kowloon Tong (No. S/K18/17)

We object to the rezone the southemn portion of the former Lee Wai lee campus site in Kowloon Tong from
“Government, Institution or Community” use to “Restdential (Group B)” on the basis that:

1. The government lacks vision in the housing supply strategy in Hong Xong. The most urgent need is for
low cost housing for the grass-roots and youngster who cannot afford high rent and property prices. The
Government’s proposal to develop medium-density residential properties on the former Lee Waj Lee
campus site neither reflects prudent long-term planning to ease the need for low price housing.

2. The former Lee Wai Lee site is adjacent to Hong Kong Baptist University (HKBU) that has been laising
with the Governzuent to grant the entire site to the University for its long-term development. The
fragimented planning involved in dividing the site fails to make the best use of the land and capitalise on
the synergies that would result from HKBU’s development of the site as a whole. We are of the view
that coherent and integrated planning and design encompassing the LWL site and the main campus of
HEKBU would creaté operational efficiencies and avoid exacerbation of commiuting which is non-
sustainable.

3. HKBU has proposed building a Chinese medicine teaching hospital on the southern portion of the
former Lee Wai Lee campus site. Chinese medicine has become increasingly popular in Hong Kong and
has had proven results in treating a number of diseases, but Hong Kong lacks a hospital that could
provide in-patient Chinese medicine services fo people with chronic illnesses. A Chinese medicine
teaching hospital operated by HKBU and located on the site would promote synergy between the
hospital and HKBU’s School of Chinese Medicine as well as its Faculty of Science, facilitating both
teaching and learning, freatment of patients and clinical research.

4. QGranting the entire former Lee Wai Lee site to HKBU would integrate the stretch of land along Renfrew
Road while rezoning the land would only serve to fragment it. In case medium-density housing are built,
there is insufficient supply community services for resident. On the other hand, university hostel will
bring convenience to HKBU students. We would therefore urge the members of the Town Planning

Board to retain the land for “Govemmen’r, Institution or Community” and cons1der HKBU’s constructwe
proposals for its future use.

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765 Fax:+852 21872305



Hereby we so submit our objection to this rezoning for your consideration.

Designing Hong Kong Limited
April 2013

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765 Fax:+852 2187 2305
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£ owRef: - HKBU/LWLTIIMAG!‘I

- . _Date . 15 Apni 2013

r

- Eyﬁaﬂdon[y L

‘TheSecreta:y,Town P!annmg Board O

. clo. Planrung Department : .‘_.(_-.,,ngfalsfxﬁgii?_zg
. ‘15/F. North F’_q;n‘iGovemmen‘tOfﬁces s e e

- 'HONG KONG

Dear Slr S . |

e Ecmm(-z} REPRESENTATION -~
mwm PLANNING. oammmca.(c%wm 131;

omcwo&a To AMENDMEN‘E‘ FENA i

- We are lnstructed by B pli iy of - cmg Kong (the ,.O jecior';) io iodge thls'OI:ueci:on in’ T
- respect.of Amendment item A of the Draft Kowloon Tong Olitling Zonmg Plan No. S/K18/17 (the

“Draft OZP“) under’ Sectfon 6('% )of the Town P!annsng Orcfmance A copy of the Author;sahon Lette:rt SRS
L s attached for record - EEESEIOREAS

'_ The Objectﬁl' is prepared tn wﬁhdraw thls Objechon lf the Town F’!annlng Board (“TPB“) agrees to |
‘a8 amend the Draft OZP 20 revert the ex LWL Sste ai Renfrew Road back to G!IG(B) use.-

P!ease i‘ nd encicsed the compieted Form Nu SG together wﬁh 90 copies Df the Dbjectfon' .
o 'Statement in support of the Objectors Pmposed Arnendments %o ihe Draft DZP

whtir

qZ':Zfrj:é]*'silg

.. ASSOQATED COMPANIES S - o<~ -+ - ﬁ S
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TOWNLAND

Our Ref.: HKBU/LWLT[/MAG/‘I
Date 15 Aprll 201 3 :

The 'S_ecret.ar_y, T_ow_n PIannin_g Board

ueries, piease do not hesatate to contact the undersu_:;ned Ms C.ln'd.y Tsang

_Shou!d you have an
: ), Ms Jenmfer Gnrdon (Dlrect Llne & pr Miss Magg!e Wu (Dlrecl

{Direct Li
 Line

'- Yours fasthfully SR
FOR AND ON BEHALF OF
' TOWNLAND CONSULTANTS LIMITED

‘Keren Seddon
Chlef Executlve Offi cer

KRS/CT!JEN/MAG/yc E '_
-E_nc - |

B o) Chent S
o - The Team

PAHKBU LWLTROuioping DociCarasnandencail sHadfis | atiar tn TRR der ' : R



ILLEY

HONG KUNG BAPTEST UN]VERSITY '

g - hﬂkiﬁmﬁém“ﬁ
VICE-PRESIDENT (Am.musmmcu) & SECRETARY

_ Townland Consultants lerted
- 18/F, 101 King’s Road
North Point, Hong Kpl_lg

Atin.: Ms Kérén- Seddon

' DearMadam

AndySC Le

Ref VPASI3/0307/66
7 March 2013

- SECTION 6(1) REPRESENTATION
TOWN PLANNING ORDINANCE (CHAPTER 131 -

' OBJECTION TOTHE DRAF’I‘ KOWLOON TONG OUTLINE ZONING PLAN

NO SIKIS/I‘?

We ‘hereby authonse Townland Consultants lezted (TOWNLAND) as the
Planning Consultant to prepare and submit the above Representatlon on our behalf,
- TOWNLAND is hereby authorised to liaise, cormrespond and attend meetmgs with all

* - relevant Guvernmcnt Departments and other bod:es as necessary, in. respect of the_

chresentatnon

Andy SClLee

Vlce—Presudent (Admmistratlon) and. Secretary

(B Pumid e 160% fircyeted Pager
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ofoodkElEE
. 1. The rcpruentnuun should be made to the Town Planning Boord (the Bonrd) befoie the ¢ cxp:qr of the spccnfcd plan cxhlbxlmn pcned 'E‘hc

cumplctcd fonn ond suppumng documems (lf any) shuuld be sent'to the Secrctary, Town Planmng Bua:t[ 15/F, Nonh Foml Govcmmcm Omc:s,

. 333 Java Road, North Point; Hong Kang :

_ ﬁaiﬂ.ﬁ-&ﬁ*#ﬁﬁlﬁm}wﬁﬂ@iﬂﬂﬁﬂmiﬁﬁiﬂﬁﬂﬁﬁﬁ ('FIS r E’c’EE‘i@J} Hét}.‘- iﬁxﬂbﬁf&&ﬁﬁﬁﬂﬂﬁﬁﬁ_ﬁﬂﬁc% ( ﬂ=‘»11"a‘ )

R ERRILAREY 333 whﬁﬁtﬁ“% 15 iﬁ*ﬁ?ﬁéﬂ iﬂﬁﬂﬁﬁ!@l& S .
3. P[:asc read lhe “Town Planmng Board Gu:dclmcs on Submlssmn and Publ:calwn of chresmlauuns, Comrncnls on chn:scnlallons and

Further. chr:scmatmns“ before youfill:in this form, - The Guidelines tm be tbinined from the Steretariat of he Board (15/F, North *

- Poiul Gnvemm:nl Ofiices, 333 Javo Rund North Pmm Hong Kong « Tel.; 2231 4810 or 2234 4835) and the' lenmg Enqmry Counters
“of the Planmng Dcpnrlmcnt (Houine: 2231 5000) (17/F, North Point Goverriment Offices, 333 Javo Road, North Painl, Hong }\nng and
M/F Sha Tm Guvcrnmcnl Offi ccs. ! Shcung w:; Che Rnad Shn ‘I‘m New Tcmluncs), or dnwnlnaded fmm thc Bonrd’s wcbsﬂc at

24) . hk/AD
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SEGHS THEANDES (SULAGEN 333 WILREESE 15 18- T 2231 42105 223) 4835) R BIE Oy AR
BB (RM° 223) 5000) (THEILAIBTTIH 333 Wtﬁ&ﬁ‘*ﬁn mm‘fﬁbfﬂ.tﬁf-ﬂkﬁl Lﬁwﬁiﬁuﬁ‘*%m 4&) :#Eﬂ PR '

| SARURATRL (K91 hpsivws info.covhigiohs) -

‘3, Th:s fun-n cnn bc downlondcd fmm Lhc Bonrd 5 wcbsh:, und ohl:nm:d fmm lhc Sncrclar:al ef Lhc Bmmi nnd lhc I’tn.nmng Enqulry Counlcrs
of the P]:mnmg Departm:nl “The form should be typed or cnmplclcd in block letiers, preferably in both En;.hsh end Clllncs: Thu S
_representation moay be irented os not hnwng been mede if the required ‘information is.not provided. - -
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- Person Makmg ThlS Reprcsentanon (known as “Representer” hcrcafter)

1.
' C RO IR *ﬁﬂﬂgki(Tﬁﬁr$m/\J)
MName ﬁ-‘%lﬁfﬁ mﬂhﬁ#@ﬁwmfgamzmmn* 5‘&5’1/9‘)\!4‘@! ﬁil"ﬁ]f i&ifﬁ ’3

Hong Kong Baptlst Umversnty

2. 'Aut'héi'-i'zéd Agent (if ap'plics'mc)*ﬁ';ﬁ HERBA G0 ﬁéjj |
Narme ;@%/&Tﬁ M@ﬁm—mmpmyfefgmmi ﬁ&l?ild\ﬁlﬁtl’\ﬁim*)

Townland Consultants L:mxled 8 5’%’ -
3 = 4
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{3, " Details of the chrescntatwn ' L= gy
B _ rﬂ;"U <
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T Draft Kowloon Tong Outline Zonmg Plan Ro. SIK18I17 :
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- FomNo. S6 FU4% S 615

- 3. .- - Details of the Re_gresentatmn (Contmued) (use separate shect if necessary)
lﬁﬁﬂﬁ'#ﬁ% (h)(mﬁﬁﬁ'nm%ﬁﬁﬁ)
f
" Nature of :md reasons l‘or the rcprtsentntlon $ﬂ£&’§]‘i§_’£§’&ﬁeﬂ
Are you supporlmg or :
Subjm mattcrs@ ﬁ;};}pﬁ;ﬁ@ opposing the subject matter? o Rcasnns EEB
| IREAFER R R 2 DRI 7 S o
O SUPporl 5z
. oon‘z'ﬂ-
Amend { ' M PRose - Piease refer to the atiached
menament : ST ‘Representation Statement
liemA R S o L DORRREEINN Bieiement,
. ) D s_ﬁpipbrl_ﬁi% . :
O cppn.se.ﬁgﬂ_’. :
O support 3%
J oppose T8
Any proposed amendmenls to the draft plan? lf yes, please spec:fy Ihc deln:ls :
%ﬁ@]&rﬁ {I{Uﬁmiﬁﬂ 7 Rﬂﬁﬂﬁﬁﬁ ’ﬁ%ﬁ%ﬁ’iiﬁ .
Reved the zoning of the southern part of the Ex~Lee Wa| Lee Campus to
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EXECUTIVE SUMMARY

Introduction

On the 15 February 2013 the Government gazetted the Draft Kowloon Tong OZP S/K18/17 which incorporated
Amendment ltem A relating to the rezoning of the southern part of the ex-LWL Gampus (i.e. the “Objection
Site”/ “ex-LWL Site") from “Government, Institution or Community (9)” ("G/IC(9)") to “Residential (Group B}"
(“R(B)") with a maximum Plot Ratio (“PR") of 4.5 and Building Height ("BH") of 50m. Hong Kong Baptist
University ("HKBU") is objecting to the rezoning of this important G/IC site as it is required for the future needs
of the University and, ultimately for Hong Keng as a whole.

-1+ The ex-LWL Site was occupied by the Hong Kong Institute of Vocational £ducation (IVE) (Lee Wai Lee)
' between 1979 and 2011. The entire ex-LWL Site (1.52 heciares (ha)) is located at Renfrew Road and

" bounded by HKBU's campus on three sides. The Education Bureau has stated that the southern part of the
"+ ex-LWL Site (0.88 ha) is not required for educational use according to existing educational policy and have
¢ agreed to release the site for residential development.

o Reasons for Objection

- The key planning objection relates fo the need to retam the southem part of the ex- LWL Slte for future
- provision of G/IC facilities in the District, in particular the expansion plans of HKBU; and the incompatibility of
the proposed zoning for the Site and its surrounding area.

~ The ex-LWL Site is a valuable and strategic G/IC reserve for fulure provision of G/IC facilities to meet the
- present and future needs of the community. The future needs of the education and health sectors have been
. highlighted as growth areas for which future land reserves will be required to accommodate new facilities.
" However, the Government has not fully considered providing adequate land to cater for the future land
‘requirements of tertiary education institutions — nor other unforeseen future needs.

- As prevailing educational policy only assessas spatial requirements of University Grants Committee {("UGC")-
funded institutes on a triennium basis, the Government has failed to prove that the ex-LWL Site is no longer
required to be reserved for any G/IC uses and that its redevelopment for residential use would not adversely
. affect the provision of G/IC facilities in the district, in particular on a long-term basis.

'HKBU’s future growth would be thwarted due to the lack of available land. The University has identified a
umber of medium and longer term proposals for the ex-LWL Site to Government, including a Chinese
‘Medicine Teaching Hospital (CMTH); a Complex of Creativity and an International Exchange Centre.
“Retaining the ex-LWL Site in education use would allow the comprehensive planning of the Objection Site
“thereby maximising planning benefits and synergy. The adjacent ex-LWL Site is thus fundamental and
_essential for HKBU to achieve its long term Vision and for the viability of the university.

“Further, the northern part of the ex-LWL Campus (0.64 ha), which has been allocated for student residence
halls, is insufficient to accommodate committed plans for a 1,700 unit student hostet facility and 2,600 sg.m of
eaching facilities. it is understood that the 0.64 ha allocation has been based on only 1,331 UGC-funded
- hostel places, ignoring the 150 hostel places to be swapped with the Tseung Kwan O Join Hostel and an
;_addltlonal 300 pnvately-funded hostel places already approved by the UGC. Thus, it has been calculated that
“a minimum of 0.78 ha is required to meet immediate needs.

‘The "R(B)" zoning of the ex-LWL 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.

'_There is need for a comprehenswe planning of the ex-LWL Site, which includes both the northern part
. confirmed ta be released to HKBU and the southern part subject of Amendment ltem A. There has been pre-
‘mature carving up and rezoning of the ex-LWL Site without considering all the relevant facts, information and
- interests from stakeholders,

owloon City District Council Housing and Infrastructure Committee (KCDCHIC), by a full majority, did not
Support the Government's proposed rezoning of the ex-LWL Site from "G/IC" to “R(B}” on 7 March 2013.
- Further, members of the Education Panel Meeting of LegCo passed a non binding motion on the 11 March

013 to retain the zoning of the Site as “G/IC". Clearly, the public view is not supportive of the proposed
ezoning o

roposed Amendment to the Draft Kowloon Tong Outline Zoning Pfan No. S/K18/17

_ he proposed remedy to this Objection is to revert the Site at Renfrew Road, covering the southern part of the
‘ex-Lee Wai Lee Campus (the "ex-LWL Site”) back to “Government. Institution or Community (8) (G/AC(9))
se" Should the proposed remedy be agreed to by the TPB, this Objection will be withdrawn.

5.1
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Townland Consultants Lid.

Objection Statement

Reference : HKBU/LWLTI/MAGH

Date

15 April 2013

TO THE TOWN PLANNING BOARD:

1.1.4

SECTION 6(1) REPRESENTATION
TOWN PLANNING ORDINANCE (CHAPTER 131) .

: OBJECTION TO AMENDMENT ITEM A
IN RESPECT OF THE DRAFT KOWLOON TONG
OUTLINE ZONING PLAN NO. S/K18/117

FORMER CAMPUS OF THE HONG KONG INSTITUTE OF VOCATIONAL EDUCATION
(LEE WAI LEE), RENFREW ROAD, KOWLOON TONG .
- OBJECTION STATEMENT - :
lNTHODUCTION

Overwew

' We are instructed by Hong Kong Baptist University (“HKBU” /the “University” / the "Objector")

to lodge this Objection to ltem A of the Draft Kowloon Tong Qutline Zoning Plan No. S/K18/17
(the "Draft OZP")} under Section 8(1) of the Town Planning Ordinance (the “Ordinance”).

The Draft OZP showing the amendments has been exhibited under Section 5 of the Ordinance
for public inspection for a period of two months from 15 February 2013 to 15 April 2013.

The Objection is made with regard to:

Amendment Item A ( the Amendment’) — ‘Rezoning of a Site at Renfrew Road, Covering
the Southern Part of the Ex-l.ee Wai Lee Campus (the “Objection Site”/"ex-LWL Site”),
from “Government, Institution or Community (9)” (“G/IC(9)") to “Residential (Group B)”
(“R(B)n).

The nature and reasons for the Objection are detailed in this document (the Objection Statement)
and summarised below.

The Objection Statement WI']_I clearly demonstrate that:

a) The Government hes.f’ailed to demonstrate that the ex-LWL Site ie no longer required to be
reserved for any G/IC uses. o

b} The Government has failed to demonstrate that its redevelopment for residential use at the
ex-LWL Site would not adversely affect the provision of G/IC facilities in the district on a
long-term basis.

¢) The ex-LWL Site is a valuable and strategic G/IC reserve for future provision of G/IC
faciliies to meet the present and future needs of the community. The future needs of the
education and health sectors have been highlighied as the growth areas for which land will
be required to accommodate new facilities.

d) The loss of the ex-LWL Site would adversely affect the provision of G/IC facilities in the
district on a long-term basis. HKBU's future growth would be severely thwarted due to the
lack of available land. The University has identified a number of medium and longer term
proposals for the ex-LWL Site to Government, including a Chinese Medicine Teaching
Hospital (“CMTH"); a Complex of Creativity and an Iniernational Exchange Cenfre. The
adjacent ex-LWL Site is fundamental and essential for HKBU to achieve its long term vision
as a university.

T PAHKBU LWL TNOutgoing_Doci\Report Productiom\RptiObjection{201304.Doc(revision 4} Prepared on 11 April, 2013 Page 1
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1.2

1.21

1.3

1311

&) The “R(B)" zoning of the ex-LWL site is OQt-éfQCHa:_récter: wﬁhx "th_e 1m'm_edi'até' 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 canflict, . LRSI e

_ Site;: which includes both the
northern part intended to be released to HKBU ‘and the southern part subject of Amendment
ltem A. There has been pre-mature carving up and rezoning of the ex-LWL Site without
considering all the relevant facts, information and interests from stakeholders. -

f)  There is need for a comprehensive’ p'f:ahn.ing':c:f_ihé:‘ ex~LWLStte

Notwithstanding the overriding planning objection set out above, the Objector also objects to the
Government’s lack of prior and ongoing stakeholder consultation on Amendment ltem A, which is
clearly a matter of public interest. Whilst it is understood that Amendmient ltem A was gazetted
under’ Section 5 of the Ordinance “so that the public and the: stakeholders could submit
representations for the Board's consideration under the provisions of the Ordinance” {Para. 74
and Para. 82 of 482" MPC Minutes reférs), there are numerous issues at stake that require
continuous” and in-depth dialogue with Government Departments. ' Indeéd, the TPB cannot
properly decide the case according to its own Guidelines without being with fuil and balanced
facts. U

Kowloon City District Council Housing and Infrastructure Committee ("KCDCHIC”), by a full
“majority, did not support the Government's proposed rezoning of the ex-LWL Site from “G/IC" to

“R(B)" on 7 March 2013. Further, members of the Education Panel Meeting of LegCo passed a
non binding motion on the 11 March 2013 to retain the zoning of the Site as "G/IC". Clearly, the
public view is not supportive of the proposed rezoning.

Prbpdsed Remedy

The proposed rémédy to this Objection is to revert the Site at Renfrev& Road, covering the

southern part (0.88 hectares (ha)) of the ex-Lee Wai Lee Campus (the “ex-LWL Site™) back to

“Government, |nstitution” or Community (9) {G/IC(9)) use”. Should the proposed remedy be

agreed to by the_TPB,_this Objection will be withdrawn. -~

Structure of Objection Statement

Following this introductory Section of the Objection Statement, Section 2 outlines the relevant
strategic planning issues for Hong Kong and the importance of reserving sites for future
educational use, Section 3 sets out the statutory and non-statutory planning context and planning
history in relation to the ex-LWL Site, Section 4 provides details of the site appraisal, Section 5
outlines HKBU's alternative proposals for the ex-LWL Site, Section 6 provides an overview of the
Government's arguments to rezone the ex-LWL Site from “G/IC(9)” to ‘R(B)" and sets out the key
planning arguments for the retention of the “G/IC(9)" zone for the ex-LWL Site, Section 7 sets out
the key planning arguments why the ex-LWL Site should not be zoned for Residential (Group B)
(“R(B)”) use, and Section 8 provides the conclusion and recommendations.

PAHKBU_LWLTIOwtgoing_Doc\Report Production\Rpt\Objection(201304. Dac(revision 4} Prepared on 11 April, 2013 Page 2
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2.2.1
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2.2.2

223

STRATEGIC PLANNING ISSUES FOR HONG KONG

Strategic Planning Considerations for the Future

" Overview

Hong Kong has undergone dramatic growth during the fast three decades and is now considered
as Asia’'s 'World City’. Major opportunities and changes lie ahead with the continued
development and integration with the Mainland, the need to remain economically competitive and
projected demographic change. Scarce land resources will make the prioritising of competing
land-use demands even mare camplex in the future. The shortage of housing tand is currently
high on the Government's agenda of priority issues as is the need to promote economic
development. However, strategic long-term planning is required to balance competing needs
now and in the future. Remaining competitive in a globalised economy requires the commitment
of Government and the necessary investment in higher education. Human capital is Hong
Kong's most important asset and the education sector can make a valuable contribution through
research, stimulating creativity, and maintaining a well educated work force. In 2009 the HKSAR
Government identified the education sector as one of the six strategic industries (2009/20710
Policy Address, ‘Breaking New Ground Together). The Government continues to actively
promote these industries and provide support for establishing Hong Kong as a ‘regional
educational hub'. (Para 102 and Para 136 of 2012/213 Budget Speech refers)

The folEdwing sections outline the key strategic policy documents and the important messages
they convey for the future spatial development of Hong Kong and which are relevant to the
zoning of the ex-LWL Site in Kowloon Tong.

Chief Executive's 2013 Policy Address

The annual ‘Policy Address :dentn‘tes the ma]or pnoritles ‘and obJectlves of Hong Kong s Chief
Executive (“CE") and Government in the coming year. The 2013 Policy Address ‘Seek Change,
Maintain Stability, Serve the People with Pragmalism’ highlights in an opening paragraph the
need for long-term planning when making land use decisions. The CE specifically highlights:

“With the wisdom and the will to make the right choices and decisions, and
comprehensive and long-term pianning for land use, we can provide a better
living and working environment for the people of Hong Kong." (Para 4 refers)

The CE highlights economic development, housing, poverty and people's livelihood as the
community's most pressing needs. Promoting econormic development is identified as the primary
goal of the Government. A top priority is “tackling the housing problem” (Para 56 refers) and “...
assisting grassroots families in moving inte public housing and the middle-income families in
buying their own homes” (Para 57 refers). With regards to economic development the
Government is to be approprfately proaclive” to deepen and expand industries and promote
industries where Hong Kong enjoys clear advantages such as innovation and technology (Para
43 refers).

Economic Devefopment

Economic development is the driver of growth and prosperity. The Government identified six key
industries {originally identified in the 2009/2010 Policy Address), where Hong Kong enjoys clear
advantages - cultural and creative industries, medical services, education services,
innovation and technology, environmental industries, and testing and cemflcat:on services.
These are the key areas for further advancement.

The Pollcy Address speCIflcaiiy recognises the lmportant role of universities as a major cradle of

- innovation and technological development. The Government is committed to work with them to

promote their research and development results.

rol
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2.2.10
2211

2212

.L'and Supply o

The Government has specifically h:ghllghted the role of cultural and creatlve mdustnes in Hong-
Kong and has ofiered its support to the sector : P

“l will explore suitable mechanisms to give full support to Hong .Kong's cultural and arts
activities and promote the development of cultural and creative mdustnes (Para 180
refers) Sl S

The Government is pursuing a “multi-pronged” Land Supply Strategy with the aim of increasing

the land supply over the short, medium and long—term. It aims to build: up: an abundant “land
reserve” to meet future demand in a timely manner. The CE.and the Government state that
there will be difficult choices to make but have, pledged to work in:a pragmatic and proactive
manner to deal with problems, engage with the pubhc and rise up to challenges

The 1dent[flcatlon and development of 36 G/IG sates (measurmg 27 ha in. total) for housing
development is one of the Government's key short to medium term measures to increase the

housing land supply. The CE highlights in the Policy Address that these sites would deliver an
estimated 11,900 residential units. He has also acknowledged that the support of the community

is required. and that District Councils' will continue to be consulted. Furthermore, he highlights

that the Planning Department (‘PlanD") will continue to review G/IC zones and other
_Government sites to identify more suitable land for rezoning. (Page 23, Para 73 (i) refers).

Unfortunately the Government has not consulted formally with the District Gourigils on the list of
36 G/IC Sites, therefore it is extremely difficult for District Councils to assist the Government in
identifying suitable sites.

The Government's policy of putting forward G/IC sites for"rezoning has been questioned by

several commentators, including Peter Cookson Smith, President of the Institute of Planners and
member of the-new Commission on Strategic Development who highlights, “Building a land bank
is right...but we shouldn'’t fill every spare site with high-rises" (SCMP 6 March, ‘Veteran Planner
Can't See Point of New Border Town Para 9 refers).-

As part of the 'multi-pronged' strategy, PlanD has also identified 13 sites in the Green Belt
capable of being rezoned for residential use (provision of some 23,000 units - land to be rezoned
between 2017 and 2020). A further review of industrial land, with a view to increasing housing
land is due to be cormmenced. (Page 23 and 24, Para 73 (n) and (iii) refers)

The CE states that he has asked the poluoy Bureaux to “act dec:s:veﬂr fo opt:mfse the use of Iand
and, where the original_intended use is not reguired anymore, to convert the land for housing
development or other uses that meet the more pressing needs in the oommumtv as soon as
possible". (Page 25, Para (v) refers). - :

In the longer term, the need to increase the land supply is betng mvestlgated through a serles of
“projects including: the North East New Territories New Development Areas; Hung Shui Kiu New
Development Area; Developing the New Territories North, Review of Deserted Agricultural Land
in North District and Yuen Long; Development of Lantau Island; Reclamation on an Appropriate
Scale Qutside Victoria Harbour and Rock Cavern and Underground Space Development. The
Financial Secretary in his 2013/2014 Budget Speech highlighted the allocation of $4.5 billion over
the next five years for studies and design work and the roll out of the land development projects
e.g. relating to reclamation outside Victoria Harbour on an approprlate scale opemng up of new

s development areas and the development of caverns..

2.2.13

A new committee, the 'Steering Committee on Land Supply compnsmg the heads of relevant

.. Bureaux and Departments, will coordinate the overall plans for development and supply of land
. in Hong Kong.. The new Committee will report to CE on a regular basis. (2013 Policy Address,

‘Pol:cy initiatives of Develo,omenr Bureau).
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18] 0 2.2.14 It was announced in February 2013 that the ex-LWL Site has been included in the Government's
i 2013/2014 Land Sale Programme before the expiry of the 2 month period for the public to submit
representatlons o the Proposed Amendment. This is considered presumptuous
Post Secondary Education

2215 The Govemment is actlvely promotlng Hong Kongs asplratlon of becomlng a recognised
reglonal education hub.

g : 2216 The 2013 Polzcy Address hlghllghts that ssgnlfcant investment has been made in the education

d L sector with significant success in educational attainment and international rankings. The
at ; -t . Government expects that by 2015 over one-third of the relevant age cohort will have the
e : o opportunity to pursue degree-level education. Taking sub-degree places into account, nearly
: 70% of young people w1H have access to post—secondary educatlon
g S 2,217 Aftracting international students is also a key element of achlewng regional hub status. The
e i 2012/2013 Budget Speech highlighted that there were 18,000 non-local students in 2010/2011
n : academic year from more than 70 countries or regions in the post-secondary sector in Hong
ty ; x Kong. The number of non-local students had grown to 20 900 non-local in the 2011/2012
ts o academic year, and has more than doubled since 2008/2009." _
er = . .
Healthcare
9f _ 22,18 The Policy Address highlights the rapidly aging population and the corresponding increased
in demand for healthcare services. The Government will introduce necessary measures to support
development of healthcare services mc[ud:ng the dlsposal of land for private hospltals (Para 168
: refers) . .
Y -, . S .
d 2.2.19 The proportion of the populatlon aged 65 and over is expected to rise markedly, from 13% in
K 2011 to 30% in 2041. The pace of population ageing is projected to accelerate in the coming 20

er : years with proportions reaching 19% in 2021 and then further to 26% in 2031 (‘Hong Kong
© - Population Projections 2012-2041)*. The growing elderly population will require additional

| healthcare medlca! residential and soc:al and welfare facmttes to meet their needs,
3t

:d 2.2.20 The Government is to set up the Ch:nese Medlclne Development Committee to further the
g 4 development of the Chinese medicine mdustry - o

. _ “Key study areas include enhancing the professional standards and status of

d Chinese medicine practitioners; strengthening research and development of

g Chinese medicine; promoting treatment with integrated Chinese and Western

s EP medicine; expanding the role of Chinese medicine practitioners and Chinese

medicine in the pubhc healthcare system; and_introducing Chinese medicine in-
patient services.” (Para 169 refers).

of

W 2.2.21 The Chinese Medicine -Development Commiltee held its first meeting on 4 March 2013. The LC
d . Faper No.CB (2)758/12-13(03) ‘Development of Chinese Medicine in Hong Kong', March 2013,
te g provides an update on activities and actions. The Committee agreed fo explore ways to allow
e o Chinese medicine students/graduates to have mare opportunities for internship and clinical
er y practice (Para 7 refers) and to study the establishment of Chinese medicine hospitals and
ts . measures to facilitate development of Chinese medicine in-patient services (Para 10 refers).

nt

d

5, .

Key Statistics on Post-secondary Education’ for 2011/12 academic year (updated 3/1/2013) -
hitp.fwww.censtatd.gov.hi/press_release/pressReleaseDelail jsp?charsetiD=18&pressRID=2990
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23 .

2.3

2.3.2

2.3.3

2.4
2.4.1

25

251

2.5.2

. themes fo be pursued

Hong Kong 2030: Plannrng VISIOI"I and Strategy (HK2030 Study), 2007

'Hong Kong s Terntonal DeveIOpment Strategy ‘Hong Kong.2030' Plannrng stron and Strategy’

(‘HK 2030 Study’) was published in 2007. . It is "a long-term planning strategy to guide future
development and provision of strategic infrastructure and to’ help implement government policy
targets in a spatial form”. The overarchmg goal of sustarnable development has been adopted,

The HK2030 Study hlghllghts that the Iong term vision for Hong Kong is. to strengthen :ts posr’uon
as ‘Asia’s world city’. It sets out three broad |nter|ock|ng plannmg drrectrons and associated

° Quahty l'rwng enwronment It speorf cally :dentn“ ies the need to create a sense of place the
-smart use of space and the built. fabric (thereby not compromising: the -ability of future
generations to meet their needs); improving:the environmental quality: and ensuring
adequate and timely provasron of housing land and supportlng rnfrastructure

e Enhancrng economro competrtrveness and s

L Strengfhenrng l'rnks wrth the Marnland

Of partrcular retevance is the Study s clear message to socrety to ‘make’ sustarnable development
choices to ensure that future generations have the resources they require. Ensuring that there
are sufficient land reserves to meet the changing needs of different economic sectors in the
future |s speolfcally hlghlrghted (Para 6.3.3).

8 Sustarnable Development for the 21St Century Kowloon Densrty Study Revrew, 2003

The Kowloon Densrty Study Revrew (2003) was undertaken alongszde the 'Revrew of Metroplan
to formulate an up-to-date development strategy for the Metro Area far the period up to 2016 and
beyond.- The report specifically hlghllghts the issues to be considered when rezonrng under
utilised Government sites”, which remain entrrely relevant today .

 “Government is oontrnuaﬂy seekrng opportunrtres fo make more profrtab!e use of its land

holdings and many "under-ulilised" government sites have been proposed for residential
use in recent years to meet housing targets. Care needs to be taken, however, to ensure
that sites which might be used to_reduce shortfalls in essential community facilities are
not lost in this way, as opportunities to insert new facilities in the existing dense urban
fabric are extremely limited.” (Section 19.4.17)

The lmportant Role of Universrtres o _' i

As highlighted in | the 2013 Polrcy Address universities have an |mportant role in driving and

diversifying the economy by creating a well educated work force, creating and diversifying
‘Cultural and Creative industries’, and research and development.

The Government has sef out eight education policy objeotlves for Hong Kong . The most

'relevant |ssues for thrs report have are summansed below:

e "Support the progresswe lncrease in post—secondary education opportunltles
T Further develop Hong Kong asa reglonal educational hub; and -
e Support the development of the self-financing post-secondary sector and promote the

diversification of post-secondary educatlon through various support schemes such as the
Land Grant Scheme; .

Pohcy objectrves are identified on the EDB websrte :
' http //wrwu edb. gowv. hk/en/edu—system/postsecondary/po!rcy—objectrvesf index. htmif
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In 2012, universities in Hong Kong moved from a three year to a four year undergraduate
curriculum under the Education Bureau's 3-3-4 reforms. This has resulted in significant
investment and the provision of additional faciiities.

.According to the '‘Key Statisﬁcs aon Poét-secondary Education’ folr 2011/12 academic year

{updated 3/1/2013) there are 26 post-secondary educational institutions in Hong Kong of which
15 are degree awarding institutions. There are eight University Grants Committee ("UGC")
funded institutions, including HKBU. There are 87,000 students enrolled in undergraduate
courses and 46,900 students enrolled in postgraduate studies of which 20,900 were non-local
students. These numbers are likely to increase, given the growing number of local
children/adulis in the 15-24 age cohort accessing tertiary education in Hong Kong combined with
the policy support for increasing the number of international students to Hong Kong. The number
of international students (majority from the Mainland} has more than doubled since 2008/2009,

The global demand for international education is expected to grow to somewhere befween 3.7 to
7.2 million by 2025 (Banks et al, 2007; Chow and Marcus, 2008; OECD, 2008). It is predicted
that Asia will account for 70% of the demand for international education in 2025.

The UGC Report ‘Aspirations for the Higher Education System in Hong Kong, 2070’ identifies
strategies for the future development of the education sector. Some of the key messages
outlined in the report are:

s “Hong Kong's higher education sector must look internationally in order to remain
compelitive” (Page 50, Para 4.3 refers),

s«  “We reiterate the prediction that in fifteen years time Asia will constifute about 70% of the
global demand for higher education.” (Page 50, Para 4.20 refers),

o “UGC-funded institutions should increase their efforts to provide support resources and
opportunities for non-local students to integrate them betler with the local student body.”
{Recommendation 9) and

° “The Govermnment, working with the institutions, should increase hostel accommodation for
local and non-local students as a matter of urgency.” (Recommendation 13).

It is therefore critically important for the Government to ensure that the evolution and
development of tertiary institutions is encouraged and supported. The scarce availability of land
in Hong Kong means that key strategic sites near existing institutions should be protected and
reserved to ensure future opportunities are not lost. Sites for education are identified and
reserved under the G/IC zone.

Summary

This section highlights the important strategic issues facing Hong Kong and the Government's
key priorities, which include promoting economic development and "tackling the housing issue”.
Given the scarce resource of land it is imperative that land use planning decisions made now are
based on sound sustainable development principles to ensure that future generations have the
resources they require.

The education sector has a strategic role to play — it is one of the six strategic industries

identified by the Government. Hong Kong is growing in importance as a regional education hub

and it has enormous potential to atiract more international students, given the projected growth in

the Asian market. A key UGC report highlights the need for Hong Kong's higher education
sector to look internationally in order to remain competitive. 1t is therefore critically important to
ensure that there are adequate long term land reserves in appropriate locations to accommodate
the future growth of this dynamic sector.
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2.6.3

2.6.4

Main Campus, the subject of this Objection. _

The Government is to introduce necessary measures fo suppart development of healthcare
services including the disposal of land for private hospitals and has:set:up-a Chinese Medicine
Development Committee which will consider the: opportunities: to develop' Chinese Medicine
Hospital(s) in Hong Kong and explore ways to-allow Chinese medicine students/graduates to

have more opportunities for internship and clinical practice.

The Government's ‘multi-pronged’ Land: Supply Strétégzy.’ fllléé._fid'élr'itifi'ed :36 : G/IC- sites to be
rezoned for residential as one of the shortmedium term measures to address the housing land
supply shortage. One of those sites is the ex-LWL Site on Renirew Road located next to HKBU's

PAHKBU L WL_TJ_'lOufgofng_DoclRepod Production\Hpt\Objection(201304. Doc(reviéfan 4)  Prepared on 11 April, 2013 Page 8
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STATUTORY PLANNING CONTEXT
Statutory Planmng Context

The ex-LWL Site is covered by the Draft Kowloon Tong Cutline Zoning Plan No. S/K18/17 (ihe
“Draft OZP") exhibited on the 15 February 2013. Under Amendment ltem A of the Draft OZP, the
Site is zoned from “GAC (9)" to “R(B)” with a maximum Plot Ratio ("PR") of 4.5 and Building
Height ("BH") of 50m (Figures 1-3 refers}).

Reasons for Hezoni'ng

According to the MPC Paper No. 14/12 and 2/13, the reasons of the proposed rezoning are as
follows {Appendices A and B refers): .

a. The Site is not requrred for h[gher educatio.h use

- “Education Bureau advised that apart from the Communication and Visual Arts Building
completed earfier..., HKBU has also been given approval to use...campus land for a
campus development project to redevelop and construct new academic buildings to
meet the needs arising from the implementation of new academic structure." (Para.4.2
of MPC Paper No. 2/13 refers);

- “Furthermore, the Administration has implermented various measures, including the
provision of additional facilities to the university, to meet its requirements for academic
space.” (Para.4.2 of MPC Paper No. 2/13 refers);

- “EDB has decided to reserve the northern portron of the ex-Lee Wai Lee site for h:gher
education and ancillary use...EDB is of the view that if HKBU can make the best use of
the northern portion of the site, it will be able to meet all its outstanding requirements
for academnic facilities and publicly-funded student hostels under prevaifing policies."
(Para. 4.3 of MPC Paper No. 2/13 refers); -

b. Location of the Chinese Medicine Teaching Hospital

- “FHB advised that it is not a must to locate the teaching hospital within or close to the
university campus” (Para.5.2 of MPC Paper No. 2/13 refers); and

¢. - Provide residential land for meeting housing needs

- "Maving examined the development po'téntial. of the returned éffé, it is considered that
the site is suitable for residential development and zoned as “R(B)" io help meet the
acute housing demand.” {Para. 4.2 of MPC Paper No. 14/12 refers).

Planning History

There is no history of PIan'n:ing Applications or Objections on the Site.

The following table provides an overview of the key meetings and papers. concerning the
proposed rezoning of the ex-LWL Site since December 2012. Key extracts of the MPC Papers
and Minutes are provided at Appendix A.

ne
ne
to :
=301
be
nd
J's
3.2.1
3.3.1
3.3.2
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Date

| MPC Paper No. 14712
| Minutes of 480" Meeting of MPC

| [Relevant Extracts are provided in
Appendix Al

21 December 2012 | 480" MPC Meeting

25 January 2013 482" MPC Meeting - | MPC Paper No; 2/13' "+

' Miniites of 482™ Meeting of MPC
[Relevant Exiracts are provided in
Appendix B] -

7 March 2013 Housing and Summary/Transcript of Meeting
Infrastructure Committee | [Appendix Hl

Meeting, Kowloon City . T

District Council

11 March 2013 Legislative Council Panel - | Issue relating to the existing policy on the
: on Education - use of land for education purposes
S {LC Paper No. CB(4)460/12-13(01))

Summary/Transcript of Meeting

[Appendix 1] '

3.3.3 At the 480th MPC Meeting, Members agreed that there was insufficient information to
address Members’ concerns on the rezoning of the ex-LWL Site {Amendment item A) and that
the issue should be deferred and EDB be invited to provide more information on its policy in
assessing the expansion needs of HKBU and the justification for releasing the site for other uses.

33.4 Atthe 482™ MPC Mesting, the following was noted in the Minutes:

After a long deliberation the Chairman put forward two options in relation to proposed
Amendment ltem A of the Kowloan Tong OZP (extracted from Page 35, Para 74);

1. “The Committee could defer makiﬁg a decision on the rezoning proposal on the subject
site but retain its “GIC" zoning so that HKBU or other institutions could continue their
liaison with the Government on the use of the site in future, or

2. The subject site could be rezoned to “R(B)" and published under Section 5 of the
Ordinance to that the public and the stakeholders could submit representations for the
Board's consideration under the provisions of the Ordinance®;

The MPC Minutes record that many Members were not convinced that the ex-LWL Site
was not necessary for the GIC uses in future, particularly in relation to HKBU's proposals,
but also in relation to the needs of other institutions. (Paras 75 — 78 refer);

The Minutes record the receipt of an email from a local group A i e B AR B

* requesting that the proposed amendment be referred to the fult Board and the Development

Bureau for consideration. (Page 36, Para 79 refers),

“A Member was concerned that the decision of the Commiftee {o gazelle the proposed
amendment would give the public an impression that a final decision had been made."
(Page 37, Para 81);

The Committee decided to gazette the proposed amendment “for public inspection”, thereby
allowing the views of the members of the public including stakehalders to be heard by the
TPB, as provided under the Ordinance.” (Page 37, Para 82); and

The Committee thereby agreed to the proposed amendments to the approved Kowloon
Tong OZP, effectively to allow wider public comment on the issue to be heard by the TPB.

 Towr
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34.2

HKBU believes that the decision to gazette Amendment Item A was premature given that a
number of MPC Members had already expressed in the 25" January 2013 meeting that the
Government's arguments were unconvincing. HK8U's concern is that without a full discussion on
the options of deferment or refusal of Amendment ltem A in the MPC, the direct decision to
gazette Amendment ltem A has seriously undermined the interests of stakeholders, in particular
those of HKBU.

Non-Statutory Planning Context
Town Planning Board Guidelines -~

According’ to the Town Planning Board  Guidelines for Application for Development/
Redevelopment within “Government, Institution or Community" Zone for Uses Other than
Government, Institution or Community Uses under Section 16 of the Town Planning Ordinance
(“TPB PG-N0.16"}, “the Board might consider rezoning the site to an appropriate zoning if
the proponent could demonstrate that all the planning criteria have been met” {Para. 1.6 of
the TPB PG-No.16 refers), The relevant planning criteria are as follows:

2.1 (b} inthe case of an undesignated "G/IC” site, the application site is no lonqer required to
be reserved for any G/IC uses; . T . .

2.1{c) the proposed development/ redevelopment would not adversely affect the provision of
G/IC facilities in the district on a long-term basis. [emphasis added]

2.3 The proposed development should be compatible in land-use terms with the G/IC uses
on the site, if any, and with the surrounding areas.

24 The scale and intensily of the proposed development should be in keepmg with that of
the adjacent area.

2.5 The scale and design of the proposed development should have regard to the character
and massing of the building in the surrounding areas and should not cause significant
adverse visual impact on the townscape of the area.

2.8 The proposed development should not cause, directly or indirectly, the surrounding
areas to be susceptible to adverse environmental impacts and should not be susceptible
to adverse environmenial impacts from poliution sources nearby.

Hong Kong Planning Standards and Guidelines (HKPSG), Septermber 2011

Land in urban areas is very scarce and land zoned for G/IC uses is therefore very precious to
ensure that the future needs of society are adequately provided for. The Hong Kong Planning
Standards and Guidelines (HKPSG) provides general guidelines for ensuring that adequate Jand
is reserved to facilitate social and economic development and provide appropriate public facilities
to meet the present and future needs of the community. The list of community facilities
highlighted in HKPSG contains amongst others, education, medical and health, arts venues,
community halls and social welfare facilities. HKPSG provides a population based formula for
the adequate provision of these services. For local services this is calculated at the OZP level,
with more strategic facilities assessed on a wider District basis. The HKPSG does not provide
standards or guidelines for universities as these facilities and their locational
requirements are subject to separate investigations.
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3.4.3 Some G/IC sites are identified for specific uses, whereas '6t.lj_e_'rs.(i'_r_ic_ludi.ng the ex-LWL Site) are
zoned G/IC to “cater for unforeseen future demands and for which no specific G/IC uses have
been designated for the time being". (TPB PG-No.16, Section _1'_._1___rei_"ers_)f’ A .

35  Key Planning Issues

3.5.1 The following planning issues should be considered w.hen-'dete'rmining whether a G/IC Site
should be rezoned to other uses: T TR IS L T TSI

s Whether there is no long-term need for G/IC uses on the .S'i't'e; a

¢ Whether rezoning a G/IC site will affect future provision of G/.I_C' facilities in the District;

e Whether the proposed residential zoning for the Site is comp atible withits surrounding area
in terms of land use, scale and development intensity; and - T

s Whether the proposed zoning will cause environmental impact to the surrounding area and
whether it will be susceptible to adverse environmental impacts from pollution sources
nearby. : :

35.2 In the following Sections, the above issues will be discussed in detail to dé_monstrate why the ex-
LWL Site should be retained for G/IC uses and why residential use is not appropriate in this area.

4 Town Planning Board Guidelines (TPB PG-No. 16) for Application for Development/ Redeveiopment Within
“Government, Institution or Community” Zone for Uses Other than Government, Institution or Commurily
Usas Under Section 16 of the Town Planning Ordinance. January 1999, section 1.1.
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APPROVED KOWLOON TONG OUTLINE ZONING PLAN NO. S/K18/16

SCHEDULE OF AMENDMENTS TO

MADE BY THE TOWN PLANNING BOARD

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131}

I Amendments to Matters sl_lowh on the Plan

[temB -

ItemC -~

IL Amendments to the Notes of the Plan
(a) Incorporation of a new set of Notes for the “Residential (Group B)” zone.
(&) 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 th
historic building within the zone. '

""15 February 2013

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".

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},

Town Planning Board

FIGURE 1 SCHEDULE OF AMENDMENTS TO THE DRAFT
KOWLOON TONG OZP NO. S/K18/17
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S/K18/17

RESIDENTIAL (GROUP B)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Flat

House

Residential Institution

Utility Installation for Private Project

Eating Place
Educational Institution
Government Use

Hotel

Institutional Use
Library

Office

' Place of Entertainment

Place of Recreation, Sports or Culture
Public Utility Installation
Public Vehicle Park

(excluding container vehicle)
Recyclable Collection Centre
Religious Institution
School '
Shop and Services
Social Welfare Facility
Training Centre

Planning Intention

(Please see next page)

FIGURE 3 EXTRACT OF THE DRAFT KOWLOON TONG OZP NOTES
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RESIDENTIAL (GROUP B) (Cont'dy =

In deterrmnlng the relevant maximum plot ratio for the purposes of paragraph (1) .

above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities
are ancillary and directly related to the development or redevelopment, may be

dlsregarded

Based on the mdlwdua] merits of a deve!opment or redevek)pment proposal, minor
relaxation of the plot ratlo/bunldlng height restriction stated in paragraph (1) above
may be considered by the Town Planning Board on application under section 16 of

the Town Planning Ordinance.

HKBUAWLT? . . -

FIGURE 3 (CONT’D) EXTRACT OF THE DRAFT KOWLOON TON
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4.1

a4

4.2

4.3

3.2

36

EX-LWL SITE APPRAISAL
Site Location

The entire ex-LWL Campus (1.52 ha) is located at Renfrew Road and bounded by HKBU's
campus to its north, east and south. There is also a fire station adjacent to the east of the ex-
LWL Site {Figures 4 and 5 refer). The northern part of the ex-Lee Wai Lee Campus (i.e. 0.64 ha)
is intended by the Education Bureau to be committed for use by HKBU for proposed campus
expansion plans up to 2015.

Land Status

The southern part of the ex-LWL Campus (i.e. the ex-LWL Site) is a piece'of Government land
and has an area of about 0.88 ha.

Existing and Surrounding Uses
Existing Uses (Figure 4 and 5 refers)

The entire ex-LWL Campus is currently occupied by buildings of the ex-Lee Wai Lee Campus of
the Hong Kong Institute of Vocational Education (IVE). The buildings date from 1979. The LWL
IVE was relocated to Tseung Kwan O in 2011. The ex-LWL campus is currently being used by
HKBU and the Hong Kong Polytechnic University on a temporary basis until the end of 2013 to
meet contingency needs during the initial stage of implementation of the new academic structure.

The ex-LWL C'arnpus has therefore been in constant educational use since 1979.
Surrounding Uses (Figure 4 and 5 refers)

The southern part of the ex-LWL Campus is surrounded by a number of G/IC facilities. These
facilities inctude a G/IC site planned for HKBU student hostel and academic facilities to its north
{northern part of the former ex-L.ee Wai Lee Campus), an existing HKBU Student Residence
Halls and a fire station to its east, as well as the HKBU Communication and Visual Arts Building
to its south. The area to the further narth and east of the ex-LWL Site within the same street
block is part of the HKBU campus including the Jockey Club School of Chinese Medicine
Building.

Located to the west across Renfrew Road E..nclzude the Asia Women's League Chan Kwan Tung
Care & Attention Home for the Elderly, Mary Rose School an_d Kowloon East Barracks.

Apart from G/IC uses, low-density low-rise residential developments can be found to the south
and west of the ex-LWL Site. These residential developments range from two to four storeys.

The area to the eastern side of Baptist University Road is mainly open space and green belt. The
key open spaces include Kowloon Tsai Park and Junction Road Park Rhenish Church Pang
Hok-ko Memeorial College can alse be found. : :

Accessibility

The ex-LWL Site is located about 400m from the MTR Kowloon Tong Station and 500m from Lok
Fu Station. The ex-LWL Site is well-served by franchised buses and minibuses, which connect
the ex-LWL Site with other places within Kowloon and Hong Kong Island.

The ex-LWL Site is located about 400m from the Junbtion Road 'and Renfrew Road. These roads
provide direct access to the strategic road network and other Districts. Vehicular access to the
ex-LWL Site currently is available at Renfrew Road. : '

AHKBU_LWLTN\Outgoing_Doc\Report Production\RpfiObjection(201304. Doc{revision 4)
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5.
51

5.1.1

HKBU'S EXPANSION AND PROPOSALS FOR THE EX-LWL SITE

University Overview

Founded in 1958, the now HKBU has been a fully-funded public tertiary institution since 1983. It
achieved University status in 1994. The University is renowned for- its School of Chinese
Medicine and School of Communication. It has a key role in Hong Kong's tertiary education
sector with an emphasis on academic excellence and Whole Person Education.

The University has eight Faculties/Schools/Academy. = Arls, Business, Chinese Medicine,
Communication, Science; Social Sciences, Visual Arts, ‘and Continuing Education, which offer
sub-degree, undergraduate and postgraduate programmes in various disciplines. There was an

enrolled university based student population of 8,413 (undergraduate and above) in the

2011/2012 academic year®. -

Kowloon Tong represents the heart of the University and is the location of three of the five HKBU
campus areas - the Shaw Campus, the Baptist University Road Campus and the Ho Sin Hang
Campus — covering an area of approximately 5.4 ha. Residential facilities on campus include the
Dr. Ng Tor Tai International House (223 privately funded hostel places) and Student Residence
Halls {comprising 1,629 UGC funded hostel places and 141 temporary hostel places). See
Figure 4 above and Figure 6 below. The Joint Sports Centre, adjoining the Shaw Campus is
jointly owned and managed by City University of Hong Kong, Hong Kong Baptist University, and
The Hong Kong Polytechnic University.- The other campus areas are the Kai Tak Campus under
tenancy agreement with EDB up to 31 August 2013 and the Shek Mun Campus, which houses
the Academy of Visual Arts and the College of International Education respectively.

Figure 6 — HKBU Kowloon Tong Campus Plan .

japtist University
..Rcad'Campys .

StudentResidence Hatls - |

* Jockey Club School af
Chinese Medldne Building

)

HKBU Facts and Figures 2011-2012
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2.2

HKBU's Role Within the Wider Community

HKBU is both an integral and intimate member of the local community, praviding tailor made
services and venues/facilities which are unavailable elsewhere in Kowloon Tong district. The
School of Chinese Medicine provides outreach services to the elderly living in nearby residential
homes e.g. Grace Nursing Home. The University also provides venues for the hosting of
community gatherings and activities. These include the Lam Woo International Conference
Centre, Y C Cheng Lecture Theatre and the Academic Community Hall. -

Growth of the Kowloon Tong Campus Areas
Campus Expans:on Plan — ""Inspfres Creatrwty for Whole Person Educatron
The urgent requnrement for new facﬂﬂates to compensate the emstmg shortfall space and

implement the 3-3-4 educational reform resulted in the “The Campus Expansicn Plan' ("CEP")
2007-2014 with the theme of "Inspires Creativity for Whole Person Education”. This included:

‘e Phase 1: Communication and Visual Arts Building
"o Phase 2: Add|t|onal Storey to The ng Lung Bank Bun!dmg for Busmess Studies and David

C. Lam Building

e Phase 3: Academic and Administration Building, and Madam Kwok Chung Bo Fun Sports
and Cultural Centre -

e Phase 4: Baptist University Road Campus Entrance

HKBU was not allocated any additional land for the 3-3-4 expansion and therefore had to build all
additional facilities and floors on the existing site and exhausted all useable space. The
expansion was in the form of high-rise development on the existing Shaw and Baptist University
Road Campus areas, such as constructing additional storey within the existing building and
redevelopment of existing low-rise building. The relocation of the Hong Kong Institute of
Vocational Education (Lee Wai Lee) was too late to meet the deadline for new facilities, which
had to be ready for the start of the 2012 academic year. HKBU is among the first batch of
institutions to have completed its immediate expansion plans

In preparing for the 3-3-4 currlculum reform other universities in Hong Kong were granted
additional land adjacent to their main campus areas, e.g. Hong Kong University (HKU), the Hong
Kong Polytechnic University {PolyU) and the City University of Hong Kong (CityU). Appendix J
‘Coherent Universily Campus Development in Hong Kong' provides examples of expansion
areas that have been integrated within the wider campus in a coherent and logical manner.
Additional facilities have been provided within walking distance of core facilities ensuring that the
whole campus is interconnected.

Campus Constraints

The University has successful!y mtegrated an additional net floor area of nearly 27,000 sgm for
teaching, administration and amenities use — nearly doubling the existing net floor area®. This
has been an incredible achievement; however, as a consequence, the HKBU Campus
environment is now cramped and congested, there is significantly less outdoor space for
students, therefore affecting the quality of their learning envircnment. Significant operational
problems have been created due to the increased numbers of students with leng waiting times
for lifts and with internal circulation problems. _

Hong Kong Baptist University, Campus Master Plan, F?etneved from the World Wide Web on 3 March 2013
at hitpicep.hibu.edu.hik/en-faq.php#a
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525 There are now around 8,564 students, excluding- students under sub-degree programmes on the
Kowloon Tong Campus areas, out of which 6,024 students are under UGC-funded programmes : -
(Appendix C). The University has now reached saturation. point on their current Campus areas . 53

~ and no further consolidation of uses or redevelopment is feasrble : ' S

526 HKBU has also had o provude Student Hostel accommodatron cff—srte in shared facilities with the
Hong Kong University of Science and Technology (“HKUST”) in Tseung Kwan O (the "TKO Joint
Hostel") which necessitates students to travel back and forwards. . This is not ideal as hoste! life
is an mtegrat part of the University's Whole Person Education ethos. Indeed, the 1,700 student
hostels in the northern portion of the ex-LWL Site mclude the prowsmn of 150 hostel places to be :
swapped with the TKO Joint Hostel o B _ o 5.4

527 In companson wuth other UGC-funded lnstttutlons the HKBU campus srte area is very srnall (5.4
ha’) and the students live and study in cramped conditions. It is less meaningful to compare net
operational floor areas (“NOFA") as the entire campus area is related to the learning environment.
HKBU students occupy an area of approximately 8.96 sq.m each which. is very low in
comparison with other Universities where students occupy, for instance, approximately 87.17
sq.m per student (Appendix C provides an overview of the space utilisation at the eight UGC-
funded institutions). Furthermore, Appendix J found that open space within HKBU's campus is
very limited- when compared- with other UGC-funded institutions: Open space- is especially
essential to promote whole person education. It allows students and scholars to engage in
various activities, thereby developing intellectual, cultural, social and sporting skills. It is apparent
that availability of usable space as a live/ work and quahty of life mdtcator is a major
disadvantage for HKBU students. .

5.3 Future Growth and Development

531 The Iast five years has seen S|gn:f cant rnvestment in Umversrty curraculum development and
: capital works throughout Hong Kong in order to implement the Government's 3-3-4 educational
- reform, whrch has necessrtated the constructlon of new student hoste! accommodation. '

5.3.2 Ifthe Government is seraousty commltted to establrshmg Hong Kong as a regronal educational
hub it must support and encourage Universities in their pursuit of excellence if they are to remain
competitive in a globalised economy. Universities must compete with institutions all over the
world to attract the best teachers researchers and students as well as funding.

533 Hong Kong S economic future rehes on its abllsty to plan for the medrum and Iong term as weII as
. the short term. It is therefore imperative for the Government to work in partnership with
Universities to help them deveiop and achteve therr long terrn visions and strategies and for land

to be reserved for future need : C

‘Vrsron 2020 Pian for the Decade

53.4 In 2010 HKBU developed Vision 2020', which is a strategic development blueprint that charts
HKBU s development over 10 years smce 2010 and states the University's goal as

'“By 2020 the Umversrty wrll be the best regronal prowder of Whole Person Ed’ucatron rnspfred by
oQuality teaching and learning e Innovative research e Dedicated service to the
communrty (Vrsron 2020, Strategfc Themes and Actions, 201 O)

5.35 The ‘Vision' is underprnned by a number of strategrc themes and actrons whlch include the
establishment of an 'Institute of Creativity', recruitment of world renowned researchers, and the
establishment of a first rate Chinese Medicine Teaching Hospital. Details are outlined in sections
5.6 and 5.7 of this statement. :

The Joint Sport Centre is shared by HKBU Crty University of Hong Kong and the Polytechnic University of
Hong Kong and therefore excluded from ca.fculatron of sife area
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n the Strategic Discussions with Government
nmes _ _ S
areas - 536 HKBU has been requesting the allocation of the ex-LWL Site for its expansion plans since 2005
: [ in order to provide additional facilities and improve the Campus environment for students, staff
: and visitors. Starting from 2009 various medium and long term options for the ex-LWL Site have
th t_he been discussed (formally and informally) with various Government Bureaux including a Chinese
Jr;_’f" e Medicine Teaching Hospital, a Complex of Creativity and/ or an International Exchange Centre.
el life
'lédebﬂt . Government's Short-term Educational Policies
o be :
75.3.7 Securing the medium and long term support of EDB for projects can be difficult as the UGC
" determines the spatial requirements of UGC-funded institutions based on space standards
(5.4 ~ contained in the ‘Hong Kong University Grants Committee: Review of Space Requirement
re net - Formufae and Standards’. Space requirements are broken down into 10 categories, namely
ment. - classroom, open labs, teaching labs, research labs, offices, study space, library, indoor sports,
W in staff & student amenities and support. The calculation criteria are based on information such as
87.17 student/ full-time staff, size of research grants, fibrary material collection, etc. collected
UGC- periodically through the Common Data Collection Format (“CDCF"). Further, this spatial
s 1S assessment is a triennium exercise. The current triennium falls within 2012 to 2015. The next
‘Cla”Y o triennium will fall within 2015 to 2018. - e
ege in :
yarent :3.8°  Medium and long term planning proposals therefore cannot be formally submitted to Government.
major ¢+ ltis necessary for Government to acknowledge and take into account universities' strategies and
plans beyond the general triennium exercise to ensure long-term needs are identified and
supported. With a projected higher proportion of the population accessing higher education by
2030 and an opportunity to increase international students to Hong Kong (up to UGC quota),
t ' ..d there is a need to plan strategically and take account of these factors.
It an : .
tional .4 Short Term Needs
tional Student Hostel Accommodation and Academic Floorspace
ona . . .
amain .4.1  The Government's statement released on 4 March 2013 stated that it had reserved 6,400 sq. m
ar the - 2 of land at the northern portion of the ex-LWL Campus for HKBU's campus development. It goes
- - on to state that, "/f fully utilised, this will fully meet the requirements for some 2,000 square
melres of academic floor space and 1,331 student hostel places according to the prevailing
ell as " policy and calculation formula. As for the southern portion of the site, it is beyond the
y with "~ requirements of HKBU under existing policy. The Government stresses that there is no
rland justification to aliocate this portion of the site to HKBU for education purpose under the principle

. of fairness."®

It is necessary to clarify that in fact HKBU's capital proposal has been to build 1,700 student

-+ hostel complex on the northern section of the ex-LWL Site and it has received the full support of

charts the UGC under the 2013 UGC Capital Programme. (Appendix D refers). The hostel complex
=+ would include 1,400 publicly funded places and 300 privately funded places to meet the acute

shortfall of hostel places for students (with the 300 private places to be used for international

"ed by - students, research students and those requiring accommodation beyond their first year). Thus,
2 the_ . the 0.64 ha land allocation at the northern part of the ex-LWL Campus is inadequate to meet
1 confirmed plans for Student Hostel Accommodation.
e the :
d the
ctions
HKSAR Government Press Release, ‘Government Statement on Hong Kong Baptist University's request to
. j - use former campus of Hong Kong Institute of Vocational Education (Lee Wai Lee)” (4 March 2013),
rsity of retrieved from the World Wide Web on 4 March 2013 at hilp.//www.info.gov.hk/ gia/ general/ 201303/ 04/

P201303040688.htm
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54.4

5.5

5.5.3

5.54

555

556.1-

5.5.2

The minimum required specific site area for a 1,700-bed-place student hostel is calculated at
0.73 ha. In addition there is a projected shortfall of 2,600 sq m Net Operation Floor Area
(“NOFA") in academic space by the academic year 2014-2015 (excludes Kai Tak Campus). This
equates to about 0.05 ha required to build to cover the 2,600 sq m shortfall. The total required
minimum site area is thus in the order of 0.78 ha, to be reserved for higher education use in the
short term. The discrepancy between 0,78:ha and 0.64 ha is significant — in the order of 22% or
0.14 ha. The University has written to the Secretary for Education {letter dated 25 February 2013,
(see Appendix E) requesting a review of the required site area in the northern portion of the ex-
LWL Site. _ T : : :

A proposal for a 13-storey Academic Building measuring 2,600 sq.m (NOFA) to meet the existing

_ spatial shortfall has been submitted to the UGC under the 2014 Capital Programme. The

proposed building would adjoin the proposed student hostel complex. on its southern section
creating an additional wing, and would require a site area of approximately 520 sq.m. The
proposed Academic Building will accommodate classrooms, study spaces, teaching laboratories,
offices and student/ staff amenities. = . = : :

: Medfum Tei'm Needs - :

Chinese Medicine Teachfhg Hospital (CMTH)

HKBU is at the forefront of Chinese Medicine (“CM") and was the first local institution offering CM
education at the tertiary level in 1998. The University has assumed a prominent role in CM
higher education, research and clinical practice in Hong Kong. .

HKBU believes that a medicine programme is incomplete without the provision of clinical
opportunities provided locally to its students. Students of CM currently have to go to Hospitals in
Mainland China for clinical training. Due to the difference in medical and legal systems between
the Mainland and Hong Kong, students cannot fully apply what they have learned in the Mainland
to Hong Kong. HKBU is proposing to set up a self-financed Non-Governmental QOrganisation
("NGO") CMTH so that a complete CM undergraduate programme can be provided for th

benefit of UGC-supporied CM students and the wider public in Hong Kong. :

The CMTH was originally proposed on the ex-LWL Site in 2009 and it remains the intention of
HKBU to develop this facility at the ex-LWL Site. The development of a first rate GMTH is one of
the key strategies identified in HKBU's 'Vision 2020’ to provide training opportunities for students
in the field as well as to satisfy community needs. The proposed CMTH would have 11,639 sq.m
in NOFA or 23,278 sq.m in Construction Floor Area (“CFA"), providing 200 bedspaces and
offering up to 70 internship places for the three Chinese Medicine Schools in Hong Kong. As a
self financed NGO the CMTH would offer affordable treatment to the local community and Hong
Kong residents.

A recent survey by another institute on public views on Chinese Medicine Services in Hong Kong
highlighted the overall support for a CMTH in Hong Kong. Of those interviewed, 54% had visited
a Chinese medicine practitioner in the last two years. !t was found that there was significant
support (81% of interviewees) for the establishment of a CMTH in Hong Kong to.train local
practitioners. Over 60% of respondents stated that they would be willing to use in-patient
services and a further 28% stated that the fikelihood was ‘fair'. Of those interviewed, 36.6%
stated that they felt it was necessary for the CMTH to be located near the University campus and
nearly 40% felt that it was a ‘fair' requirement. (Further details are provided in Appendix F).

The neighbouring ‘Grace Nursing Home' is fully supportive of the University's proposal to develop
a CMTH as are current residents of the Nursing Home. A current resident has received treatment
from the HKBU CM Outreach Services and strongly supports the CMTH proposal and hopes that
this can assist in making CM more accessible. _ :
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As highlighted in Section 2.2.19 the Chinese Medicine Development Committee (the
‘Committee”) held its first meeting on 4 March 2013. The L.C Paper No.CB (2)758/12- 13(03))
highlights that the 'Committee’ agreed to explore ways to allow Chinese medicine
students/graduates to have more opportunities for internship and clinical practice (Para 7 refers).
The ‘Committee’ will also study the establishment of Chinese medicine hospitals and measures to
facilitate development of Chinese medicine in-patient services (Para 10 refers). This area of
policy is therefore at an early stage of development and therefore is a relevant issue to be taken
into consideration when considering long term land use.

Notwithstanding the above history and the clear aspiration of both the university and the wider
public, in a recent press statement (4 March 2013) the Government stated that they “do not
support the development of a private Chinese medrcme hospital at the southern portion of the ex-
IVE (L WL) site which is a government site.”® The statement was made before the Chinese
Medicine Development Committee has an opportunlty to consider the matter, and has omitted
the reference to "teaching hospital” and mistakenly refers to it as a “private” rather than NGO
hospital. Therefore, it appears to be a pre-mature and inaccurate statement.

The CMTH is the University's priority project and one which is a strategically and critically
important project for Hong Kong. it is not just important for the training of UGC and non-UGC
supported Chinese medicine students, but also important for the clinical research and Chinese
medicine industry development. The University's lefter to the Secretary for Education (dated 25
February 2013, See Appendlx E) also puts forth their renewed request for a 200-bed CMTH on
the ex-L WL Site.

Medium/ Long Term Néeds

: Complex of Creat:wty / International Exchange Cenrre '

Dunng 2012 alternatlve medmm to longer term optlons for the ex- LWL Site were discussed at a
strategic leve! with the Government (Appendix G refers). A letter setting out the University’s
aspirations for expansion is provided at Appendix G. No response from Government was
received. During this time, there was no emphasis on a CMTH on the ex-LWL Site as the Tsim
Sha Tsui Kat Fong Welfare Association site had not yet been ruled out as an option. The
southern section of the ex-LWL Site was identified as the ideal location for a ‘Complex of
Creativity’ an integral element of HKBU's Vision 2020 — the Complex of Creativity would provide
a hub to encourage creativity and innovation for research and development acrcss all areas of
the University. HKBU is also very keen to enhance internationalisation — with ideas to create an
‘International Exchange Centre’, as another possible use for the ex-LWL Site. The Complex of
Creativity and International Exchange Centre would have a CFA of 18,430 sq,m and 9,684 sq.m
respectively.

These are seen as medium to Iongér term prbjects, but they demonstrate that the ex-LWL Site
has always been planned as an integral part of the University's future since 2005.

The opportunity to integrate the ex-LWL Site within the University campus is logical and desirable
from the University's perspective. Appendix J (‘Coherent University Gampus Development in
HKY highlights the experience of cther universities in Hong Kong in accommodating growth on
adjacent sites. From a land use planning perspective the expansian of the campus will create
site cohesion and synergy. It was noted by a representative of the Hong Kong Institute of
Architects ("HKIA™) at the meeting for the Legislative Council Panel on Education on 11 March
2013 that "it's very difficult to achieve synergy effect and pfannrng gain in this rezoning request”
{Appendix | refers) .

LC Paper No.CB (2)758/12-13(03)} 'Development of Chinese Medicine in Hong Kong', March 2013
ibid
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5.6.4 HKBU's future programme of improvement and expansion w'il| be: severely compromised if the
southern portion of the ex-LWL Site is- developed :for’ residential use. . Any future facilities

(including the CMTH in the medium term and/ or the Complex of Creativity and/ or the : "'-_1-
International Exchange Centre in the medium to longer terms) would have-to be provided at an ONEN
off-site location (even if any) yet to be identified, which does not make practical sense in terms of 6.1.1

student travel between classes, access to supporting facilities and providing students with an on-
campus life experience. B e SRR EATERUE

5.7 Summary

574 This section provides an overview of HKBU's history-and the recent redevelopment of the
Campus areas to accommodate new buildings and facilities to meet the 3-3-4 educational reform.
The lack of any additional land to facilitate the. expansion resulted in- high-rise development on
the HKBU campus, which has led to cramped and congested conditions. HKBU students occupy
the smallest campus area, per student head of population, in comparison to all the other UGC-
funded Universities in Hong Kong. - L . .

57.2 HKBU has been in discussions with Government since 2005 regarding various proposals for the
_ adjacent ex-LWL Site, once it became known it would become vacant. The University has
- recently secured approval of the UGG to build a 1,700 bed space student hostel on the northern
. section of the ex-LWL Site and an area of 0.64 ha has been reserved by Government for HKBU.
Unfortunately 0.64 ha is insufficient and the University requires 0.78 ha in order to provide the
student hostel development and to meet the shortfall of educational floorspace in the short-term

alone. :

5.7.3 The University has a number of medium and longer term aspirations for the ex-LWL. Site,
including a CMTH; however the Government has stated that under prevailing policies (which only
extend to 2015) there is no educational requirement for the site. The prevailing educational
policy assessment advice given to other Government Bureaux is therefore fundamentally flawed
as it does not take account of the medium and long term growth of institutions. - :
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‘Townland Consultants Ltd.

' Objection Statement

PLANNING JUSTIFICATIONS FOR RETENTION OF G/IC USE
Entroduction

This section sets out the planning background and the main planning arguments as to why the
entire 1.52 ha ex-LWL Site should be retained for G/IC uses.

Section 3 of this report outlines the criteria in TPB-PG-No.16 that should be taken into account
when considering the rezoning of a G/IC site. Only two of the TPB-PG-No.16 criteria are relevant
in this case as the ex-LWL Site has not been designated for a specific G/IC use. These are: 2.1
(b) and (c}, which need to be satisfactorily demonstrated.

(b) Is the site no longer required to be reserved for any G/IC uses? and

{c) Would the redevelopment of the site adversely affect the provision of G/IC facilities in
the district on a long-term basis? S S

While the ex-LWL Site has not Yet been identified for a specific G/IC use in the Kowloon Tong
OZP, it is necessary to assess future use considers with reference to the need to “cater for
unforeseen future demands” {TPB PG-No.16, Section 1.1 refers). .

The is's-ues.r'elating to'comp'ati-bitity of the proposed 'rezoning use within the surrounding area and

environmental impact are discussed in more detail in Section 7 of this report,

The Government’s Assessment of the ex-LWL Site for G/IC Reserve

Key Papers and Meetings

The Government's planning assessment justifying why the ex-LWL Site is no longer required for

G/IC reserves has been provided in the following MPC Papers and documented in the relevant
MPC Minutes, which include:

"« MPC Paper No.14/12 for Consideration by the MPC on 21 December 2012

»  The Minutes of the 480th Meeting of the MPC, 21 December 2013;
e MPC Paper No.2/13 for Consideration by the MPC on 25 January 2013; and

s The Minutes of the 482nd Meeting of the MPC, 25 January 201 3.

' I addition, the Government has given a présentation 1o the Kowloon City District Council

Housing and Infrastructure Committee ("KCDCHIC") on the 7 March 2013 and {o the meeting for
the Legislative Council Panel on Education on 11 March 2013. In both meetings, District
Councillors and Legislative Councillors raised strong objections to the rezoning of the ex-LWL
Site from “G/IC(8)" to "R(B)" A copy of the transcript of both meetings are provided at

" Appendices H & I.

'_ " Government's Arguments for Rezoning and HKBU Rebuttal

 The Government's main arguments raised in favour of rezoning the ex-LWL Site are summarised
" below. Detailed rebuitals against each of these arguments have been put forward. Relevant
. extracts from the MPC Papers and Minutes are provided in Appendices A & B.

"1. Low demand for G/IC facilities: PlanD has commented that there is low demand for G/IC

facilities in Kowloon Tong; that there is no deficit of planned G/IC provision (except a post
office and an integrated children and youth centre which are not considered suitable in a
pure residential development), and that other Government depariments do not require the
site for G/IC use.
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Response:

(i) PlanD’s assessment is based on the advice of EDB-and UGC that HKBU's spatial
requirements are considered met under existing policy. . However, there is a clear
mismatch between the timeframes being assessed.: Whereas the TPB Guidelines refer
to long-term need and reserves, spatial’ requrrements for UGC-funded institutes are
only determined on a triennium basis. The current assessment, (up to 2015) can only
take into account immediate needs. it is considered that the provision of required G/IC
facilities on an existing G/IC zoned site warrants more investigation and discussion with
the affected stakenoiders to determfne actual future demands ano‘ requrrements

(i) Tne very brief assessment by F’IanD on future demand for G/IC uses also suggests a
fack of commitment to fully investigate options and alternatives to accommodate G/IC
facilities on the Site. It appears that the Government has not planned strategically for
the community's future needs in these areas — including unforeseen needs. Indeed
flexibllity for ‘“innovation”, which cannot™ be  predetermined, - should be a key
consrderatfon in plannmg for ten‘rary msntutrons

" (iif) Indeed at the KCDCHIC meeting on 7 March 2013 severa;r Kowloon City D;stnct
Councillors highlighted the need for additional G/IC facilities in Kowloon Tong District
including a publicly-funded elderly home, elderly centre, community centre and
oommumty hall. PlanD agreed to consuft with re!evant depan‘ments and stakeholders
again in respect of G/IC facilities. :

2. Ex-LWL Site beyond the needs of HKBU: EDB and UGC, using prevailing short-term
policies, have assessed that the ex-LWL Site is beyond the needs of HKBU. They also
state that if HKBU can make the best use of the northern portion of the site, it will be able to
meet all its outstanding requirements for academic facilities and publicly-funded student
hostels under the prevailing policies. £EDB argue that HKBU has incorporated an additional
300 privately-funded student hostel places, which is in excess of HKBU's reqwrements
under existing policy, and that consideration should be glven to addressing the shortfall in
academic facilities required for the UGC funded sector in the overall development of the
hostel complex. -

Response:

(i) The "prevailing policies” referred to are short-term policies only extending up to 2015,
The Minutes of the 482nd MPC Meeting thus highlights the Government's absence of
consideration of medium and longer-term requirements for education facilittes. The
need fo ensure that there are adequare G/IC fand reserves to serve the higher
education sector beyond 2015 is a fundamental planning issue. HKBU has
demonstrated the need for further facifities beyond 2015.

(i) The 0.64 ha site carved out of the northern part of the ex-LWL Carmpus has been
determined by PlanD to be sufficient to meet UGC-funded student hostel needs and
outstanding teaching facilities. However, the assessment has failed to take into
account 300 privately-funded hostel places which have alfready been given support by
the UGC. On this point, HKBU has received a letier of support from the UGC for the
1,700 student hostel facility and has written the Secretary for Education to clarify that
0.78 ha is the minimum required to meet the immediate needs of the 1,700 space
student hostel and the 2,600 sq m teaching facilities it is unreasonable and
unsustainable to consider providing the 300 pnvateiy—funded hostel places at a
separate location whilst allocating the southern part of the ex-LWL Campus for private
residential uses. The 300 privately-funded hostel places will be used by international
srudents research students and those students requiring a place beyond their 1*' year.

H Letter to Secretary for Education, 25 February 2013 (see Appendix E}
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(iii) There is a distinct lack of joined up thinking’ on the Govermnment's pari. Although the
Government is actively encouraging universities to embrace ‘internationalisation’ it has

spatial not considered providing adequate land to cater for the future land requirements for

clear implementation of this poficy. The planning system needs to take account of the
; refer - projected growth of the education sector, in line with the Government’s policy support
5 are for internationalisation and important rofe of universities as a major cradle of innovation
n only and technological development, Growth of the sector will be consirained or even
1G/C thwarted without adequate future land reserves. The funding mechamsm behind the
n with ' prowsron of the facilities is not a land use pfanmng issue.

' The number of Iocal undergraduate students enrol!mg in Umversny wuli not increase
ests a significantly in future, EDB considers that the demand for hostel places and academic
: GAC facilities will not increase significantly in the future as the age cohort is declining. Even
ally for taking into account a higher proportion of the age cohort attending university, EDB maintain
ndeed that the figure will remain at around 68,000. Hence the exlstmg formuia should be able to
1 key meet future demand.- : :

Response:
district e T .
Jistrict () The Govermnment's projections of future University undergraduate enrolments fails to
3 and take into account the targeted as well as predicted (as yet to be quaniified) increase in
olders international students attending Hong Kong universities and the corresponding need for
student hostel accommodation and facilities (such as HKBU's International Exchange
Centre). See point 2 above. Further, recent shortages of primary school places in
tierm Hong Kong, due to unplanned demands from Hong Kong-born children living on the
Yb|a|5° Mainland, sheds doubt on EDB's conclusion above.
ible to o . . S S
tudent  Academic facilities (including CMTH) do not have to be located adjacent to existing
fitional campus: FHD and EDB argue that it is not essential for all academic facilities or a CMTH fo
ments be located adjacent to the university campus. The Government stated in their 4 March
tfall in Press Statement that they do niot support the development of a private Chinese medicine
of the hospltaE at the ex-LWL Site as |t is beyond establlshed policy.
Response
(i} Ctis preferab!e for new academtc and teachmg facrhtres to be Iocated within or close to
2015. the university campus area as it is important for students to feel part of the institution
nece of - and ensure cohesiveness. In the case of the CMTH, it will be a NGO teaching hospital
. The (not private} within walking distance of the Jockey Club School of Chinese Medicine
higher Building and on-campus hostels. It is also imporiant from an operational perspective
J has as isolated sites cause inefficiencies, undue financial costs and an exacerbation of
commuting for students and teaching staff to the main campus, which is non-
sustainable. :
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As illustrated in Appendix J, it is common practice for universities to locate new

. academic buildings/ campus expansion areas adjacent to: the main campus. Some
universities have gone to considerable effort and deveted significant resources in order
to develop their new academic buildings and expansion areas in close proximily. For
instance, HKU identified a site adjacent to its western boundary for expansion instead

~ of a plot of land in Western District offered by the Government... The adjacent site was
occupied by the Water Supplies Depariment (“WSD’) to- store fresh water and saif
‘water supplies as well as three buildings of historical interests.: In order to obtain the
site for its expansion plan, HKU built caverns for the reprovisioned WSD facilities. The
three heritage buildings were preserved in-situ-and became part of the expanded
campus'®. In the case of PolyU, there is a proposal.to develop an expanded campus
and student hostel at Ho Man Tin adjacent to Carmel Secondary School. Pedestrian
linkages (including staircases, fifts and. pedestrian. sidewalks)} are (o be provided to
connect the expanded campus with the main campus in Hung Hom and adjacent
neighboumoods.‘.'s. The need to retain a cohesive main campus is a key priority for
universities, and off-site locations are not normally a sustainable solution.

(i))

The resuits of a recent survey highlighted the overall support for a CMTH in Hong Kong.
Of those interviewed, 36.6% stated that they felt it was necessary for the CMTH to be
located near the University campus and nearly 40% felt that it was a fair' requirement.
(Further details are provided in Appendix F). The neighbouring ‘Grace Nursing Home’
is fully supportive of the Universily's proposal to develop a CMTH as are current
residents. - A current resident has received treatment from the HKBU CM Outreach
Services and strongly supports the proposal. There is significant public support for the
University's proposal for a CMTH at the ex-LWL Site. - . S

(i)

The Government has: set up a Chinese Medicine Development Committee fo

investigate the role of Chinese medicine practitioners. and. Chinese medicine in the

public healthcare system and the introduction of Chinese medicine in-patient services

in the future. The lack of existing policy to provide individual organisations (particularty

 NGOs) with government land for private CMTH may be an area of consideration for the
Committee, given the. significant cross cutting benefits to healthcare, education and
clinical care. The Government has also stated that it will introduce necessary
measures to support the development of healthcare services including the disposal of

- land for private hospitals. Government support for the NGO sector is also needed. As
such it is reasonable for G/IC sites to be retained to accommodate this use.

(iv)

Deéisi.on of the.'MPC _ih.'January 2013 .

The Minutes of 482" MPC Meeting re'cbrd that ll;hany'Merhber's were not -co-h\)i-nced that the ex-

6.2.4
LWL Site was not necessary for the G/IC uses in future, particularly in relation to HKBU's
proposals, but also in relation the needs of other institutions. (Paras 75 - 78 refer).

6.2.5 The Minutes of the 482™ MPC Meeting clearly demonstrates Members' inherent understanding

of the central issue by their repeated questioning of the EDB and UGC representatives on the
long-term needs of HKBU and other institutions. The lack of a long-term assessment.of need,
which cannot be properly undertaken without stakeholder input, means that Members’ questions
cannot be properly answered. o :

2 Centennial Campus, The University of Hong Kong, retrieved fromi the World Wide Web on 2 April 2013 at

hitp//wwwi.hku.hk/cecampus/eng/our/message.php _ o _
Discussion Paper of Housing and Infrastructure Committee (HIC) Meeting, Kowloon City District Council
(Reference No. 17/13), for HIC meeting on 7 March 2013, relrieved from the World Wide Web on 2 April
2013 at hitp:/www.districtcouncils.go v.hivkic/doc/tc/commitiee_meetings_doc/4HIC/KCHICT3_17cp.padf

13
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2 new '6.2.6° Members did not approve Amendment ltem A of the draft Kowloon Tong OZP S/K18/17 because
Some . they supported it. Rather, they acknowledged the insufficient evidence, but accepted to gazette
' order the amendment to allow the views of the members of the public, including stakeholders, to be
/. For heard by the full Town Planning Board.

1stead :

'e was 7 The decision to 'approve’ Amendment ltem A to allow wider consultation on the issue was a
1d salt - disappointment to HKBU, in conjunction with the inclusion of the ex-LWL Site in the
1in the Government's 2013/2014 Land Sale Programme before a decision had been made on the
1. The rezoning. It is HKBU's opinion that it would perhaps have been more appropriate for Amendment
anded ltem A {relating {o the rezoning of the Ex-LWL Site) to have been Refused or Deferred at the 25
ampus January Meeting as many of the Members' important questions to justify the rezoning of the site
astrian - from GIEC( ) to R(B) remained unanswered.

Jed fo . -

fjacent On thIS pomt we note that the KCDCHiC by a fuII majority, did not support the Government’s
rity for proposed rezoning of the ex-LWL Site from “G/IC" to “R(B}". Further, members of the LegCo EP

passed a non binding motion on the 11 March 2013 to retain the zoning of the Site as “G/IC".
Clearly, the public view is not supportive of the proposed rezoning.

7 Kong. .
ito b? 3 Justifications for Retaining ex-LWL Site for G/IC Reserve -
ament. Sy : :
Home’ HKBU considers that there is overwhelming evidence to justify the retention of the ex-LWL Site
surrent - for G/IC uses. The core arguments are outlined below.
ttreach - o . . _
for the ~ 1. Clear Inadequate and Insufficient Assessment by Government of Future G/IC Need
a) The Government's initial assessment of future G/IC need appears to only take account
tee to of consuitations with Government departments. There is a complete absence of wider
in _the consultation with stakeholders and the community (including the District Councils) and
arvices the platform provided by the current Representation process provides only limited
icularly oppertunity for 2-way dialogue. This is considered 'out of step’ with the CE’s pledge to
for the engage with the public. Real public- and stakeholder engagement starts at the
n and beginning of the process. The Government's lack of early consultation means that
essary medium and long term G/IC proposals have not been identified. District Councils are
osal of effectively paralysed from engaging in the process as confusion surrounds which G/IC
od. As sites the Government is actively considering. This could have long term implications
not only for the development of education and community facilities in Hong Kong, but to
Hong Kong's economic development and global competitiveness as a whole.
' b) It was reported by PlanD during the 480™ and 482™ MPC Meetings that all of the
the ex- relevant Bureaux had heen consulted on the rezoning proposal, and that “based on the
IKBU's planned population for the fOZP and wider District] area" the only required community
facililies were a post office and an integrated children and youth centre. These
services were not considered appropriate on the site, given the pure residential nature

anding of the proposal. Notwithstanding, there was no assessment of higher educatlonal

fon ’Ehde requirement beyond current policy (i.e. beyond 2015).

need, .

gstions c) Ensufﬁc:ent :nformatlon has been provided by Government on the timescale and
population trends being considered when an assessment of “planned growth” is
undertaken. The growing elderly population will have major implications for the
provision of health, welfare and community services. The proportion of the population
aged 65 and over is expected to rise markedly, from 13% in 2011 to 30% in 2041.
There is a need to ensure that adequate land is available throughout Hong Kong to

' provide the necessary services for population change in the long term. it is critically

2013 at - important to ensure that core services such as education, health and community
. services are available within communities.

Councif

12 Aprif
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The Projected Growth of the Educatlon Sector wrli Requrre AddltlonaE Land for New
Facilities -

a)

'The education sector is one'of the 'six"s:trategio'r'ndds"tries identiﬂed 'by the Government

and the Government is keen for the sector to grow and for Hong Kong to become a
regional education hub. A key UGC report highlights the need for Hong Kong's higher
education sector to look internationally in order. to-rémain competztrve In this regard,
Hong Kong's tertiary institutes must be able to innovate and grow in order to attract top
staff and students through not only top rankung programmes and facilities, but a quality
Ilvmg and Eearnlng environment, . : _

Hong Kongs educatlon sector has enormous potentlal to grow and become more
internationally recognised, given the projected growth in international education and the
fact that Asia will account for 70% of the demand’®. Hong Kong already faces a
shortage of land for education use — reportedly 80,000 sq m of operational floorspace.
It is therefore critically important to ensure that there are adequate long term land

reserves in appropriate locations to accommodate the future growth of this dynamic

sector.

The Government's projeoticjns “of future Uni'versityr 'undergraduate enrolments
highlighted in the MPC Meeting fails to take into account the predicted (as yet -

unquantified) increase in international students attending Hong Kong universities and
the need for facilities such as HKBU's proposed ‘International Exchange Centre'. There
is a distinct lack of ‘joined up thinking’ on the Government's part: although the

Government is actively encouraging universities to embrace ‘internationalism’ it has not -
considered providing the prerequisites of land and capital funding to achieve it.

Similarly the Government's assessment of future projects runs on a triennium basis.
However, many of the future projects being considered by universities are longer term
and it is not always possible to provide detailed proposals on long term growth

strategies, particularly where innovation is involved. Land reserves are necessary -

beyond 2020 for unforeseen facilities.

HKBU's Fi uture Expansron wr!l be Severely Thwarted tf the ex-LWL Srte is Rezoned for
Residential Use. :

a)

b)),

HKBU has been Ilarstng wnth Government since 2005 on its short, medlum and !ong
term development plans and the strategic importance of the ex-LWL Site for
accommodating future growth. The existing HKBU campus is now saturated and there
are no alternatlve opportunltles to expand within the campus or nearby.

The Unlversrty has a number of medlum and longer term aspirations for the ex—LWL
Site, including -a CMTH (Medium/ Long Term Need), Complex of Creativity /
International Exchange Centre (Long Term Need) These future requirements have all
been communicated to Government . o

The southern sectlon of the ex~LWL Site was :dentrt‘ ed as the ideal location for a
‘Complex of Creativity’ an integral element of HKBU's Vision 2020 — the Complex of
Creativity would provide a hub te encourage creativity and innovation for research and
development across all areas of the University. HKBU is also very keen to enhance
internationalisation — with ideas to create an ‘international Exchange Centre’, as
ancther possible use for the ex-LWL Site. :

14

Banks et al, 2007; Chow and Marcus, 2008; OECD, 2006 .
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Townland Consultants Ltd.

Objection Statement

a)

HKBU's ‘Vision 2020' puts a strong emphasis on providing services that meet
community needs, a key aspect of which is to enhance the well being of society. As
highlighted in paragraph 5.1.4, HKBU is both an integral and intimate member of the
local community, providing tailor made services and venuesffacilities which are
unavailable elsewhere in Kowloon Tong district. The Scheool of Chinese Medicine
provides outreach services to the elderly living in nearby residential homes e.g. Grace
Nursing Home. The University also provides venues for the hosting of community
gatherings and activities.

The benefits of the proposed CMTH therefore not only support education needs but will
provide a valuable healthcare resource. As a self financed NGO the CMTH would offer
affordable treatment to the local community and Hong Kong residents. The growing
elderly population is most likely to benefit from the affordable Chinese Medicine in-
patient services proposed by HKBU on the ex-LWL Site.

HKBU's important role within the local community is recognised and supported by
KCDC and local residents, as highlighted in their positive comments made at the
‘Urban Planning and Environment Forum' held on the 10 April 2013 at HKBU. It was
pointed out by a District Councillor that the Kowloon Tong community was united in

" their support for HKBU and the retention of the ex-LWL Site for GIC use. HKBU also

has the support of most of its neighbours. The local community will continue to benefit
from the sharing of HKBU's facilities.

HKBU shared their strong grounds for retaining the site for education use with the
immediate neighbours which include: (1) Management Commitiee of the Incorporated
Owners of Sunderland Estate (2) Rhenish Church Pang Hok Ko Memorial College (3)
Mary Rose School and (4) Asia Women's League Chan Kwun Tung Care and Attention
Home for the Elderly. The issue has also been discussed with (5) the Grace Nursing
Home on 20 Durham Road. = Al of these neighbours have expressed their
understanding and (1) and (5) have already sent their objection letters to the TPB.

- 4. Allowing the ex-LWL Site to be Comprehensively Developed wiih the HKBU Campus
- Represents the Most Efficient and Sustainable Development Option.

The ex-LWL Site is directly adjacent to the HKBU campus and therefore represents the
most logical location for the expansion of HKBU and future facilities. The Universily is
keen to develop a '‘Conceptual Masterpian’ for the integration of the entire ex-LWL Site
into the surrounding HKBU Campus. The ex-LWL Site would offer the opportunity to
effectively plan and incorporate current (student hostel) and future facilities within a
well connected and integrated campus. Providing new G/IC facilities near the existing
campus will also encourage the sharing of resources and greater integration between
various facilities, creating synergy.

As HKBU has already reached saturation point on its current Campus, any medium to
longer term projects (beyond 2015) would be forced to a separate location if the ex-
LWL Site is not available for expansion purposes. Thus, lack of strategic planning will
force future medium and long term University facilities to more isolated sites, which is
more likely to create operational inefficiencies, undue financial costs and an
exacerbation of commuting — all of which are non-sustainable. Providing a safe and
integrated environment is important to HKBU's commitment to ‘Whole Person
Education’. Securing the ex-LWL Site is regarded as fundamental to the future growth
and development of HKBU and its 2020 Vision,
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6.4

6.4.1

6.4.2

6.4.3

Objection Statement

c) Retention of the Site for G/IC use will have a positive impa'ct on the intermediate and
local urban design context. This will have the folEowrng posmve |mpacts
s providing more space for publrc realm and connectwlty, '
a _creatrng air paths and pathway for llght penetratton '
= maximising available viewable area;

¢ creating visual relief and mcorporatang human sca[e feaiuree ina coordmated
manner; and -

°  maintaining the character of the nelghbourhood whrch is predommately a G/IC
'area o

Conclusion

The Government has failed to justlfy why the ex-LWL Site is capabie of bemg rezoned based on
the two crmcal crlterra |dentaf1ed in the TPB PG-No.16.

“ e The GOVernment has falled to provide sufficient evidence to prove that the Site is no longer

required to be reserved for any G/IC uses. In particular, there is a lack of stakeholder
engagement to properly assess need. District Councils have not been formally consulted on
the Government's list of 36 G/IC sites that they wish to-rezone for residential use. The
EDB’s prevailing policies extend only to 2015, therefore longer term growth and proposed
facilities have not been taken in account when determtmng future educatlon need,

e The Government has faaled to prove that the proposed developmenb’redevelopment would

. not adversely affect the provision of G/IC facilities in the district on a long-term basis. In fact,
the provision of G/IC facitities will be adversely affected in the long-term as HKBU's future
growth wili be severely comprom:sed due to the lack of available land to expand

Converse!y, there are sugnlflcant strategnc and local planmng consnderatlons as to why the ex-
LWL Site should remain in G/IC use. HKBU has demonstrated short; medium and long term
expansion needs and the adjacent ex-LWL Site is fundamental and essential for HKBU to
achieve its long term vision and remain competitive in an increasingly globalised and competitive
education market. Retaining the ex-LWL Site in education use would allow the comprehenswe
planning of the site thereby mammlsmg planmng benefits and synergy

| The loss of the ex-LWL Site woutd represent a 5|gn|f:cant failure of the Hong Kong planning
system to protect a strategic G/IC reserves for longer term needs, giving wayto a high end

residential development, which could be accommodated elsewhere in Hong Kong.
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te and . PLANNING REASONS NOT TO RE-ZONE PART OF THE LWL SITE FOR RESIDENTIAL USE
Introduction
This section sets out the proposed residential scheme parameters as identified in the MPC Paper

No.14/12 and highlights the overriding planning reasons why the ex- LWL Sate should not be
- rezoned for residential use.

linated "Propc')'sed Residentia’l Scheme
1 G/C " The ex-LWL Site has been identified for medium rise, medium-density reésidential development.
" The following scheme parameters for the R(B) zone have been recommended by PlanD
(Para 4.7 of MPC Paper No. 14/12 refers)
‘Building He!ght _ | 50m
sed on PotRato |45
Maximum Gross Floor Area _ 39,600 sq.m
longer | No.ofFlats. - -~ 495 (Assuming an average fiat size of 80 sq.m)
:holder : .
ited on S . _ S S T
. Thg “Renfrew Road has a special character due to the concentration of educational uses and quiet
)pose tree lined street. Figures 4 and 5 demonstrate the predominantly low to medium density of
S -residential use on surrounding streeis. The proposed residential developments would be
would “developed within a cluster of HKBU buildings adjacent to Renfrew Road.”
In fact, T R o
. future The proposed residential buildings would be focated in very close proximity to HKBU buildings,
~particularly the hostel accommodation (1,770 and 223 existing places fo the east and north of the
Site respectively and 1,700 planned places on the northern boundary). :
he ex- RO : o '
g term ~ Incompatibility Concerns
BU to . . S - o
petitive There are a number of concerns regarding the compatibility of locating a (likely) up-market
lensive residential block effectively within a university campus area, directly adjacent to two student
hostels. As shown in Figure 7, the ex-LWL Site is separated from the HKBU Student Residence
: Halls by only a boundary wall. Moreover, the new HKBU student residence halls will be located
‘anning to its immediate north. The future residential developments at the ex-LWL Site would be
jh end “surrounded by a total of over 3,500 hostel places on two sides. It should be recognised that there

-are often lifestyle differences between students and other groups of the population. University
life within student residences is often very communal and students, typically between the age of
17 and 24, may have more flexible routines and a very active social life.
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Figure 7 — The Existing HKBU Student Residen_ce_}-la-ll's" is located to the immediate east of
the ex-LWL Site. The HKBU Student Residence Halls will likely cause noise nuisance to
the nearby residents. : : e

Student
dence Halls. "+

PolylJ and HKU Experience -

7.3.2 Noise and nuisance complaints are common where student hostel accommodation is located in
" close proximity to residential developments.  In the case of PolyU student residences in Hung
Hom, residents of the nearby (up-market) Harbour Place development eventually involved the.
Police due to regular disturbances in the early hours of the morning from the adjacent student
residence halls. PolylU has been forced to implement further sound proofing measures in order.

to resolve the problem'®. Harbour Place is not located within the same street block as the PolyU.
student residence hails and there is a main road separating the residential areas. Members of
the KCDCHIC have raised concerns regarding the compatibility of student residences in close
proximity to residential developments as they have received a number of complaints from th J
residential developments in their districts about the noise and nuisance caused by PolyU
students (Pages 5, 13 and 14, Appendix H refers). According to Hong Kong Police Force,
(“HKPF"), 7 (no.) complaints were received in regard to the noise and nuisance caused by the
PolyU Student Residence Hall between January 2012 and 22 March 2013. :

7.3.3 PolyU has implemented a series of mitigation measures to minimise the noise impact from their
students on the surrounding neighbourhood, which have included restrictions on open windows
in common activity rooms and the installation of sound-proof curtains. These measures do not:
completely eradicate all noise and prevent natural ventilation of rooms. ‘

" Wenweipo, "B Ak 15 FiIamE RTAEEF, 24 April 2009

e
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2 east of

N HKU has also received complaints from nearby residential developments due to the noise and
sance to

disturbance caused by students living in their student residence halls.’® HKPF received 24 (no.)
complaints in refation to noise and nuisance caused by HKU Student Residence between
January 2012 and 25 March 2013.

Renfrew Road Site

. The proposed residential developments on Renfrew Road will be much closer to the Student
=" Residence Halls than in the case of PolyU and HKU, thereby increasing the likelihood of conflicts
between residents and students. Figure 7 highlights the existing gap between the student
residences on the HKBU Site and the exisling buildings on the ex-LWL Site. Figure 8 highlights
“a potential re-development scenario, illustrating the very close future proximity between the
'student residences and private remdent:al scheme. . .

When questloned by Members at the KCDCHIC meeting, PlanD highlighted that appropriate
‘noise mitigation measures would be adopted by developers of the residential developments at
“the ex-LWL Site (Page 13, Appendix H refers). Given that over 3,500 students are likely to be
.residing in a restrictive environment, it is anticipated that there will be an element of noise
‘disturbance for adjacent residents. The experience of Polyl and HKU suggests that both
developments may be prevented from opening windows, which will inhibit natural ventilation,
- resulting in reduced environmental quality of life for both students and future residents. While
.. these measures may alleviate noise, they cannot completely eradicate it, which is likely to be a
~“source of continued frustration to all parties. No. 1 Broadcast Drive is an example of
maximisation of residential development. it is located to the rear of HKBU's Wai Hang Sports
“Centre which incorporates a root top tennis court. Noise from the tennis court in particular is a
- source of complaint from residents of the new residential development.

Moreover, the Fire Station / Ambulance Depot is another noise source in the immediate area
2 which will affect the living -quality of future residents of the residential developments.

Piecemeal and lllogical Zoning Pattern

‘The ex-LWL Site, measuring some 0.88 ha, in the midst of a block used for education uses
‘resuits in an illogical and irregular shape of the remaining "G/IC" zone. Any residential

ocated in ‘developments on the ex-LWL Site, being completely segregated from the adjacent HKBU

- in Hung ‘campus, will also result in reduced space and circulation for staff and students (see Figure 8). A
dlved the more detailed analysis on the pedestrian linkages and integration between different buildings in
it _studgnt "the neighbourhood is provided at Section 5 of Appendix K.

3 in order _

he FPolyU
mbers of

rom their
windows
ag do not

;.Législative Council, “ J¥ B 7 3 A B iEiE f;ipéjﬁll,_,{f’ #of " Date:r 10 December 2007, Ref No.
=CB(2)585/07-08(1)
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F-igure 8- IIIustration of Likely Impact of Residential De_vel'opr_nent at the ex-LWL Site

. HKBU custmg campus )
HKBU 1700~place student hostel

] indicative residential development for R(B) Zone -

7.5 Urban De5|gn and Land Use Character Impllcatlons

751 An Urban Desugn Appralsal (“UDA") in broad terms has been undertaken Thrs is provnded at :
: Appendlx K. o

752 The UDA found that reioning the Site for R(B) u.se will create a fragmented and piecemea
residential development within the G/IC Hub, thereby limiting opportumtles for prowdmg space for:
publac realm and connectlwty ;

753 Although the proposed resrdentlal blocks will be of a similar height to the exnstmg studen
residential halls it will be incongruous in a predominantly G/IC area. Figure 8 illustrates a
potential residential development scenario, which maximises the plot ratio, and clearly highlights
the lost opportunlty to create a cohesive site, enhanced connections and diversity of bu:ldlng
height and massnng

7.5.4  The residential streets directly adjacent (south and west) to the ex-LWL Site are predominantly
low-density low-rise residential area, influenced by the ‘Garden City' principles. This genera
area south and west is zoned R(C)4 in the Draft Kowloon Tong OZP to preserve its unique
character. :

755 A high deris-ity residential block will be out of character in this location and could lead to
developers in nearby streets to lobby for higher plot ratlos thereby eroding the spemal character
of Kowloon Tong in a piecemeal fashion over time.
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Alternatively, retention of the Site for G/IC use will have more positive impacts on the
intermediate and local urban design context. This includes allowing the Site to be integrated
within the Site block to achieve a coordinated and comprehensive layout, which will have the
foltowing positive impacts:

«  providing more space for public realm and connectivity;
= creating air paths and pathway for light penetration;

.o maximising available viewable area;

¢ creating visual relief and incorporating human scale features in a coordinated manner; and
¢ maintaining the character of the neighbourhood which is predominately a G/IC area.

Environmental Quality Implications - .

.. The proposed residential developments at the ex-LWL Site are iikely to bring additional traffic
_flow to the area, thereby would have a negative impact on the environmental quality. The

additional traffic would drive through Junction Road, Hereford Road, Renfrew Road and the low-
density low-rise residential neighbourhood to the ex-LWL Site. Traffic fumes and noise
generated by the traffic would result in degradation to the environment of the area. Furthermore,
the traffic at Renfrew Road and La Salle Road is busy during peak hours on school days. The
additional traffic would likely result in longer traffic queues.

~ With 'regards to air ventilation, it is noted in the 480" MPC Paper that “air ventilation impact

arising from the residential developments {at the ex-LWL Site is] not expected to be significant’
(Para 4.10 refers). Notwithstanding, developers of the ex-LWL Site and the G/IC Site to its north
are likely to maximise the development potential of each site, thus limiting the opportunities to
create air paths through the Site. Figure 8 highlights the restrictions to creating air flow when the
development potential is maximised, An example of where air flow has been severely
compromised, but still meets the legal requirements is No. 1 Broadcast Road which has been
built extremely close to HKBU's Wai Hang Sports Centre,

- Ex-LWL Site’s Limited Contribution to Hong Kong’s':Housing Need

The 2013 Policy Address highlighted two key priorities in relation to housing, the first was the

" need to increase the supply of subsidised housing in the short to medium term, and the second
- was to increase the supply of housing land in the short to medium term. The ex-LWL Site will not

contribute towards the first priority, which is to provide affordable housing.

Section 2.2.2 to 2.2.11 of this Report highlights the Government's multi-pronged approach to
increase land supply in Hong Kong. In the short term, G/IC sites, greenbelt and open space sites
are being scrutinised to accommeodate new housing. These sites will be sold by the Government
to housing developers if the rezoning is approved by the TPB. The Government has to date
identified 36 G/IC sites that are considered suitable for residential developments. The strategic
irnplications in the long term of their permanent loss should be quantified by Government.

" Kowloon Tong is a low density housing area. It is estimated that an 80 sq.m. flat in this area will
. cost in the order of more than HK$20 milion'"; whereas PlanD has highlighted that the

prospective purchasers will be families seeking larger accommodation. The ex-LWL Site is

- considered too valuable as a G/IC reserve to be developed for high end residential use.

Furthermore, given that the residential developments at the ex-LWL site would only provide a
total of 495 flats, it will not improve the lives of Hong Kong residents most in need, but instead

will also arouse public sentiment against the new residential developments.

The price was calculated based on the price of various properties of One Mayfair, 1 Broadcast Drive. One
Mayfair is the latest residential development in the vicinity of the ex-LWL site. According to centradata (as at

26 March 2013), there were 6 properties sold between Oct and Nov 2012. The price ranged from
. HKD17,922 per sq. ft fo HKD30,750 per sq.ft. Median sale price (per sq.feet) was taken to calculate the

estimated price of the housing units at the ex-LWL Site.
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7.8

7.8.2

7.8.3

7.8.4

7.81

Conclusion

The planning arguments for not rezoning the ex-LWL Site include the incompatibility of co-
locating a residential housing block directly adjacent to two student residential halls. The
residential block will be surrounded on three sides’ by HKBU's campus and there is a strong
likelihood of conflict as a result of noise.. From a land use planning perspective it would be much
more logical to locate G/IC uses on the site, preferably educational uses.

The UDA found that r.ezo'ni'ng the Site for"R(B) use will create a piecemeal residential
development within the G/IC Hub, thereby limiting opportunities for providing space for public
realm and connectivity. .. S - L _

Residential deveiopment in this p.ré.dominantly G/IC neighbourhood Wil increase traffic
movements and associated noise, fumes and risk to pedestrian safety. ' :
The ex-LWL Site is considered too valuable as a G/IC resoﬁréé to be developed for high end

residential use, which will not help to increase the supply of subsidised housing in the short to
medium term, which is the CE's key housing priority. : _
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CONCLUSION AND RECOMMENDATIONS
g of co- "~ Conclusion
5. The
a strong
e much

This Objection Statement clearly demonstrates the need to reserve the ex-LWL Site (approx 1.52
ha) as a valuable and strategic G/IC reserve for future provision of G/IC facilities in accordance
with the Hong Kong Planning Standards and Guidelines ("HKPSG") to meet the present and
future needs of the community. As the Objection Site has not been identified for a specific G/IC
‘use in the Kowloon Tong OZP, it is important to ensure that any assessment of future use
considers the need to “cater for unforeseen future demands” (TPB PG-No.16, Section 1.1
refers).

sidential
i public

2 traffic The main cr:terla relevant to thls case, which must be satlsfled when assessing whether G/C
' " sites should be used for alternative development are:

igh end & s the site no longer required to be reserved for any G/IC uses? and

short to Would the redev'eloprt1ent of the site ad\rerse[y affect the provision of G/IC facilities in the

district on a long-term basis?

" The objection statement highlights the importance of the education sector as a key
- strategic industry with significant growth potential in the future. The Government is
actively encouraging the education sector to embrace internationalisation and ensure that future
‘academic programmes and facilities can accommodate more overseas students, including those
from the Mainland. However, the Government has not considered providing adequate land to
cater for the future land requirements for implementation of this policy — including unforeseen
“-needs. Indeed flexibility for “innovation”, which cannot be predetermined, should be a key
consideration in planning for tertiary institutions. Ensuring that there is an adequate supply of
Jand reserved for future education needs is vitally important.

The rapidly aging population will result in a corresponding increase in the need for
healthcare services, The Government is to introduce necessary measures to support
development of healthcare services including the disposal of land for private hospitals and has
set up a Chinese Medicine Development Committee which will consider the opportunities to
-develop Chinese Medicine Hospital(s) in Hong Kong and explore ways to allow Chinese
‘medicine students/graduates to have more opportunities for internship and clinical practice. The
CMTH is the University’s priority project and one which is a strategrcal[y and critically impartant
_project for Hong Kong. Hong Kong's CM program has been in existence for 15 years, however
there is no clinical teaching base for UGC-funded students in Hong Kong. Chinese Medicine has
been proven to be a popular and successful method of treating age related diseases and
ailments. It is therefore important to ensure that adequate land reserves in future take account of
ihrs growth area.

-The Government has failed to prove that the Objection Site is no longer required to be
reserved for future G/IC uses. As an example, the EDB's prevailing policies extend only to
2015; therefore longer term growth and proposed education facilities have not been taken into
‘account when determining future education need. The TPE Guidelines refer to long-term
‘need and reserves. It is considerad that the provision of required G/IC facilities on an existing
G/IC site warrants more investigation and discussion with the affected stakeholders to determine
‘actual future demands and requirements

“The loss of the ex-LWL Site would adversely affect the provision of G/IC facilities in the
“district on a long-term basis. From an education perspective it has been proven that HKBU's
future growth would be thwarted due to the lack of available land. The University has identified a
‘humber of medium and longer term proposals for the ex-LWL Site to Government, including a
CMTH; a Complex of Creativity and an International Exchange Centre. The adjacent ex-LWL
Site is fundamental for HKBU to achieve its long term Vision and remain competitive in an
“increasingly globalised and competitive education market.
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8.1.7

8.1.10

8.2

8.2.1
8.2.2°

8.2.3

“agreed to by the TPB, this Objection will be withdrawn. . :

Approved by: 'Keren:_Seddon. - % e
Edtedby:  CindyTsang _( 5779,
Prepared by:  Jennifer Gordon

7 MaggieWu
Date: 15 April 2013

File Ref:~ ~~ HKBULWLTI

- immediate area and results in a piecemeal and illogical zoning pattern. The development of

- northern part intended to be released to HKBU and the southern part subject of Amendment ltem

‘The entire ex-LWL Gampus (approximately 1.52 ha) directly abuts HKBU's boundary on three
'sides. Its location makes it the most logical site for future expansion of the University in the short

The 0.64 ha northern part of the ex-LWL. Site that has been allocated for student hostel
use is insufficient to accommodate the 1,700 committed student hostel facility and the
2,600 sq m spatial shortfall in academic space up to 2015. It has been calculated that a
minimum of 0.78 ha is required.

The “R(B)” zoning of the ex-LWL site is out-of-character and incompatible with the

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.

There is need for a comprehensive planning of the ex-LWL. Site, which includes both the

A. There has been pre-mature carving up and rezoning of the ex-LWL Site without considering
all the relevant facts information and interests from stakeholders.

The ex-LWL Site is considered too valuable as a G/IC reserve to be developed for high end
residential use, which will not help to increase the supply of subsidised housing (the CE's key
housing priority). :

.P-roposed_Rec-omm'enda'tions_

medium and long-term. From HKBU's perspective the entire ex-LWL Site is essential to meet the
current and future education needs of the University. o o ' -

The University is keen to develop a ‘Conceptual Masterplan’ for the integration of the entire ex-
LWL Site into the surrounding HKBU Campus. The ex-LWL Site would offer the opportunity to _
effectively plan and incorporate current (student hostel) and future facilities within a well

connected and integrated campus. T ' o R :

The proposed remedy to this' Objection is to revert the Site at Renfrew Road, covering the
southernpart of the ex-Lee Wai Lee Campus (the “ex-LWL Site") back to "Government,
Institution or Commimity (9)-(G/IC(9)) use”. This will allow for comprehensive planning of the
HKBU campus to help meet immediate and long-term needs. Should the proposed remedy be
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ERRERTH L
Chairman: Cheng Yan-kee, JP

27 March 2013

The Secretary L=

Town Planning Board | 2 2 =

15/F, North Point Government Offices E = k{?f;

333 Java Road = N3 i

North Point é T <

Hong Kong % o %1
8 —

Dear Sirs, ©

Oppositien to Amendment Ttem A fo
the Draft Kowloon Tong Outline Zoning Plan Ne. S/K18/17
in respect of the southern portion of the former campus of
the Hone Kong Institute of Voeational Education (Lee Wai Lee) (LWIL)Y

On behalf of the Council of Hong Kong Baptist University (HKBU), I write to
‘lodge an opposition to the captioned amendment with regard to the rezoning of the
southern portion of the former campus of the Hong Kong Institute of Vocational
Education (Lee Wai Lee) (the Southern Site) from “Government, Institution or
Community (5)” (GLC) to “Residential (Group B)”.

At the HKBU Council meeting held on 19 March 2013, members noted the
development of the LWL issue and the chronology of events related to the issue since
9005. Members also noted the opposition views expressed by the local community,
in particular by those 13 District Councillorts who spoke at the Housing and
Infrastructure Committee meeting of the Kowloon City District Council on 7 March
2013, by the Legislative Councillors at the Panel on Education meeting of the

Legislative Council on 11 March 2013 and by our University community, inchading
staff, students and alumni.

At that meeting held on 19 March 2013, the Council had an in-depth discussion

on the rezoning proposal and came f0 a cONSENSUS ON the stance of the Council of the
University.

HKBU is -grateful to the Government for retaining the northern portion of the
LWL Site for higher education to help alleviate the shortage of hostel places for
students. However, regarding the Southern Site, we are most keen to engage in a
dialogue with the Government in the hope that it would be considered for the
long-term development of HKBU including the establishment of a Chinese. medicine

G RAE KowlbonTong, HongKong B Tel - {852) 3411 7050 {ATE Fax:1852) 2338 7644 & 92 Q? )
THEL E-mail - cosecretaial@hkbu.edu.bk &4t Wehsile ; wenwhkbu.edin bk
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teaching hospital to serve the needs of the public for in-patient Chinese medicine
services, offer internships to Chinese medicine students and facilitate clinical research
in line with the Vision 2020 Statement* of the University. We believe this pfoposal
represents the most effective use of such a valuable piece of land.

HKBU is of the view that the rezoning of the Southern Site from GI/C land use
to residential development is totally incompatible with a university environment and it
should be deferred pending further studies and consultation.

We would be most grateful if the Town Planning Board could consider the
views of the HKBU Council as the University is a major stakeholder in this issue and
the proposed change of land use of the Southern Site will have an immense impact on
the University’s future development.

We trust the Town Planning Board would seriously take into consideration the
views of the HKBU Council and other concerned stakeholders as well as the general
public expressed during the consultation period. We thank the Board in advance for
a thorough deliberation on the matter, for exercising its discretion and for considering
turning down the rezoning proposal.

Yours faithfully,

Cheng Yan-kee -
Chairman of the Council and the Court

* Vision 2020 Statement is a strategic development blueprint that charts HEBU’s
development over 10 years since 2010 and states the University’s goal of becoming
the best provider of Whole Person Education through a focus on Quality Teaching
and Learning, Innovative Research and Dedicated Service to the Community. Each
focus area has a number of strategic actions to be taken, which include strengthening
research related to health and the establishment of a first-rate Chinese medicine
teaching hospital.

. ce: Mr. Eddie Ng Hak-kim, SBS, JP, Secretary for Education

Mr. Edward Cheng Wai-sun, SBS, JP, Chairman of University Grants Committes
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TPBIRISIK18/17-28
HONG KONG BAPTIST UNIVERSITY ~ SCHOOL OF CHINESE MEDICINE

RRAEMBEE (TEHR L1 YR
Bean and Chair Professor in Chinese Medicine < Prof, Alping LU, Ph.D.

12 April 2013
Town Planning Board
15/F, Noxth Point Government Otffices
333 JavaRoad
Worth Point
Hong Kong

Dear Chairman and members,

Opposition to Amendment Item A ,
to the Drafi Kowloon Tong Outline Zoning Plan No. S/AK18/17

The School of Chinese Medieine of the Hong Kong Baptist University (HKBU)
strongly opposes Amendment Item A to the Draft Kowloon Tong Outline Zoning Plan No.
S/K18/17.

The rezoning of land is a very serious matter in Hong Kong where land {especially
land in the urban area) is scarce; it warranis and réquircs very careful consideration and
wide consultation with all stakeholders.  First and foremost, the long-term interests of the
Incal community and the entire city of Flong Kong have to be taken into consideration in
making land rezoning decisions.  As far as the rezoning of the land occupied by the former
campus of the Hong Kong Institute of Yocational Education (L.ee Wai Lee) (LWI, site) is
concemed, we are of the opinion that there has not been adegnate consideration of all
relevant factors and consultation with all stakeholders. W ave aware that the Housing and
Infrastructure Committee of the Kowleon City District Council and the Pane] on Eﬂucatian

of the Lepislative Council have opposed the rezoning of the LWL site for residential
development.  Our School has explained the circumslances of the proposed rezoning to
thousands of citizens from all walks of life and succeeded in soliciting their support to write
to your Board to oppose (he rezoning. We earncstly request your Board to heed to the
voices of the large number of people who have decided to speak for the common good.

The School believes that the devotion of the entire siretch of land on Renfrew Road
from Junction Road to Hercford Road, including the LWL site, to educational purposes

would make the best sense. Education is a long-termn investment to nurture talents to
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serve the people of Hong Kong and sustain its robust development. In today’s
knowledge-based economy, it is of paramount importance for Hong Kong to develop itself
into an education hub. 1t would therefore only be logical to devote the land to support the

growth of HKBU, which has been murturing numerous talents for Hong Kong since its
establishment back i 1956. ‘

Like western medical cducation, Chinese medical education entails classroom
teaching, laboratory teaching and clinical feaching in a teaching hospital. A medical
education without clinical teaching in a teaching hospital is unheard of. A pioneer in the
provision of CM programmcs funded by the University Grants Committee in Flong Kong,
our School has been providing quality education in CM since 1998 but we have not been
able to sccure a plot to build a CM teaching hospital in Hong Kong to serve as the base of
our clinical teaching until now. Without its own CM hospital, the CM education in Hong
Kong would not be a systematic CM education. Our proposed CM teaching hospital
would not only be the venue te provide clinical training, it would also enable us to canduct
clinieal reséarch, which would contribute to the advancement of CM, the standardization
and medemization of CM as well as the integration of Chinese and western medicine.
The CM feaching hospital is long overdue, and the grant of the LWL site to HKBU to build
a CM teaching hospital will not only benefit our students but also the development of
Chinese medical education and the CM profession and industry in Hong Kong. |

A CM teaching hospital