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Executive Summary 

 

This Supporting Planning Statement is to supplement the application for permission from Town 

Planning Board (the “TPB”) under Section 16 of the Town Planning Ordinance for Proposed Eating 

Place at Nos. 2, 4, 6 & 8 Ui On Lane, Sai Ying Pun, Hong Kong (IL 8129, 8130, 639 S.G ss.1 and 

639 S.F) (the “Application Site”).  The Site falls mostly within an area zoned “Open Space” while 

the remaining portion which is a strip of land at the southern part of the site, falls within an area zoned 

“Residential (Group A) 8” under the Approved Sai Ying Pun & Sheung Wan Outline Zoning Plan 

No.S/H3/34 (“OZP”).  According to the Notes of the OZP for “Open Space” (“O”) zone, “Eating 

Place” is a Column 2 use which requires planning permission from the Town Planning Board while 

in “Residential (Group A) 8” (“R(A)8”) zone, “Eating Place” is always permitted on the lowest three 

floors of a building, taken to include basements. 

 

The Application Site is located at the western side of Ui On Lane, occupying an area of about 265.80 

m2 (About 252.8 m2 in “O” and 13 m2 in “R(A) 8”).  This application seeks planning permission for 

a single-storey eating place which is designed to provide F&B services to locals and visitors alike.  

 

The planning justification and merits are summarized as follows:- 

 

 No Active Development Intention of Application Site for use as Open Space from the 

Government while the Site is zoned as “Open Space” since 1970s (i.e. Over 50 Years) 

 Better Utilization of Land Resources and yet with Due Consideration of Preserving its 

Surrounding Area 

 Compatible with the Surroundings as a Unique Local Visit Place 

 Facilitate Upgrading of the Existing Neighbourhood and Enhance Local Permeability 

 No Adverse Visual, Sewerage, Drainage and Traffic Impacts 

 Would Not Result in Undesirable Precedent Case 

 

Considering the planning justifications and merits presented in this Planning Statement, we sincerely 

seek favourable consideration from the TPB to this planning application.  
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行政摘要 

 

(內文如有差異，應以英文版本為準) 

 

本規劃許可申請尋求城市規劃委員會（「城規會」）批准於香港西營盤匯安里第二、四、六及

八號（內地段第 8129號、內地段第 8130號、內地段第 639號 G分段第 1小分段及內地段第

639 號 F 分段」）（「申請地盤」）用作食肆用途。申請地盤位於西營盤及上環分區計劃大綱核

准圖編號 S/H3/34範圍內被劃作「休憩用地」及「住宅 (甲類) 8」的用途地帶；擬議的「食

肆」在大綱核准圖下於「休憩用地」範圍內為第二欄用途，需獲得城市規劃委員會的規劃許

可，而於「住宅 (甲類) 8」範圍內，「食肆」如在建築物的最低三層，包括地庫 則是經常准許

的用途。 

 

申請地點位於匯安里的西面，地盤面積約 265.80 平方米（約 252.80 平方米位處「休憩用地」

內及約 13 平方米位處「住宅 (甲類) 8」內）。是次申請計劃於地盤內興建一座單層食肆，將

提供餐飲服務予附近居民及訪客。 

 

是次申請的規劃理據及優點概括如下：  

 

 申請地盤自 1970年已被劃作「休憩用地」，但政府沒有主動發展申請地盤成休憩用地的

計劃 

 善用珍貴土地資源 

 符合現有周邊環境用途 

 促進美化鄰近社區及強化地區暢達性 

 不會對視覺，排污，排水及交通造成不良影響 

 不會造成不良先例 

 

基於本規劃報告所闡述的的理據及優點，我們懇請城規會對本規劃申請作出正面積極的考慮。 
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1. Background 

 

This application for permission under Section 16 of the Town Planning Ordinance (TPO) is 

prepared and submitted on behalf of the Applicant to the Town Planning Board (TPB) for a 

proposed eating place (the “Subject Application”) at Nos. 2, 4, 6 and 8 Ui On Lane, Sai Ying 

Pun, Hong Kong (the “Application Site”).  

 

2. Site Context 

 

The Application Site, with an area of about 265.80 m2, occupies an almost rectangular-shaped 

site on the western side of Ui On Lane.  It is accessible via Second Street to the north and Third 

Street to the south.  The site is directly opposite to a site on the other side of Ui On Lane, which 

is landscaped under the Urban Minor Works of the HAD.  Sai Ying Pun MTR Station is located 

within 5 minutes’ walking distance from the Application Site.  Other public transportation 

facilities such as franchised buses, minibuses and taxis are available in close proximity along 

Second Street and Third Street.   

 

Development in the vicinity are dominated by tenement blocks of the late 60s and high-rise 

composite buildings of around 90s to 2000s, intermingled with some institutional and 

recreational facilities.  According to our site inspection on 20 October 2022, the Application 

Site was vacant and fenced by corrugated metal fencing.  There is no direct vehicular access 

to the Application Site.  Existing access to the Application Site is on foot via Ui On Lane 

which is a flight of concrete-paved steps.  Location plan and photos taken during our site 

inspection are attached at Appendices 1 and 2. 

 

3. Planning Context 

 

The Application Site falls mostly within an area zoned “Open Space” (“O”) while the remaining 

portion, which is a strip of land at the southern part of the site having an area of about 13 m2, 

falls within an area zoned “Residential (Group A) 8” under the Approved Sai Ying Pun & 

Sheung Wan Outline Zoning Plan No. S/H3/34 dated 13 November 2020 (the “OZP”).  

Majority of the application site was zoned “O” since the first statutory plan covering the Sai 

Ying Pun and Sheung Wan Area.  Extract of the OZP is attached at Appendix 3. 

 

According to the Notes of the OZP, “O” zone is intended primarily for the provision of outdoor 

open-air public space for active and/or passive recreational uses serving the needs of local 

residents as well as the general public.  As “Eating Place” is a Column 2 use in the “O” zone, 

planning permission from the TPB is required.  Meanwhile, “R(A) 8” zone is intended 

primarily for high-density residential developments. Commercial uses are always permitted on 

the lowest three floors of a building or in the purpose-designed non-residential portion of an 
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existing building.  Land designated “R(A) 8” is subject to a maximum building height of 

120mPD or 140mPD for site with an area of 400m2 or more.  “Eating Place” is always 

permitted on the lowest three floors of a building, taken to include basements. 

 

It is noted that “Flat” was a Column 2 use in the “O” zone since the first statutory plan covering 

the Sai Ying Pun and Sheung Wan area and it was excluded from Column 2 under draft Sai 

Ying Pun & Sheung Wan OZP no. S/H3/21 dated 17 March 2006 and since then. 

 

4. Previous Planning Application relevant to the Application Site 

 

A total of 4 planning applications from 2003 to 2006 in connection with the Application Site 

was found and the summary of the applications are listed below [Table 1 refers].  These 

applications involves seeking approval for commercial/ residential development and residential 

development cum public open space (G/F or G-1/F). 

 

No. Application 

No. 

Applied Use Location Zone Parameters Decision 

Date 

Decision 

1 A/H3/335 

 

Proposed 

Commercial/ 

Residential 

Development(1) 

 

Nos. 2, 4, 6 

and 8 Ui 

On Lane, 

Sai Ying 

Pun 

Open 

Space 

Site Area: 265.8 m2 

No. of Block: 1 

Total GFA: 2,337 m2 

Building Height: 69.5m 

Nos. of storeys: 28/s 

 

17/01/2003 Rejected/ Not 

Agreed 

2 A/H3/337 

 

 

A/H3/337 

(Review) 

 

Proposed 

Commercial/ 

Residential 

Development(1) 

 

Nos. 2, 4, 6 

and 8 Ui 

On Lane, 

Sai Ying 

Pun 

Open 

Space 

Site Area: 265.8 m2 

No. of Block: 1 

Total GFA: 1,990 m2 

Nos. of storeys: 23/s 

 

16/05/2003 

 

 

05/09/2003 

Rejected/ Not 

Agreed 

 

Rejected/ Not 

Agreed 

3 A/H3/351 Proposed 

Residential 

Development(1) 

Nos. 2, 4, 6 

and 8 Ui On 

Lane, Sai 

Ying Pun 

 

Open 

Space 

Site Area: 265.8 m2 

No. of Block: 1 

Total GFA: 2,048 m2 

Building Height: 83.85m 

Nos. of storeys: 26/s incl. 

1/s of public open space 

 

14/05/2004 Rejected/ Not 

Agreed 
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4 A/H3/364 

 

 

A/H3/364 

(Review) 

 

Proposed 

Residential 

Development(1) 

Nos. 2, 4, 6 

and 8 Ui On 

Lane, Sai 

Ying Pun 

 

Open 

Space 

Site Area: 265.8 m2 

No. of Block: 1 

Total GFA: 1,912.8 m2 

Building Height: 83.85m 

Nos. of storeys: 26/s incl. 

2/s of public open space 

 

29/07/2005 

 

 

20/01/2006 

Rejected/ Not 

Agreed 

 

Rejected/ Not 

Agreed 

Table 1 Previous Planning Application relevant to the Application Site 

Remarks: 

(1) Uses that may be permitted with or without conditions on application to the TPB 

 

5. Precedent Planning Application for Eating Place within “O” zone under the OZP 

 

One precedent planning application for approval for eating place within “O” zone under the 

OZP (at the time of application) was found in 2014. 

 

No. Application 

No. 

Applied Use Location Zone Parameters Decision 

Date 

Decision 

1 A/H3/421 

 

Proposed 

Eating Place(1) 

 

G/F, Nos. 

1-7 Tak 

Sing Lane, 

Sai Ying 

Pun 

Open 

Space 

Site Area: 335.93 m2 

Total GFA: 222.10 m2 

 

23/05/2014 Approved 

with 

conditions 

Table 2 Precedent Planning Application for Eating Place within “O” zone under the OZP 

Remarks: 

(1) Uses that may be permitted with or without conditions on application to the TPB 

 

6. Land Status 

 

The Application Site comprises 4 land lots, including Inland Lot No. 8129, Inland Lot No. 8130, 

Sub section 1 of Section G of Inland Lot No. 639 and Section F of Inland Lot No. 639, held 

under three separate Government leases (i.e. IL 8129, IL 8130 and IL 639).  Terms and 

conditions of the aforementioned Government leases are similar, which are virtually 

unrestricted except the standard Rate and Range and Offensive Trade Clauses.   

 

All land lots are solely owned by the Applicant.  
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7. Development Proposal 

 

The Proposed Development is a single-storey building which is designed to provide F&B 

services to locals and visitors alike. 

 

Details of the site/development parameters are listed as follow:- 

 

Application Site Area 265.80 s.m. 

Area to be Reserved for road 

widening 

21.21 s.m. (about) 

Net Site Area 244.59 s.m. (about) 

Site Coverage 92.02% (about) 

No. of Block One 1-storey building for commercial purposes 

Proposed Building Height 6.775 m 

Non-Domestic GFA 240.98 s.m   

Plot Ratio 0.907 (about) 

No. of Parking Spaces Nil 

No. of Loading/Unloading Spaces Nil 

 

The Layout Plan is attached at Appendix 4. 
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8. Technical Issues 

 

8.1 Visual Impact 

The local context of the Application Site is urban in character and the surrounding land 

use is predominantly mixed residential/ retail.  To the north of the Application Site was 

a 6-storey tenement block.  To the east of the Application Site was an open space which 

is landscaped under the Urban Minor Works of the HAD and closed to public access.  To 

the south of the Application Site were a 5-storey tenement block and Wing Wah Building, 

a 12-storey composite building.  The site to the west of the Application Site was 

occupied by a 21-storey composite building, the Tong Nam Mansion.  

 

Considering that the proposed development is of one-storey in height which is 

significantly lower in height than the immediate surroundings.  The Application Site 

would be little seen from the surrounding and visual impact of the proposed development 

is considered minimal.  In addition, the fact that the Application Site is located at the rear 

or side of the adjacent buildings limited the potential impacts on residential visual amenity. 

 

The architecture of the proposed building would be regular and of high quality.  

Furthermore, as a visual interest, a green roof with proper insulation and drainage is to be 

provided under this proposal and will be well blended into the intended “open space” 

zoning.  Regular maintenance of the roof will be scheduled to ensure the lushness of the 

greenery.  Compared to the existing situation of the Application Site, it is believed that 

the proposed development represents a significant improvement to the surrounds and 

become a positive addition to local expectations.  Hence, no adverse visual impact would 

be aroused. 

 

8.2 Sewerage Impact 

The proposed development is located within urban area with well-developed local 

infrastructures.  Considering that the proposed development is small in scale, it will not 

put pressure on the capacity of the existing local sewerage system.  Besides, the proposed 

development scheme will be submitted to Buildings Authority for approval.  Design of 

the building including the sewerage system would be in compliance with all relevant 

regulations and ordinances.  Hence, it is expected that no adverse sewerage impact would 

be created. 
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8.3 Drainage Impact 

The proposed development is located within urban area with well-developed local 

infrastructures.  Considering the proposed development is small in scale, it will not have 

conspicuous impacts on the existing local drainage system.  Besides, the proposed 

development scheme will be submitted to Buildings Authority for approval.  Design of 

the building including the drainage system would be in compliance with all relevant 

regulations and ordinances.  Hence, it is expected that no adverse drainage impact would 

be created. 

 

8.4 Traffic Impact 

The customer of the proposed eating place will be mainly the residents and office workers 

in the neighbourhood.  Furthermore, the Application Site is located within walking 

distance to various public transport facilities.  Sai Ying Pun MTR Station is located at 

around 3 to 5 minutes’ walking distance from the Application Site.  Public transportation 

facilities such as franchised buses, green minibuses (GMB) are available in close 

proximity along Queen’s Road West.   

 

Considering the availability of various public transport facilities and services nearby, it is 

foreseen that the dominant mode of transport to the proposed development would be 

public transport.  Besides, in view of the user and development parameters of the current 

proposal, it is also anticipated that only minimal road traffic related to pick-up or drop-

off purposes would be generated.  Overall, the traffic impact caused by the proposed 

development is considered insignificant.  
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9. Justification 

 

9.1 No Active Development Intention of Application Site for use as Open Space from the 

Government while the Site is zoned as “Open Space” since 1970s (i.e. Over 50 Years) 

Majority of the Application Site was zoned “Open Space” on the approved Sai Ying Pun 

& Sheung Wan OZP No. S/H3/34 and since 1970 dated back to the first statutory plan 

covering the Sai Ying Pun and Sheung Wan area.  The “Open Space” zone is intended 

for the provision of outdoor open-air public space for active and/or passive recreational 

uses serving the needs of local residents as well as the general public, and this should be 

the Government’s responsibility to develop the Application Site.  However, up to today, 

the Government have not taken up her responsibility and initiated resumption of the site, 

yet have restricted the land owner’s right to use his land.  The intended “Open Space” 

use is a proposed use which is definitely “out of time”. 

 

Since 2003, the Applicant has submitted four planning applications (Application no. 

A/H3/335, A/H3/337, A/H3/351 and A/H3/364) to the Town Planning Board (TPB) for 

commercial/ residential and residential cum public open space (“POS”) development with 

a will to unleash the development potential of the site and increase local open space 

provision.  Despite the land owner’s effort to unlock and deliver the full potential of the 

land and in particular the Applicant’s commitment to POS provision, all applications were 

being rejected on the reason that the proposed development is not in line with the planning 

intention of the site which is reserved for public open space development.  It is worth 

mentioning that the latest planning application (no. A/H3/364) was rejected despite the 

provision of a total of 365.5 m2 of POS in the proposal, which is greater than the intended 

open space provision of 244.59 m2 (i.e. net site area) 

 

Nevertheless, it is noted from the MPC paper no. A/H3/364 that Leisure and Cultural 

Services Department (LCSD) indicated in June 2004 that their department were unable 

to accord priority to develop the site.  We have been further advised by LCSD that they 

has no development intention at the Application Site as per LCSD’s letter to our 

appointed consultant dated 23 December 2021 (Appendix 5).  Whilst the site has been 

zoned “Open Space” since 1970.  50 years passed, it is clear that there is yet no 

indication of the actual implementation date or resumption of the Application Site.  We 

believe Planning Department’s urge to reserve the Application Site for LCSD’s future 

POS development is merely a wishful thinking and undoubtedly jeopardised the 

development right of the land owner.   
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9.2 Better Utilization of Land Resources and yet with Due Consideration of Preserving its 

Surrounding Area 

As mentioned earlier, the Applicant have submitted four planning applications in respect 

of the Application Site, which were all being rejected.  Resignedly, the Application Site 

was thus left much underutilised in the past 50 years.   

 

We believe that it is the responsibility of the Government to seek suitable Government 

land instead of private land for POS development unless it is needed in a foreseeable 

time but definitely not for 50 years.  We would like to further draw your attention that 

the sites immediately opposite to the Application Site (i.e. nos. 1-7 (odd nos.) Ui On Lane 

and nos. 1-7 (odd nos.) Kwok Hing Lane), both were Government lands and zoned “Open 

Space”.  However, according to the site inspection on 20 October 2022, it is observed 

that both sites were currently being left idling and closed to public access.  Under this 

situation, it is not justified to bar the land owner from developing his own private land 

merely for the reason that the land is to be reserved for public purpose while ironically 

there is idle government land suitable for open space development. 

 

We trust that the current proposal by providing another alternate quality enclosed hang-

out experience to the locals and injecting vitality to the immediate surroundings could 

truly utilize the existing land resources and remove the planning blight. 

 

Lastly, considering that the proposed development is small in scale, this would not 

complicate the resumption of Application Site for open space development by the 

Government in the future.  

 

9.3 Compatible with the Surroundings as a Unique Local Visit Place 

The Application Site is bounded by “Residential (Group A) 8” zone under the OZP, of 

which proposed eating place use is always permitted on the lowest three floors of a 

building (taken to include basements).  Meanwhile, it is observed that there are a number 

of cafes and bistros along Second Street while ground floor premises on Third Street are 

mostly occupied for motor services and auto body repair shops.  It is believed that the 

proposed development is compatible with the surroundings and will help transform the 

area to an attractive residential neighbourhood through phasing out motor repair/ 

industrial use. 
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9.4 Facilitate Upgrading of the Existing Neighbourhood and Enhance Local Permeability 

After considering the existing situation of the Application Site, it would be reasonable to 

surmise that the Application Site is largely perceived by the locals as a derelict site and 

an eyesore within a predominantly residential area.  Hence, one might also agree that 

the proposed single-storey eating place would only improve the environment of its 

immediate surroundings.  By creating an attractive active frontage and a welcoming feel 

to the existing Ui On Lane, the proposed development helps to open up a more friendly 

and interesting new pedestrian route which enhances local permeability and the use of the 

opposite public open space.  Furthermore, an area of about 21.21m2 is reserved to the 

Government for widening of Ui On Lane. 

 

9.5 No Adverse Visual, Sewerage, Drainage and Traffic Impacts 

As referred to Section 8 above, it is anticipated that the proposed development would not 

generate adverse visual, sewerage, drainage and traffic impacts on the surrounding area. 

 

9.6 Would Not Result in Undesirable Precedent Case 

As noted in Section 5 above, an application for a proposed eating place at Nos. 1-7 Tak 

Sing Lane was approved in 2014.  Nos. 1-7 Tak Sing Lane is located within the street 

block bounded by buildings at all sides and zoned “Open Space” (at the time of the 

Application).  Considering the similar physical site condition of both sites, the current 

proposal would not result in undesirable precedent case. 

 

 

10. Conclusion 

In light of this Supporting Planning Statement, the Subject Application is justified on following 

grounds: 

 

 No Active Development Intention of Application Site for use as Open Space from the 

Government while the Site is zoned as “Open Space” since 1970s (i.e. Over 50 Years) 

 Better Utilization of Land Resources and yet with Due Consideration of Preserving its 

Surrounding Area 

 Compatible with the Surroundings as a Unique Local Visit Place 

 Facilitate Upgrading of the Existing Neighbourhood and Enhance Local Permeability 

 No Adverse Visual, Sewerage, Drainage and Traffic Impacts 

 Would Not Result in Undesirable Precedent Case 

 

This Supporting Planning Statement demonstrates that the Subject Application deserves the 

favourable consideration by the TPB in light of the justifications provided.  We trust that the 

TPB will see fit to approve the application. 
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8. Technical Issues 

 

8.1 Visual Impact 

The local context of the Application Site is urban in character and the surrounding land 

use is predominantly mixed residential/ retail.  To the north of the Application Site was 

a 6-storey tenement block.  To the east of the Application Site was an open space which 

is landscaped under the Urban Minor Works of the HAD and closed to public access.  To 

the south of the Application Site were a 5-storey tenement block and Wing Wah Building, 

a 12-storey composite building.  The site to the west of the Application Site was 

occupied by a 21-storey composite building, the Tong Nam Mansion.  

 

Considering that the proposed development is of one-storey in height which is 

significantly lower in height than the immediate surroundings.  The Application Site 

would be little seen from the surrounding and visual impact of the proposed development 

is considered minimal.  In addition, the fact that the Application Site is located at the rear 

or side of the adjacent buildings limited the potential impacts on residential visual amenity. 

 

The architecture of the proposed building would be regular and of high quality.    

Compared to the existing situation of the Application Site, it is believed that the proposed 

development represents a significant improvement to the surrounds and become a positive 

addition to local expectations.  Hence, no adverse visual impact would be aroused. 

 

8.2 Sewerage Impact 

The proposed development is located within urban area with well-developed local 

infrastructures.  Considering that the proposed development is small in scale, it will not 

put pressure on the capacity of the existing local sewerage system.  Besides, the proposed 

development scheme will be submitted to Buildings Authority for approval.  Design of 

the building including the sewerage system would be in compliance with all relevant 

regulations and ordinances.  Hence, it is expected that no adverse sewerage impact would 

be created. 
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1 of 4 

 

Section 16 Planning Application No. A/H3/446 

Proposed Eating Place at Nos. 2, 4, 6 & 8 Ui On Lane, Sai Ying Pun, Hong Kong 

 

Transport Department’s comment 

Received on 19.12.2022 

Responses 

 

 

(1)  

Supporting Planning Statement 

 

Paragraph 8.4 – Traffic Impact 

Traffic impact of the subject development is 

expected to be minimal in consideration of the 

small development scale.  However, the 

applicant is reminded of the following: 

(a) Loading/ unloading shall be confined along 

kerbside without no-stopping restrictions. 

(b) C for T has the rights to impose, alter or 

cancel any no-stopping restrictions to cope 

with changing traffic conditions and needs.  

The road space and kerbside would not be 

reserved for any exclusive uses of the subject 

development. 

 

 

 

 

 

 

 

Noted.   

 

Noted. 

(2)  Paragraph 9.4 – Facilitate Upgrading of the 

Existing Neighbourhood and Enhance Local 

Permeability 

 

The applicant stated that “an area of about 

21.21m2 is reserved to the Government for 

widening of Ui On Lane”.  It is understood that 

the area concerned is on private land and the 

applicant should clarify whether the area is to be 

surrendered to Government for road widening, or 

will be opened to public for 24 hours a day free 

of charge and without any interruption for 

gaining access. 

 

 

 

 

Please note that the “proposed passage” coloured 

blue in drawing no. A01 (rev. 1) will be opened 

to public for 24 hours a day free of charge and 

without any interruption for gaining access for 

the life time of the development.  The proposed 

passage is not to be surrendered to the 

Government for road widening. 

 

 

(3)  To create an enjoyable walking environment, the 

applicant is encourage to provide building 

canopies, including over public footpath(s) 

and/or right-of-way(s) in accordance with the 

followings where applicable: 

Noted.   
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(a) Chapter 8 of the Hong Kong Planning 

Standards and Guidelines provides for the 

provision of building canopies (i.e para. 

5.6.11) and for the subject of pedestrian 

planning be included in development studies 

and planning applications (para. 5.9.2); 

(b) “Projections over Public Streets” stipulated 

in Lands Administration Office Practice Note 

3/2020 (Design, Deposition and Height 

Clause under Lease); and/or 

(c) Building Ordinances, in particular Building 

(Planning) Regulation 10 in Cap. 123F 

regarding balconies and canopies over 

streets. 

 

 

Buildings Department’s comment 

Received on 19.12.2022 

Responses 

 

(a)  

Major Comments on the Application: 

The subject site can be regarded as a Class A site 

provided that the overall width of Ui On Lane, 

together with any proposed setback, is not less 

than 4.5m.  The applicant is required to 

demonstrate whether the “propose passage” as 

shown on G/F plan is a proposed setback for 

widening Ui On Lane to not less than 4.5m for 

achieving adequate width of specified street 

under regulation 18A of the Building (Planning) 

Regulations (B(P)R).  Besides, the applicant 

should ensure that the rest of the Ui On Lane 

which the site abuts to, without any proposed 

setback, is also not less than 4.5m. 

 

To ensure that the section of Ui On Lane which 

the site abuts to, has a width of not less than 

4.5m, a 0.309m will be set back from the existing 

boundary line of the site fronting Ui On Lane 

compared with the 1st submission version.  

Please refer to the table below for details of the 

figures:- 

Version 1st submission Revision 1 

(Difference) 

Site area 265.80 m2 265.80 m2 

Proposed 

passage 

21.21 m2 26.75 m2 

(+26%) 

Net site area 244.59 m2 239.05 m2 

(-2.27%) 

Site coverage 

(on site area) 

92% 90% 

(-2%) 

Site coverage 

(on net site 

area) 

100% 100% 

(N/A) 
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Proposed 

GFA(1) 

240.98 m2 235.44 m2 

(-2.3%) 

Actual PR 

(GFA/site area) 

0.907 0.886 

(-2.3%) 

Actual PR 

(GFA/net site 

area) 

0.985 0.985 

(N/A) 

(1) The staircase leading to the main roof is 

uncovered (open), therefore the area should be 

non-accountable for GFA calculations. 

 

Attached please find drawing no. A01 (rev.1) and 

A02 (rev.1) for your information.   

 

(b)  Any proposed setback area for achieving a 

specified street for the purpose of site 

classification should be excluded from the site 

area under regulation 23(2)(a) of the B(P)R.  

Plot ratio and site coverage calculation should 

also be based on the site area with such specified 

street excluded. 

 

Noted.  The plot ratio and site coverage is 0.985 

and 100% (calculated based on net site area) 

respectively after revision.  Attached please find 

the revised drawing no. A01 and A02 for your 

information. 

 

 

 

 

(c)  

Other Detailed Comments (if applicable): 

 

We have the following comments on the G/F 

plan.  Other details comments will be given at 

formal building plan submission stage: 

 

i. A protected lobby with doors having fire 

resistance rating of not less than -/60/60 

should be provided to the kitchen according 

to clause 13.2 of Code of Practice for Fire 

Safety in Buildings 2011; and 

ii. An accessible toilet for the person with 

disability should be provided according to the 

requirements in Design Manual: Barrier Free 

Access 2008 Chapter 4 Division 11. 

 

 

 

Noted.  The comments have been incorporated 

in the revised G/F plan (drawing no. A01 rev.1). 
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Lands Department’s comment 

Received on 20.12.2022 

Responses 

(a)  The Application Site within IL 8129, IL 8130, IL 

639 S.G ss.1 and IL 639 S.F (“the Lots”) of 

which the affected Government leases are 

virtually unrestricted subject to the standard 

offensive trade clause.  The proposed one-

storey building for eating place use at the 

Application Site would be in contravention of the 

prohibited uses of “victualler” and “tavern-

keeper” under the offensive trade clause 

contained in the Government leases.  The lots’ 

owner is required to apply to this office for 

licences to remove offensive trade restriction 

under the affected Government leases to 

implement the proposed use if the application is 

approved by Town Planning Board.  Lands 

Department would process the application in the 

capacity of a landlord and if the application is 

approved, it would be subject to such terms and 

condition including, among others, the payment 

of administrative fee. 

Noted.  The lots owner would apply to LandsD 

accordingly. 

(b)  It is noted that IL 639 S.G ss.1 and IL 639 S.F of 

the Lots were carved out under private 

agreements, you may wish to confirm with the 

applicant the accuracy of the site area of the 

Application Site. 

Details will be confirmed and provided at the 

implementation stage. 
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Section 16 Planning Application No. A/H3/446 

Proposed Eating Place at Nos. 2, 4, 6 & 8 Ui On Lane, Sai Ying Pun, Hong Kong 

 

DSD’s comment 

Received on 4.1.2023 

Responses 

(1)  Please note that we basically have no objection to 

the application from drainage point of view.  

Please be reminded that the Sewage Impact 

Assessment for the captioned Project shall be 

submitted to the Environmental Protection 

Department, which is the planning authority of 

sewerage infrastructure for approval in due 

course. 

 

The applicant shall also advise if there is any 

alterations to the existing drainage discharge 

points from the proposed development.  The 

applicant is required to demonstrate to this office 

with hydraulic calculations that the existing 

downstream public stormwater drainage facilities 

have adequate capacity to accommodate the flow 

from the proposed development should there be 

any alterations. 

 

With reference to your above-mentioned memo, 

an area of about 21.21m2 at the eastern portion of 

the site is reserved for the widening of Ui On 

Lane.  Based on our record, there are existing 

public drainage and sewerage facilities lying 

underneath the reserved portion.  The project 

proponent carrying out the road widening works 

is reminded to exercise extreme care when 

working in the vicinity of the existing public 

drainage and sewerage facilities in order not to 

disturb, interfere with or cause damage to them. 

Noted. The relevant information will be submitted 

in the implementation stage. 

 

 

 

 

 

 

 

It is anticipated that there will be no alterations to 

the existing drainage discharge points from the 

proposed development. 

 

 

 

 

 

 

 

Noted. 

 



cknwong
文字框

cknwong
文字框

cknwong
文字框

cknwong
文字框

cknwong
文字框
Appendix Ie ofMPC Paper No. A/H3/446



RtoC_20230206_1 

1 of 4 

 

Section 16 Planning Application No. A/H3/446 

Proposed Eating Place at Nos. 2, 4, 6 & 8 Ui On Lane, Sai Ying Pun, Hong Kong 

 

DSD’s comment 

Received on 1.2.2023 

Responses 

Based on the response from the applicant, there will be 

no alteration to the existing drainage discharge points 

from the proposed development.  For the sake of 

clarity, the applicant shall advise the location of the 

existing drainage connection (i.e. the feature number of 

the public stormwater drainage manhole) from the 

subject Site, with supplement of site photos. 

 

Based on the attached survey sheet no. 11-SW-7B 

(Edition 1992-05 and 1995-02), it was noted that 

there was 3-4 tenement blocks erected on the Site 

as at 1992 and the buildings were demolished 

between 1992 and 1995, which was well before 

the Applicant acquired the Site in 2002.  As the 

proposed development is currently still at the 

application stage for planning approval, we are 

unable to confirm the exact location of the 

existing drainage discharge points/ connections 

due to loss of building plan records.  

 

Project proponent will verify the existing drainage 

discharge points/ connections after approval of the 

planning application and in accordance with 

planning approval conditions regarding drainage 

(if any) and will notify your office with the 

investigation result in due time.  Should there be 

any alterations to the existing drainage discharge 

points, the details will be submitted at the design 

stage together with the drainage plan for approval.  

 

According to the information on Geoinfo Map, 

there are 4 existing storm water manholes near the 

Site along Ui On Lane, including SMH7024488, 

SMH7024487, SMH7063642 and SMH7024486. 
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Extract of survey sheet no. 11-SW-7B (Ed 1992-05) 

Application Site 
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Extract of survey sheet no. 11-SW-7B (Ed 1995-02) 

Application Site 
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Location of Existing Stormwater Manhole (Source: Geoinfo Map) 

 
 

SMH7024486 

SMH7063642 

SMH7024487 

SMH7024488 
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Section 16 Planning Application No. A/H3/446 

Proposed Eating Place at Nos. 2, 4, 6 & 8 Ui On Lane, Sai Ying Pun, Hong Kong 

 

UD&L Section, PlanD’s comment 

Received on 27.1.2023 

Responses 

Based on aerial photo of 2022, the Site is vacant with 

some vegetation observed, situated in an area of organic 

mixed urban landscape character surrounded by existing 

residential buildings and vegetation areas.  According 

to photos of the Site provided under Appendix 2 of the 

supporting Planning Statement (PS), the Site is fenced 

off by hoarding.  With reference to Section 7 of the PS, 

the proposed development under this application 

involved a 1-storey building for proposed eating place, 

which is considered not incompatible with the landscape 

character of its surroundings.  No information on 

whether any existing landscape resources will be 

affected by the proposed development, adverse 

landscape impact arising from this application cannot be 

fully ascertained based on the information provided. 

 

Cambridge Dictionary refers vegetation to plants 

in general.  As shown on the attached site photo 

taken on 20 October 2022, there were no grown 

vegetation except shrubs and bushes found and the 

ground level was originally sand cement paved for 

building purposes.  The Site is readily available 

for the proposed development and no vegetation 

or landscape resources will be affected. 
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Photo of Application Site taken on 20.10.2022 



 

 

Previous s.16 Planning Applications covering the Application Site 

 

 

Rejected Applications 

 

Application No. Proposed Use(s) / Development Date of 

Consideration  

(MPC/TPB) 

Rejection 

Reason(s) 

A/H3/335 Proposed Commercial/Residential 

Development 

17.1.2003 

 

(1), (2), (3) 

A/H3/337 Proposed Commercial/Residential 

Development 

5.9.2003 

(on review) 

(1), (2), (3) 

A/H3/351 Proposed Residential Development 14.5.2004 (1), (3) 

A/H3/364 Proposed Residential Development 20.1.2006 

(on review) 

(1), (3) 

Note:  ‘Flat’ use was a Column 2 use of the Notes of the “Open Space” zone on the OZPs at the time of consideration of 

the applications. 

 

Rejection Reasons: 

(1) The proposed development was not in line with the planning intention for the site which was 

reserved for public open space development. 

(2) The proposed development would take up land zoned for open space development. Hence, it 

would further aggravate the shortage of open space in the district. 

(3) The proposed development would result in a more congested residential environment. 
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Similar s.16 Application for Eating Place Use within “O” zone  

on the Sai Ying Pun & Sheung Wan Outline Zoning Plan 

 

 

Approved Application 

 

Application 

No. 

Location Proposed Use(s) Date of 

Consideration  

(MPC) 

Approval 

Condition(s) 

A/H3/421[^] G/F, 1-7 Tak Sing 

Lane, Sai Ying 

Pun 

Proposed Eating Place 23.5.2014 (1), (2), (3), 

(4), (5) 

[^]:  The application site was zoned “O” on the OZP at the time of consideration of the application.  

The said “O” zone was subsequently rezoned to “Residential (Group A)24” on the approved Sai Ying 

Pun & Sheung Wan OZP No. S/H3/34 gazetted on 13.11.2020. 

 

Approval Condition(s) 

(1) No outdoor seating accommodation should be provided and the operation hours should be 

restricted from 11:00 a.m. to 11:00 p.m. daily, as proposed by the applicant, during the 

operation of the eating place. 

(2) Submission of a Sewerage Impact Assessment (SIA). 

(3) Implementation of the local sewerage upgrading/sewerage connection works identified in the 

SIA. 

(4) Provision of fire service installations. 

(5) If the approval condition (1) is not complied with during the operation of eating place, the 

approval hereby given shall cease to have effect and shall be revoked immediately without 

further notice. 
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Advisory Clauses

(a) to note that the Site might be resumed at any time during the planning approval period
for implementation of government projects;

(b) to note the comments of the District Lands Officer/Hong Kong West and South, Lands
Department (LandsD) that the proposed eating place at the application site (the Site)
would be in contravention of the prohibited uses of “victualler” and “tavern-keeper”
under the offensive trade clause contained in the Government leases.  The lots’ owner
is required to apply to his office for licences to remove offensive trade restriction
under the affected Government leases to implement the proposed use if the application
is approved by the Town Planning Board.  LandsD would process the application in
the capacity of a landlord and if the application is approved, it would be subject to
such terms and conditions including, among others, the payment of administrative fee;

(c) to note the comments of the Commissioner for Transport (C for T) that
loading/unloading shall be confined along kerbside without no-stopping restrictions.
C for T has the rights to impose, alter or cancel any no-stopping restrictions to cope
with changing traffic conditions and needs.  The road space and kerbside would not
be reserved for any exclusive uses of the subject development.  To create an
enjoyable walking environment, the applicant is encouraged to provide building
canopies, including over public footpath(s) and/or right-of-way(s) in accordance with
the followings where applicable: (i) Chapter 8 of the Hong Kong Planning Standards
and Guidelines provides for the provision of building canopies (i.e. para. 5.6.11) and
for the subject of pedestrian planning be included in development studies and planning
applications (para. 5.9.2); (ii) “Projections over Public Streets” stipulated in Lands
Administration Office Practice Note 3/2020 (Design, Deposition and Height Clause
under Lease); and (iii) Buildings Ordinance, in particular Building (Planning)
Regulation 10 in Cap. 123F regarding balconies and canopies over streets;

(d) to note the comments of the Commissioner of Police that the proposal should not
cause adverse traffic impact to the local community and each Temporary Traffic
Arrangement involving works on footpath and/or carriageway should be submitted to
his office and the Transport Department for comment before implementation;

(e) to note the comments of the Chief Engineer/Railway Development 2-1, Railway
Development Office, Highways Department (HyD) that the Site falls within the
railway protection boundary of the MTR Island Line.  With reference to Practice
Notes for Authorized Persons, Registered Structural Engineers and Registered
Geotechnical Engineers (PNAP) APP-24, the applicant should consult MTR
Corporation Limited in respect of the impact that the proposed works may have on the
operation, maintenance and safety of the existing railway network;

(f) to note the comments of Director of Environmental Protection that the applicant
should strictly comply with all requirements under relevant pollution control
ordinances, and follow and adopt the recommendations stipulated in Environmental
Protection Department (EPD) Guideline “Control of Oily Fume and Cooking Odour
from Restaurant and Food Business”;

(g) to note the comments of the Chief Engineer/Hong Kong & Islands, Drainage Services
Department (DSD) that the applicant/project proponent shall verify the existing
drainage discharge points/ connections and notify his office with investigation result in

Appendix V of
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due course.  Should there be any alterations to the existing drainage discharge points,
the details shall be submitted at the design stage together with the drainage plan for his
office’s approval.  Based on DSD’s record, there are existing public drainage and
sewerage facilities lying underneath the reserved portion.  The applicant/project
proponent carrying out the road widening works is reminded to exercise extreme care
when working in the vicinity of the existing public drainage and sewerage facilities in
order not to disturb, interfere with or cause damage to them;

(h) to note the comments of the Chief Building Surveyor/Hong Kong West, Buildings
Department (BD) that the Site can be regarded as a Class A site provided that the
overall width of Ui On Lane, together with the proposed setback, is not less than 4.5m
for achieving adequate width of specified street under regulation 18A of the Building
(Planning) Regulations (B(P)R).  Any proposed setback area for achieving a
specified street for the purpose of site classification should be excluded from the site
area under regulation 23(2)(a) of the B(P)R. Plot ratio and site coverage calculations
should also be based on the site area with such specified street excluded.  Detailed
comments will be given at building plan submission stage;

(i) to note the comments of the Director of Fire Services that detailed fire services
requirements will be formulated upon receipt of formal submission of general building
plans.  The applicant should observe the requirements of Emergency Vehicular
Access as stipulated in Section 6, Part D of the Code of Practice for Fire Safety in
Buildings 2011 which is administered by BD; and

(j) to note the comments of the Director of Food and Environmental Hygiene (DFEH)
that proper licence/permit issued by Food and Environmental Hygiene Department
(FEHD) is required if there is any food business/catering services/activities regulated
by DFEH under the Public Health and Municipal Services Ordinance (Cap. 132) and
other relevant legislations for the public.  If the operator intends to operate a
restaurant, a restaurant licence should be obtained from FEHD in accordance with Cap.
132.  Under the Food Business Regulation, Cap. 132X, a Food Factory Licence
should be obtained from FEHD for food business which involves the preparation of
food for sale for human consumption off the premises before commencement of such
business.  The application for food business licence under Cap. 132, if acceptable by
FEHD, will be referred to relevant government departments for comment.  If there is
no objection from the departments concerned, a letter of requirements will be issued to
the applicant for compliance and the licence will be issued upon compliance of all the
requirements.
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