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EXECUTIVE SUMMARY

1. The Urban Renewal Authority (URA) submits this planning report to seek
approval of the Town Planning Board (TPB) for the draft Development
Scheme Plan (DSP) No. S/K10/URA3/A. The draft DSP refers to the
proposed Development Scheme (the Scheme) at Nga Tsin Wai Road /
Carpenter Road Development (KC-017).

2. The Scheme comprises three sites: the main site (Sites A and C2), the
northern site (Site B) and the eastern site (Site C1) in the Nga Tsin Wai
Road area, Lung Tong of the Kowloon City District. Under a holistic
“district-based” urban renewal approach integrating 4Rs, the Scheme
aims to bring synergy effects of combined urban renewal efforts and
create wider planning gains to the local community in the form of safe,
comfortable and walkable built environment and convenient living
neighbourhood, and to bring sense of historical and cultural cohesion in
the community. The Scheme also ties in with the objectives of the Urban
Renewal Strategy (URS) issued in 2011 as well as to enhance the
positioning and characters of the areas as recommended in the Kowloon
City District Urban Renewal Forum (KC DURF) and the views from local
stakeholders in recent years, which includes to create a gateway to Kai
Tak Development Area (KTDA), streetscape enhancement and
preserving local street life and shop-lined street character and a dining
and cultural district.

3. To facilitate non in-situ redevelopment of the existing GIC facilities along
Hau Wong Road, the northern site (Site B) in the Scheme will be rezoned
from “Open Space” to “Government, Institution or Community (G/IC)” to
reprovision Kowloon City Municipal Services Building (KCMSB), Lee Kee
Memorial Dispensary and Kowloon City Lions Club Health Centre. The
existing G/IC site along Hau Wong Road will be holistically re-planned
and re-structured with the adjoining urban fabric at the main site for
composite development to maximize development potential as a node of
the area.

4.  As supported by the Government and in line with the “Single Site,
Multiple Uses” initiative, development potential of the northern site will be
optimized to meet community needs. The non in-situ redevelopment of
the G/IC Complex at CRP will minimize disruption to existing market
activities and the DSP will provide a maximum of about 47,000sq.m. GIC
GFA (about 3 times of the existing provision). All G/IC facilities will be
handed over to the Government for management and maintenance upon
completion.
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5.

10.

The eastern site (Site C1) is strategically located at the gateway location
to KTDA. Through a link-site approach, it will be re-planned as a low
density retail development and the residual Plot Ratio (PR) of eastern
site will be transferred to the main site to optimize its development
potential for increasing new flat supply.

To enhance the north-south connectivity and walkable neighborhood, the
Scheme will form two key landscaped pedestrian avenues of not less
than 18m wide along Nam Kok Road and Nga Tsin Long Road. The
landscaped pedestrian avenues will be connected to a market square for
events/activities and place making. A link-bridge between northern site
and the main site is proposed while underground connection from the
main site to the MTRC exit will also be explored under separate
revitalization works.

An underground public vehicle park (PVP) of about 360 parking spaces
in addition to the ancillary carpark for the proposed development (about
1,089 parking spaces for ancillary car park) will be provided at the main
site (Sites A and C2). It will provide opportunities for possible pavement
widening of nearby streets under separate revitalization works by
eliminating some of the on-street parking spaces and thus improve
walkability.

The Building Height Restriction (BHR) of the main site will be optimized
to 160mPD to provide more at-grade landscaped diversified space and
enable a low-rise development (40mPD) cum gateway square at the
eastern site after redistribution of PR. For northern site, a stepped and
cascading profile from 100mPD downwards to CRP will be proposed to
enhance visual openness and permeability.

With the application of new planning tool of “PR interchangeability”,
opportunities are created in the design of smaller commercial retail podia
with more street-front shops to maintain local street life. Preservation by
means of preserving historical grid street pattern and possible portions
of historic buildings along pedestrianized streets are proposed in the
Scheme to echo with the local history and maintain historic street
ambiance.

In addition to the DSP redevelopment, separate revitalisation works of
the CRP outside the DSP are proposed to upgrade and re-design the
existing facilities. Opportunities will also be taken to improve connectivity
to Mei Tung Estate (currently under redevelopment) and to enhance
accessibility and visibility toward the historical Kowloon Walled City Park
(KWCP) to reinforce its heritage significance to the district.
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12.

Separate revitalization works are proposed at Tak Ku Ling Road Rest
Garden adjoining eastern site to create synergy effects of urban renewal
actions under the URA'’s rehabilitation (R2) and revitalization (R4) works
at the adjoining street blocks along Nga Tsin Wai Road area to
strengthen the “gateway” towards KTDA.

The Scheme aims to applies 4Rs integrated efforts and application of
various planning and urban design approaches to achieve a more livable,
comfortable and self-sustaining living environment which cannot be
realized through redevelopment of individual single-block buildings but
requires multiplying the planning merits to the wider neighbourhood
through a holistic planning and restructuring proposed in the Scheme.
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1.2

1.3

INTRODUCTION

The Nga Tsin Wai Road / Carpenter Road Development Scheme (KC-
017) is included in the URA’s 215t Business Plan, which was approved
by the Financial Secretary for commencement in 2022/23. It is proposed
to be processed as a Development Scheme under section 25 of the URA
Ordinance (URAQO). On 3 March 2022, the URA’s Board approved the
submission of the Development Scheme under section 25(5) of the
URAO to the Town Planning Board (TPB). The draft Development
Scheme Plan (DSP) No. S/IK10/URA3/A is prepared for submission to
the TPB.

Pursuant to section 23(1) of the URAO, the URA notified the public in
the Government Gazette about the commencement of the Development
Scheme on 27 May 2022. The draft DSP is now submitted under section
25(5) of the URAO to the TPB for consideration.

This planning report (Part 1 of the whole report) is prepared to provide
the TPB with the necessary background information and the planning
proposal to facilitate its consideration of the draft DSP (Part 2 of the
report), submitted under section 25 of the URAO. Supplementary
information, including the preliminary design of the proposed
development, key technical assessments, social impact assessment
(SIA) (Stage 1), and implementation approach are enclosed in Part 3 for
reference.

Page 1: Planning Report
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THE DEVELOPMENT SCHEME PLAN AREA

The Development Scheme (the Scheme) is located in central part of the
Nga Tsin Wai Road area of Lung Tong in the Kowloon City (KC) District.
It comprises three sites: the main site, the northern site and the eastern
site. The main site, comprising the connected Site A and Site C2, is
broadly bounded by Carpenter Road, Lung Kong Road, Nga Tsin Wai
Road and Hau Wong Road. The northern site (Site B) is located within
Carpenter Road Park. The eastern site (Site C1) is broadly bounded by
existing buildings to the north and east, Prince Edward Road East, Tak
Ku Ling Road Rest Garden and Tak Ku Ling Road. A young building,
Billionnaire Avant located at 56-66 Nga Tsin Long Road (completed in
2014), is excluded from the Scheme area. Plan 1 shows the location of
the Scheme.

The Scheme involves the following buildings and land pieces:

- Tenement buildings at 36-54 Nga Tsin Long Road (even nos.), 68-84
Nga Tsin Long Road (even nos.), 25- 63 Nam Kok Road, 65 — 73
Nam Kok Road (odd nos.), 29 — 59 Lung Kong Road (odd nos.), 30
— 38 Nga Tsin Wai Road (even nos.), 66 — 96 Nga Tsin Wai Road
(even nos.), 20-38 Tak Ku Ling Road (even nos.) and 17 — 41 Kai
Tak Road (odd nos.);

- Three existing Government, Institution or Community facilities (G/IC),
i.e. the Kowloon City Municipal Services Building (KCMSB), Kowloon
City Lions Clubs Health Centre (KCLCHC) and the Lee Kee Memorial
Dispensary (LKMD);

- A portion of Carpenter Road Park (about 6,600 sq.m.);

- China Light Power (CLP)’s Substation ‘B’ within the Carpenter Road
Park;

- Portion of Nga Tsin Long Road and Nam Kok Road and its pavement;
- Portion of Kai Tak Road/Nga Tsin Wai Road and its pavement;
- Some government back lanes; and

- The surrounding pubic pavement where some of the affected
buildings overhang on.

The total gross site area of the Scheme is about 37,061sg.m.. Subject to
site survey upon DSP approval, the site area for PR calculation is about
25,302 sg.m in the R(A) zone. The net site area has excluded the three
new road sections in the Scheme (the two private streets proposed at
the main site and the new diverted road at the eastern site) and the
surrounding pavement of the Scheme. Should there be later
departmental comments for a smaller net site area, the technical
assessments conducted based on the development potential from this
net site area (i.e. 25,302sq.m.) would be considered as the worst case

Page 2: Planning Report
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25

scenario/ sensitivity test for the proposed development of the draft DSP.
The Scheme Area is shown in Plan 2.

The Scheme area is currently zoned “Residential (Group A)2” (“R(A)2"),
“Government, Institution or Community” (“G/IC”), “Open Space” (“O”)
and the portions of Nam Kok Road, Nga Tsin Long Road and Kai Tak
Road/Nga Tsin Wai Road are shown as “Road” on the approved Ma Tau
Kok Outline Zoning Plan (OZP) No. S/K10/28. An extract of the OZP is
shown on Plan 3.

The Scheme falls within the Nga Tsin Wai Road Area, Lung Tong
defined in the Urban Renewal Plan (URP) prepared by Kowloon City
District Urban Renewal Forum (KC DURF). Under the URP of KC DURF,
the area is recommended as “Proposed Rehabilitation and Revitalisation
Priority Area”. However, KC DURF also recommended that the Priority
Area “does not place restriction on redevelopment of individual old
buildings within the area”. Besides, KC DURF also identified some
specific concerns and requests from the community towards the area,
including “to preserve shop-lined street ambience and vibrancy”, “to
introduce more community facilities and parking spaces”, and ‘to
improve linking with surroundings and pedestrian environment’.

The Scheme is prepared with the consideration of the proposals and
recommendations by the KC DURF and the public aspirations and views
from local stakeholders in the area, and to apply the integration of 4Rs
urban renewal efforts to achieve a wider planning gains to the community.

Page 3: Planning Report
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3.2

3.3

3.4

BACKGROUND AND EXISTING CONDITIONS

Historical Background

Kowloon City was named after the Kowloon Walled City that built in Qing
Dynasty (1847) to strengthen the defense of the Kowloon Peninsula. The
village settlement was mostly engaged in agriculture and fisheries, some
also relied on the salt and quarry industries for a living. The waterfront
areas spanning from the present-day Kowloon City, To Kwa Wan to
Hung Hom were mooring places for merchant ships during the Sung and
Ming periods, and the shops along the waterfront of Kowloon City at that
time, i.e., the area from Kowloon Walled City Park to Prince Edward
Road East at present, was a bazaar named “Kowloon Street”.

Local Grid Street Pattern

Historical map recorded in 1845 indicates that the Scheme Area was
probably located near the coastline named Nga Tsin Long. Settlements
were found and scattered around the area as recorded in the historical
map in 1902. With the implementation of the Town Planning Schemes in
the late 1920s, the grid street pattern has been formed in the Nga Tsin
Wai Road area and such streetscape pattern has been maintained since
then till nowadays. The grid street pattern has been of long history and
become one of the urban form characters of the area.

Local Community Facilities and Historic Buildings

In view of the increasing demand on public education, the Lok Sin Tong
Primary School was built by the Lok Sin Tong Benevolent Society in
1949 after the Second World War to provide free education for primary
and secondary students. In additional to educational facilities, medical
services including the Lee Kee Memorial Dispensary (LKMD) and the
Lion Club Government Maternal and Child Health Centre were
completed in 1952 and 1966 respectively in view of the inadequate of
medical facilities provided in the area. Apart from educational and
medical services, a bazaar was also established at Nga Tsin Long Road
since 1930s which was later demolished and replaced by the Kowloon
City Municipal Services Building (KCMSB) in 1988.

In view of long local history and numerous historic buildings in the Lung
Tong area, URA has procured a conservation architect to conduct a
preliminary district history study to study the history and cultural
background of the area and to identify any historical and cultural
significance and heritage in the area. The Study identified that despite
there were no graded buildings within the Scheme, some historic
buildings situated within the Scheme have demonstrated certain heritage

Page 4: Planning Report
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significance in shaping the grid street pattern and street ambience.
Given only preliminary non-intrusive observation can be done for the
properties, preservation by means of preserving full/portions of the
buildings or its character defining elements will be subject to further
intrusive investigation and conservation appraisal of the buildings upon
DSP approval and acquisition of the concerned private properties. An
extract of the study including the assessment findings is provided in
Appendix 2.

Local Chiu/ Thai Culture

The Scheme Area is situated in the central part of the Lung Tong Area
in the Kowloon City. This part of Lung Tong area is of distinctive
characters due to the influx of the Thai and Chiu-Chow immigrants in the
1970s which developed a strong Chiu Chow-Thai Community in
Kowloon City. Many cultural and religious practices of the Thai and Chiu
Chow community such as Birthday of Thai Monarch, Songkran festival
(as known as the Water Festival), Ghost Festival, etc. have been
retained and these traditional festivals are celebrated by the community
annually. Apart from being a residential area, it is one of the renowned
specialty retail and dining areas in Hong Kong with a variety of Chiu-Thai
restaurants and market-related shops concentrated on the ground floors
of the residential buildings, especially at the few street blocks adjacent
to the KCMSB. The area is particularly busy during times with people
coming for dining by private cars and/or public transport.

Relaxation of Airport Building Heights

After the relocation of the Kai Tak Airport to Chek Lap Kok in 1998, the
area is facing dramatic changes of its urban landscape and context
through redevelopment. With the removal of the airport height
restrictions, some originally low-rise buildings were redeveloped into
single high-rise towers in Kowloon City, resulting in sporadic
redevelopments with a mixture of built forms and building heights in the
area. Such sporadic redevelopments under unrestricted leases did not
provide ancillary car park and lead to increasing parking demand but
shortage of parking spaces in the area.

Existing Uses, Building and Living Conditions

The Scheme area is currently occupied by clusters of residential
buildings, a number of G/IC facilities and part of the existing Carpenter
Road Park (CRP).

The main site (Sites A and C2) of the Scheme are mainly residential
buildings, except for the three GIC facilities along Hau Wong Road/Nga

Page 5: Planning Report



URA Nga Tsin Wai Road / Carpenter Road Development Scheme (KC-017)

3.9

3.10

3.11

Tsin Long Road. Based on non-intrusive site observation conducted in
May 2022, the residential buildings are generally for domestic use on the
upper floors with non-domestic uses on the ground floors of some
buildings. There are also some non-domestic uses noticed on the upper
floors of some residential buildings. There are two commercial buildings
(no. 70-72 Nga Tsin Wai Road and no. 86 Nga Tsin Wai Road) mainly
for office uses on the upper floors and non-domestic uses on ground
floors. The Chiu Chow Yu Lan Association was found on the upper floor
of a building at Nam Kok Road.

With the exception of four pre-war buildings at 36-38 Nga Tsin Long
Road, 44-46 Nga Tsin Long Road, 50 Nga Tsin Long Road and 68 Nga
Tsin Wai Road, which cannot be ascertained as Buildings Department
does not hold any GBP records, other buildings were built between 1949
to 1996 (26 to 73 years), with an average building age of 58 years.
According to the GBP records, apart from buildings at 70-72 Nga Tsin
Wai Road, 57-59 Lung Kong Road and 31-41 Kai Tak Road (odd nos.),
all the rest of the buildings are without lift and the serviceability of these
buildings are generally poor. The building characteristics of the
residential, commercial and composite building blocks in the Scheme,
including building age, building height and building condition, are
highlighted in Plans 4, 5 and 6 respectively.

Three GIC facilities, the Kowloon City Municipal Services Buildings
(KCMSB), Kowloon City Lions Club Health Centre (KCLCHC) and the
Lee Kee Memorial Dispensary (LKMD) are located within the Scheme.
These G/IC facilities are of 1 to 3 storeys tall. The LKMD was completed
in 1952, provides clinical services for the community and currently under
the management by the Hospital Authority (HA). The KCLCHC, formerly
known as the Lions Club Government Maternal and Child Health Centre
established in 1966, is currently occupied by the Kowloon City Elderly
Health Centre (KCEHC) at the ground floor and Kowloon City Lions Club
Student Health Service Centre at the upper floors. Both facilities are
currently under the management by the Department of Health (DH). The
KCMSB, completed in 1988, comprises of the Food and Environmental
Hygiene Department’'s (FEHD) Kowloon City Market (including wet
market and cooked food stalls), and Leisure and Cultural Services
Department’s (LCSD) Kowloon City Public Library and Kowloon City
Sport Centre.

The northern site (Site B) of the Scheme area is currently occupied by
part the existing Carpenter Road Park (CRP) (about 6,600sgm). This
part of the CRP is located to the immediate east of Kowloon City Plaza,
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which is equipped with part of a cycling track, jogging track, exercise
station, pavilions, sitting and amenity area. The Carpenter Road Park “B”
Substation operated by CLP is also included in the northern site.

Based on non-intrusive site observation conducted in May 2022,
buildings within the Scheme area are mainly residential in nature on the
upper floors with a few are occupied by commercial uses.
Commercial/retail premises are occupying the ground floors. These
commercial/retail premises are primarily engaging in retail businesses of
goods, food, grocery and eateries. Uses of the shops along Nga Tsin
Long Road are observed to be extended from the wet market activities
at KCMSB, which mainly comprises market-related retail businesses
such as fresh food, dried food and food-related retails, with some shops
selling Chiu-Chow related groceries/goods. Uses of shops along Nam
Kok Road are mainly restaurants and services including Chinese
medical clinic, beauty salon, etc. Some vehicle repair workshops are
found in some ground floor premises at Lung Kong Road. A mixed
variety of shops and services are found at the ground floors at Tak Ku
Ling Road and Kai Tak Road including restaurants, Chinese medical
clinic, shops for Buddhism items, hair salon, massage establishment, pet
shop, household related retails, real estate agencies, efc.

According to the building conditions conducted by URA’s consultants for
the residential, commercial and composite buildings within the Scheme,
47 out of 91 buildings blocks (about 52%) are of “Acceptable” to
“Satisfactory” conditions, 44 buildings blocks (about 48%) are ranged
from “Marginal’, “Varied” to “Poor” conditions. Based on the URA’s
experience and the consultant's advice, for buildings in “Varied”
condition, their structural elements, components, finishes and facilities
are observed in decay condition due to lack of building repairs and
ongoing maintenance, major repair works will be required. For buildings
in “Acceptable” condition, minor defects are found on the structural
elements. Appropriate building repairs and ongoing maintenance works
will be required in order to maintain the habitability and avoid further
deterioration of the building. Results of the Building Condition
Assessment within the scheme areas are shown in Plan 6.

According to Home Affairs Department (HAD)'s “Database of Private
Buildings in Hong Kong” as of May 2022, 55 out of the total of 91 building
blocks within the Scheme (about 60%) are “3-nil” buildings without
management body for building management.
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According to the latest Buildings Department (BD)’s records held by the
URA, most of the buildings within the Scheme have outstanding Fire
Safety Notices (FSDN) and Mandatory Building Inspection Statutory
Notices building orders under S30B of Buildings Ordinance respectively.
In addition, a few building blocks have outstanding building orders under
S28 which implies their vulnerability particularly under the COVID-19
pandemic period. Eleven (11) building block has completed building
rehabilitation works of Operation Building Bright 2.0 under the Integrated
Building Rehabilitation Assistance Scheme (IBRAS) within the Scheme;
and another twelve (12) building blocks have applied for the Common
Area Repair Works Scheme (CAS) under IBRAS to carry out common
area repair works. It is understood that the IBRAS works comprise
mainly repairing defects (e.g. major cracks, spalling) in common or public
areas of the buildings. Repair works to the interior of private units are not
included. Based on URA’s past experience in rehabilitation works, even
buildings that have undergone such repair works/schemes need to
undertake comprehensive building rehabilitation regularly in order to
avoid deterioration.

Demographic Background

Population of the Scheme is estimated to be about 3,500 in around 1,640
households. Detailed demographic information of the Scheme will be
ascertained after Freezing Survey (FS) and incorporated in the SIA
(Stage 2) report.

Ownership Pattern

As at May 2022, 19 out of the total of 91 private building blocks within
the Scheme (excluding G/IC faclilities) (21%) are under single
ownerships, while the remaining are under multiple ownership (Plan 7).

Surrounding Land Uses

The street blocks adjoining the Scheme are predominantly low to
medium residential developments with commercial uses at ground floor.
There are some newly built residential developments completed by
private sectors through individual redevelopment along the adjoining
streets including Hau Wong Road, Lion Rock Road and Fuk Lo Tsun
Road.

Given its unique historical background of the Chiu Chow and Thai culture,
the area is also a popular shopping and dining place with the
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concentration of Chiu Chow and Thai restaurants and food-related
shops and trades. These restaurants and shops attract diverse range of
consumers satisfying both daily needs and those for special occasions,
resulting in high parking demand. Some car repair workshops, building
materials trades and grocery stores are also found in the ground floor
shops in the area.

To the immediate east of the main site is the Lok Sin Tong Benevolent
Society Kowloon and the Lok Sin Tong Primary School. The Lok Sin
Tong Primary School was ceased operation in 2019 and converted into
transitional housing in 2020 to provide affordable housing for the low-
income families. A medical clinic is also located at the ground floor of the
Lok Sin Tong.

To the north and north-east of the main site across Carpenter Road are
the Carpenter Road Park (CRP) and Kowloon Walled City Park (KWCP),
which was established upon demolition of the Kowloon Walled City. The
CRP is a popular public open space equipped with a variety of passive
and active recreational facilities. The KWCP is most like a hidden garden
adjoining to the northeast of the CRP, which is designed as a Jiangnan
garden of the early Qing dynasty and preserving the artefacts from the
former Kowloon Walled City. The former Yamen Building of Kowloon
Walled City and Kowloon Walled City South Gate Remnants situated in
the KWCP have been graded as the Declared Monument under the
Antiquities and Monuments Ordinance (AMO). The KWCP is one of the
major sites of historic significance in the area. A public housing estate,
Mei Tung Estate, is located to the further north of the Scheme opposite
to the KWCP.

To the further south and southeast of the Scheme across Nga Tsin Wai
Road is a mixed of residential and commercial buildings. To the further
south of the Scheme is the Kai Tak Development area (KTDA), which is
under construction and the land is designated for a mix of residential,
commercial, tourism, community uses, sports uses supported with
infrastructure facilities.

Planned Development in the Vicinity

To provide better connection between KTDA and Ngai Tsin Wai Road
area, Civil Engineering and Development Department (CEDD) planned
to construct a pedestrian tunnel underneath Prince Edward Road East
to connect between the KTDA and the Nga Tsin Wai Road Area via
tunnel exits at the sunken plaza proposed by URA KC-015 project.
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3.24

3.25

3.26

3.27

According to CEDD’s information, the scheduled completion of the
pedestrian tunnel will be in 2029 for public use.

A rezoning application of Kowloon City Plaza (KCP), 128 Carpenter
Road has been approved by the Town Planning Board (TPB) in August
2020. The land has been rezoned to “Residential (Group A)4” with
building height relaxation to 100mPD. According to the development
proposal of the application, two composite buildings will be built to
provide about 850 residential flats and a total of 647 parking spaces.

The Lok Sin Tong Benevolent Society and the former Lok Sin Tong
Primary School are proposed to redevelop into a 15-storey (60mPD)
welfare complex for provision of various welfare facilities. In addition, the
existing Cornerstone Education Centre across Lung Kong Road is
proposed to be redeveloped for school and religious institution with a
maximum building height of 9 storeys (45mPD). A rezoning application
(No. Y/K10/4) for redevelopment of the education centre was approved
by the Town Planning Board on 9 July 2022.

The older parts of Mei Tung Estate, including Mei Tung and Mei Po
houses in Mei Tung Estate, located to the further north of Scheme across
Tung Tau Tsuen Road, have been cleared for redevelopment. According
to the planning brief prepared by the Hong Kong Housing Authority,
about 2,800 public housing units with some G/IC facilities will be
provided upon redevelopment. It is targeted for completion by 2027/2028.

Existing Traffic Network

The Nga Tsin Wai Road area has a distinctive grid street pattern since
the town plan in 1920s. There are three main traffic commuters in east-
west directions and ten minor roads in north-south directions. Carpenter
Road and Nga Tsin Wai Road are 2-ways local distributors running in
east-west direction between Sa Po Road and Junction Road. Prince
Edward Road East/West is another major east-west traffic commuter in
the area at the further south. The 10 minor roads in between street
blocks are 1-way roads operating in northbound or southbound direction.
Traffic congestion often appear along Carpenter Road and Nga Tsin Wai
Road especially during noon and late evenings where people come from
other districts travelling by private cars for purchasing goods at the street
shops, wet market or dining.
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3.28 The high volume of traffic also creates illegal parking issue to the district
as the on-street parking spaces along the ten streets in the area and
existing public vehicle parking spaces offered by KCP are unable to meet
the huge parking demand. It is common to find vehicles occupying the
carriageways in order to look for on-street parking space, which in turn
exacerbates traffic congestion. lllegal parking is commonly found in the
area. Double parking or even triple parking is particularly serious along
Nga Tsin Long Road and Hau Wong Road, where the Kowloon City
Market (KCM) is situated. It creates traffic jam and unpleasant walking
environment that contributes to pedestrian-vehicle conflict.
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3.29

3.30

3.31

3.32

3.33

Existing Pedestrian Network

The Scheme is located in close proximity to Sung Wong Toi MTR station,
which is within 5 minutes walking distance from station exit at Nam Kok
Road. Pedestrian circulation along the ten streets in a north-south
directions are mainly connected with the Carpenter Road and Prince
Edward Road East and West to the northern and southern part of the
area respectively.

Pedestrian flow in the area is mainly along Nga Tsin Wai Road, which is
in east-west direction crossing through the area in the middle part and
connected with the ten local roads. Pedestrian mainly rely on Nga Tsin
Wai Road to go to the different local roads, given there are only few
lanes/connections in between the ten local roads.

Hau Wong Road and Nga Tsin Long Road are the north-south
connections with heavy pedestrian traffic due to the existence of the wet
market. Both streets are, however, often occupied for loading/unloading
activities, illegal on-street parking, road-side storage in relation to the
adjacent on-street wet market operation. The vehicle-pedestrian conflict,
noise and hygiene issues caused by these on-street activities creates an
unpleasant pedestrian environment.

The pedestrian flow in north-south direction between the Scheme area
and KTDA is poor as pedestrian can only rely on the existing subway
adjoining Tak Ku Ling Road Rest Garden for direct connection between
the two areas. URA has taken the opportunity of KC-015 project to
improve the connectivity of the two areas through providing a sunken
plaza to connect with the future CEDD pedestrian tunnel towards KTDA.
At present, there are many bus and mini-bus stops located at the
pavement of Prince Edward Road East between Tak Ku Ling Road Rest
Garden and Regal Oriental Hotel, resulting in long queue and crowded
condition waiting for public transport along the pavement. The
pedestrian walking environment is generally unpleasant at this part of
the pavement.

Site Photos of existing buildings and adjoining streets are shown in
Plans 8 and 9.
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4

4.1

4.2

4.3

PLANNING OBJECTIVES

Under the 2011 Urban Renewal Strategy (URS), it promulgates a
comprehensive and holistic approach to carry out urban renewal with the
following objectives:

e Restructuring and replanning of concerned urban areas;

e Designing more effective and environmentally-friendly local
transport and road networks within the concerned urban areas;

e Rationalising land uses within the concerned urban areas;

e Redeveloping dilapidated buildings into new buildings of modern
standard and environmentally-friendly design;

e Preserving buildings, sites and structures of historical, cultural or
architectural value;

e Preserving as far as practicable local characteristics;

e Providing more open space and community/welfare facilities; and
¢ Enhancing the townscape with attractive and urban design.

Following the objectives in the 2011 URS, the Scheme seeks to
restructure and re-plan the area through a holistic “planning-led” and
“district-based” urban renewal approach with integration of 4Rs
initiatives, i.e. Redevelopment (R1), Rehabilitation (R2), pReservation
(R3) and Revitalisation (R4).

A district-based planning study has been undertaken by URA in this area,
named as Kowloon City Action Area 3 (KCAA3), to develop a holistic
planning framework of the Lung Tong area. The KCAA3 district study
has also taken into account of some district concerns identified by KC
DUREF (as mentioned in paragraph 2.4 above) and its recommendations
in the area and aims to achieve them through the implementation of the
various proposals in the preliminary planning framework. The planning
study of KCAA3 has set out the broad planning framework of the area in
achieving the district-wise planning objectives and wider planning gains.
A preliminary planning framework of KCAA3 is shown in Figure 4.1
below.
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Figure 41 — Kowloon City Action Area 3 - Preliminary Planning
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44

4.5

The Scheme, being part of the holistic plan of the KCAA3, is proposed
to carry out the re-structuring and replanning of land uses, re-design of
the building height profile and urban massing to realise some of the
planning objectives and planning gains under the holistic plan of KCAA3.
In particular, the Scheme aims to achieve and enhance the following
area positioning of the Nga Tsin Wai Road area, Lung Tong which was
identified and recommended by KC DURF and supported by views and
public aspirations from the local stakeholders in recent years:

- Creation of Gateway towards KTDA
- Streetscape enhancement and preserving vibrant street life and

its historic and cultural characters

- Dining and Cultural District

Apart from the redevelopment of the Scheme, an integration of other
urban renewal initiatives is proposed within the Scheme as well as the
adjoining area by separate rehabilitation and revitalisation works outside
the Scheme boundary is proposed to multiply the planning gains and
urban renewal effects. Details of the planning proposals are provided in
Section 5.
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5.1

2:1.1

9.1.2

2.1.3

2.14

PLANNING & LAND USE PROPOSALS

Key Development Parameters and Development Intensity

Under the draft DSP, the scheme area in orange color is proposed to be
zoned “R(A)”, which is primarily intended for comprehensive high density
residential developments with the provision of underground public
vehicle park, commercial facilities, Government, Institution or
Community facilities and at-grade landscaped diversified space as
stipulated in the proposed Notes of the “R(A)” zone; while the scheme
area in blue color is proposed to be zoned “G/IC” and is primarily for the
provision of Government, Institution or Community facilities serving the
needs of the local residents and/or a wider district, region or territory.

To optimise the site potential and for better urban design and massing
in the dense urban area, the Scheme has applied the planning
mechanism of “Plot Ratio (PR) Interchangeability” in a form of Domestic
PR8 and Non-domestic PR1 for the proposed R(A) sites. Besides, a
transfer of PR between sites through the link-site approach has been
applied in the Scheme. A lower development potential is proposed to be
kept at the eastern site (i.e. sub-area (1) of the R(A) site) in order to
create an enlarged gateway with a low retail block as a wide entrance of
Lung Tong area from the KTDA. The remaining development potential
of the eastern site is proposed to be transferred to the main site (i.e. sub-
area (2) of the R(A) site) to optimize the site development potential.

Apart from the GIC provision at the northern site, there will be not less
than 3,000 sq.m. non-domestic GFA proposed in the “R(A)” zone at the
main site for GIC uses. It is proposed a clause to be included in the
“Remarks” of the proposed Notes of “R(A)” that “any floor space that is
constructed or intended for use solely as GIC facilities, as required by
the Government, may be disregarded from GFA/PR calculation”.

Portions of Nam Kok Road, Nga Tsin Long Road and Kai Tak Road/Nga
Tsin Wai Road, which are shown as “Road” under the current Ma Tau
Kok OZP are included within the Scheme for redevelopment. Under the
notional design, Nam Kok Road and large portion of Nga Tsin Long Road
are proposed to be pedestrianised, while the section of Kai Tak
Road/Nga Tsin Wai Road will be diverted for provision of a gateway
square. Given the said road sections would no longer serve the purpose
as carriageways upon redevelopment and the area is proposed to be
included for comprehensive redevelopment under “R(A)” zone, the said
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2.1.5

5.1.6

51.7

518

Table 5.1

road sections within the Scheme will form part of the site area for PR
calculation.

The Scheme has adopted a net site area of about 25,302sq.m. for PR
calculation in R(A) zone. The net site area has excluded the three new
road sections in the Scheme (the two right of ways (in the form of private
streets) proposed at the main site and the new diverted road at the
eastern site), and the surrounding pavement of the Scheme. Net site
area is to be ascertained by site survey upon the approval of the draft
DSP.

A maximum building height of 160mPD is proposed at the main site. On
the other hand, a reduction of maximum building height to 40mPD is
proposed at the eastern site. Details on the building height design is
described in paragraphs 5.2.18 — 5.2.21.

For the northern site, a maximum building height of 100mPD is proposed
for the GIC Complex to optimise the site potential.

The proposed development parameters of the Scheme are shown in
Table 5.1, which will be subject to adjustments in the detailed design

stage after DSP’s approval.

Proposed Development Parameters of the Scheme

Parameters

Overall

Site C*

Total

Sub-site C1

Sub-site C2

Site A

Gross Site Area

About

30,461sq.m.

15,967sq.m

5,118sg.m

10,849sg.m

14,494sq.m

Site Area for PR
Calculation*

(Subject to survey and

detailed design)

About

25,302sq.m.

11,949sq.m

3,367sq.m

8,582sq.m

13,353sq.m

Proposed Zoning

N/A

N/A

RAY

RAY
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Parameters Overall Site C* Site A
Total Sub-site C1 Sub-site C2
Naming on the Plan N/A N/A Sub-area (1) Sub-area (2) of “R(A)”
of the DSP of “R(A)”
Proposed Maximum About N/A N/A 202,416
Domestic GFA # 202,416sq.m
(8.0)
Proposed Maximum About 25,302 N/A 2,000 23,302
Non-domestic GFA # sq.m
(1.0)
Proposed Maximum N/A N/A Not more Not more than | Not more than
Building Height than 40mPD 160mPD 160mPD
Proposed Non- 3,000sq.m 2,000sg.m N/A 2,000sg.m 1,000sg.m
domestic GFA for GIC
Provision (PR)*
(proposed to be
exempted from GFA
calculation under DSP)
No. of Flats @ About 4,353 | About 2,056 N/A About 2,056 About 2,297
flats flats flats flats
Estimated Population About 10,012**

Average Flat Size @
(GFA)

About 46 sgq.m

Internal Transport
Facilities of the
proposed
development #

No. of parking spaces to be provided in basement car parks

Private car parking 1,089 513 N/A 513 576
spaces

L/UL bays 40 19 3 16 21
Motor cycle parking 58 30 N/A 30 28
spaces

Public Vehicle Park 360 N/A N/A N/A 360
At-grade Landscaped 9,130sq.m N/A 2,130sg.m 7,000sg.m
Diversified Space +

(about)
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Parameters Overall Site C* Site A

Total Sub-site C1 Sub-site C2

Notes:

* The net site area has excluded the three new road sections in the Scheme (the two private streets
proposed at the main site (Site A and C2) and the new diverted road at the eastern site (Site C1), and the
surrounding pavement of the Area.

A GFA distribution of Sub-area (1) and Sub-area (2) of “R(A)” are subject to the maximum GFA stipulated
in the DSP Notes.

@ Indicative only, subject to Town Planning Board’'s approval and detailed design at project
implementation stage. Average flat size of 46m? in GFA equivalent to about 400ft2 in Saleable Area
assuming 80% efficiency.

# subject to liaison and agreement with Transport Department.
** Assumption of persons per flat ratio (PPF) of 2.3 is adopted from HKPSG Chapter 2.

+ At-grade landscaped diversified space include gateway square, market square and landscaped
pedestrian avenues.

Parameters Site B — GIC Complex

Site Area 6,600 sgq.m

(Subject to site survey and detailed design)

Zoning “‘G/IC”

Maximum Building Height 100mPD

Proposed Maximum G/IC GFA @ 44,000 sg.m

Proposed At-grade Amenity Space About 1,320 sq.m

Internal Transport Facilities for GIC uses# Basement ancillary car park to accommodate:

- 72 nos. private car parking spaces (including 2
nos. accessible car parking spaces)

- 16 nos. L/UL bays

Notes:

@ Indicative only, subject to detailed design at project implementation stage.

# subject to liaison and agreement with Transport Department and relevant user departments for
operational needs.
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5.2

9.2.1

9.2.2

9.2.3

Conceptual Layout

As shown in the indicative block plan and the section plans of the
notional design for the Scheme in (Figures 1,1, 1.2 and 1.3 in Appendix
1), the proposed development at the main site (Site A and Site C2)
comprises seven residential towers on top of commercial/retail/GIC
podia. The podia will be connected with two landscaped pedestrian
avenues in a north-south directions at-grade. A market square is
proposed at the northern side of the main site to connect with the
pedestrian avenue to create a nodal point in front of Carpenter Road
Park (CRP). A Public Vehicle Park (PVP) and the ancillary carparking
facilities for the proposed development are provided in the basements of
the main site. The eastern site (Site C1) comprises a low-rise
commercial/retail block with a gateway square at ground level. The
northern site (Site B) comprises of a GIC Complex building.

The notional towers design, disposition and heights are indicative for the
carrying out of preliminary environmental assessments and for
formulation of minimum distance of building setbacks and tower
separations, extent of uncovered urban spaces to enhance the overall
environmental quality. Upon detailed design stage, further refinement on
tower dispositioning and height conforming to these controls planning
gains and other controls under the DSP and the Buildings Ordinance
(BO), in particular the prevailing requirement on Sustainable Building
Design Guidelines (SBDG), will be made with an intention to further
enhance overall performance in urban design, visual permeability and
air ventilation in the area including adjoining built environment outside
the Scheme.

Holistic Re-planning of Land Uses for GIC and Open Space/Amenity
Space

GIC Provision

A holistic re-planning and re-structuring of land uses is proposed in the
Scheme to rationalize and optimise the land uses. The northern site
(Site B) of the Scheme is proposed to rezone from “O” to “G/IC” to enable
non in-situ redevelopment of KCMSB, LKMD and KCLCHC. The existing
G/IC site within the main site will be holistically re-planned within the
adjoining urban fabric for composite development with sensitive block
layout to enhance building separation and provision of at-grade
landscaped diversified space.
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5.24

9.2.5

5.2.6

9.2.7

To align with the “Single Site, Multiple Uses” initiatives as promoted by
the Government, development potential of the northern site will be
optimized to provide about 44,000 sg.m. non-domestic GFA for GIC uses
to better meet the growing community demand. In collaboration with the
relevant government departments, URA will be responsible for the
construction of the new GIC Complex at the northern site, and will hand
over the site and the facilities to the Government for ownership,
management and maintenance upon completion. The non in-situ
redevelopment of the G/IC Complex will not only minimize disruption to
existing market facilities and local GIC services but also enable
upgrading and modernization of existing facilities such as the market
facilities as promulgated in FEHD’s market modernization programme.
Other existing GIC facilities within the main site (including the Refuse
Collection Point (RCP) and the public toilet under FEHD) will also be
reprovisioned at such location(s) to the satisfaction of the FEHD and
upgraded to modern standards as per liaison and agreement with the
relevant user departments to meet requirements and operational needs.

Early engagement and work group liaison has been made with relevant
government departments on the non in-situ reprovisioning proposal of
the KCMSB and the adjoining GIC facilities and was supported.
Consultation was made to the Kowloon City District Council (KCDC) on
the proposal in March 2022 and supportive comments were received
from DC members.

On top of the reprovisioning of existing GIC facilities, the northern site
offers opportunities to provide about 10,000sq.m. GFA for new GIC
facilities with the maximum building height of 100mPD subject to
Government’s final confirmation. Initial liaison has been made with
relevant Government departments/KCDC and it is proposed to
accommodate new G/IC uses including community hall and social
welfare facilities, with the finalization of GIC uses subject to detailed
design and agreement with departments upon DSP’s approval.

Apart from the GIC Complex, about 3,000 sq.m. G/IC GFA is also
proposed at the main site for potential new GIC uses on request by the
Government departments and subject to practicability. Altogether, there
will be a maximum provision of about 47,000 sg.m GIC GFA to be
provided in the Scheme to serve the community, which is about 3 times
of the existing provision in the area.
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5.2.8

9.2.9

5.2.10

Landscaped Diversified Space and Greenery

A comprehensive replanning and restructuring of landscaped spaces
and green network is introduced in the Scheme. The Scheme aims to
link up the open space from CRP and inject new greenery into the core
developed area of the Lung Tong area. Various forms of landscaped
diversified spaces including landscaped pedestrian avenues, market
square, landscaped podium will be penetrated into the main site such
that the community can enjoy the greenery and landscaping while having
daily activities at the main site. Two landscaped pedestrian avenues, with
a minimum of 18m width of each avenue, are introduced in the main site
by pedestrianisation of Nam Kok Road and Nga Tsin Long Road.
Appropriate plantings, landscaping, shelters and sitting area are
proposed along the landscaped pedestrian avenues to create a green
and comfortable car-free walking environment. The two avenues will be
connected with the adjoining street-front shops alongside at the podia of
the proposed development to maintain vibrancy. Figure 5.1 below shows
an artist’'s impression of the future landscaped pedestrian avenues. With
the 18m wide area along the avenues, it can provide spacious car-free
and landscaped area for diversified activities, ranging from passive
recreation to active event activities.

Towards the northern end of the pedestrianized Nam Kok Road, a market
square is proposed to create a new nodal point for events and place-
making activities. It will also echo with the new Kowloon City Market
(KCM) to be reprovisioned within the new GIC Complex at Site B in future.
The market square, which provides at least 20m wide at-grade
landscaped diversified space between Carpenter Road and the
proposed development can introduce a new green space in the main site.
Various activities and commercial components such as musical playing,
arts performance, weekend market, mobile kiosks selling light
refreshments or newspaper, etc., may be introduced at the market
square. Together with the new pedestrian avenues, these diversified
space can provide area for gatherings and organizing events such as
local festive events for local celebrations. An artist’'s impression showing
the future market square as well as the GIC Complex at the northern site
is shown in Figure 5.2 below.

Together with the landscaped pedestrian avenues, market square and
other landscaped area in the main site, a total of about 7,000 sq.m. of
at-grade landscaped diversified space is proposed within the main site.
These diversified space intends to provide quality open area with
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landscaping and activities allowed and will be opened for public
enjoyment at reasonable hours.

Figure 5.1: Artist’s Impression of Landscape Pedestrian Avenues
(Nam Kok Road)
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5.2.11 At the northern site, the new GIC Complex is designed to integrate with

the CRP like a Park 2.0 concept (Figure 5.3). Under current notional
design, various forms of green space including communal sky garden,
landscaped terraces and green roofs will be designed at different levels
of the GIC Complex to create multi-level greenery for visual
enhancement and coherent landscape with the CRP. It helps further
soften the building edge and better blend in with the greenery
background. The detailed greenery locations and design at the GIC
Complex will follow the requirements of SBDG and to be agreed with
relevant government department.

5.2.12 A 10m high sky garden is proposed at the 2" floor of the GIC Complex

5.2.13

to enhance building permeability, sunlight penetration and air flow (refer
to artist's impression in Figure 5.2). To further enhance air flow at
pedestrian level and to enhance accessibility for CRP, a 15m(w)x15m(h)
opening from ground floor is proposed at the western boundary of the
northern site to create a recess area between the GIC Complex and the
adjoining lot of Kowloon City Plaza at pedestrian level and an alternative
access to the CRP (see Appendix 1, Figure 1.4).

With indoor sports facilities provided within the GIC Complex and
outdoor sports facilities at the CRP, the northern site and the CRP can
be well integrated and perform like a key recreational hub with varieties
of indoor/outdoor, passive/active recreation and sports facilities in the
area. Detailed design including internal layout, greenery provision, public
access, opening hours and uses of the new GIC Complex will be subject
to agreement and operation needs from relevant Government
departments at detailed design stage.

Figure 5.3: lllustration of Park 2.0 Concept of GIC Complex

Park 2.0

Indoor foutdoor
sport & leisure
facilities

integrate
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5.2.14 New landscaped diversified space and greenery will also be injected to

5.2.15

the eastern site. The eastern site adjoining URA Project KC-015, is
strategically located at the gateway position to KTDA. Through a link-site
approach, the site is planned to be a low density development area to
create an opportunity for a low-rise commercial/retail block with
maximum 40mPD height in the northern part of the site, leaving the
southern part of the site to create a gateway square of about 2,130 sq.m.
With the proposed diversion of Kai Tak Road/Nga Tsin Wai Road, the
configuration of the gateway square can be optimized to integrate with
the adjoining sunken plaza proposed at KC-015 and the Tak Ku Ling
Road Rest Garden (TKL Garden), to form a scalable gateway. The low-
rise building design with a scalable gateway square in the front would
create a sense of wide opening and a key arrival point to the district. An
artist’'s impression of the future gateway square, the adjoining sunken
area and TKL Garden is shown at Figures 5.4.

Appropriate landscaping and seating areas will be planned at the
gateway square for community enjoyment and gathering purpose, as
well as to serve as a solution space to alleviate the existing crowded
pedestrian environment brought by daily commuters at the bus stops
along Prince Edward Road East. Possibility on rationalisation of the bus
stops along Prince Edward Road East will be explored under separate
revitalization works, subject to DSP approval and to be liaised with
TD/HyD at detailed design stage. URA is in liaison with government
departments to consider the future ownership and management of the
gateway square, with an aim to create a barrier-free and integrated park
design for the gateway square and the existing TKL Garden for public
enjoyment.
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Figure 5.4: Artist’s Impression of Gateway to KTDA

5.2.16

5.2.17
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Re-structuring of Traffic and Pedestrian Network to enhance Walkability
and Connectivity of Neighbourhood

The Scheme occupies a strategic location and provides a great
opportunity to enhance the connectivity for the area in both north-south
direction and east-west direction. The Scheme will involve diversion of
three existing carriageways to enhance walkability and connectivity.
The proposed pedestrianisation of the sections of Nam Kok Road and
Nga Tsin Long Road within the Scheme will provide safe and direct
north-south connection for pedestrian to walk between Sung Wong Toi
MTR Station exits at Nam Kok Road and CRP.

At the eastern site, the existing portion of Kai Tak Road/Nga Tin Wai
Road in the Scheme is proposed to be diverted to facilitate the creation
of the gateway square. The newly diverted road within the eastern site
will connect with the new diverted road created at KC-015 on the east
and the existing Nga Tsin Wai Road on the west. With a view that Nga
Tsin Wai Road being the major east-west commuter with high
pedestrian flow, the Scheme also proposes about 10m building setback
along a large portion of Nga Tsin Wai Road at the main site to widen
the existing pavement. This would connect with the adjoining north-
south landscaped pedestrian avenues to form a continuous pedestrian-
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friendly walking environment. An artist’'s impression on the future view
from junction of Nam Kok Road and Nga Tsin Wai Road towards the
main site is shown in Figure 5.5 below.

Figure 5.5: Artist’s Impression of Junction of Nam Kok Road and Nga Tsin

9.2.19

Wai Road

In addition to the landscaped pedestrian avenues, subject to detailed
design, at-grade thoroughfares between podia will also be provided as
far as practicable to divide the podium portion into multi-podia to
enhance natural ventilation, sunlight penetration and improve pedestrian
circulation within the main site.

Separate-graded connections are also proposed to improve walkability
and connectivity as separate revitalization projects outside the DSP
boundary. A link bridge is proposed between the G/IC Complex at the
northern site and the podium of the proposed development at the main
site to facilitate an elevated barrier-free access and offer an alternative
route option for the GIC users as well as the locals, without the need to
cross the busy Carpenter Road at-grade. Given the proposed link bridge
will be directly connected to the GIC Complex, the opening hours will be
subject to agreement among relevant government departments at
subsequent land grant stage. At the south of the main site, opportunity
to provide a pedestrian subway below Nga Tsin Wai Road to connect the
pedestrian avenue with the Sung Wong Toi MTR station exits will be
explored.
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9.2.20

5.2.21

9.2.22

9.2.23

Underground space of the main site will be optimized for provision of an
underground public vehicle park (PVP) of about 360 parking spaces in
addition to the ancillary basement car park for the proposed development.
The PVP will alleviate district’'s parking need, and may create future
opportunity for replacing some on-street parking spaces in the area and
make way for possible pavement widening of nearby streets under
separate revitalization works.

For the adjoining developments, i.e. the Billionnaire Avant and the Lok
Sin Tong site which are excluded from the Scheme boundary, right of
ways in the form of private street will be provided within the Scheme for
the two existing developments. A minimum building separation of 20m
in front of Billionnaire Avant will be designed to provide the private street,
as well as maintaining a wide visual opening and enhanced sunlight
penetration and wind circulation in front of the Billionnaire Avant (see
Appendix 1, Figure 1.1). Besides, appropriate building separation will
be maintained between the proposed residential towers and both the
Billionnaire Avant and the Lok Sin Tong site as according to buildings
ordinance/regulations. The two proposed private streets will be
discounted from the net site area calculation and will maintain in
compliance with the Buildings Ordinance and its allied regulations, such
as site access, site classification, provisions of natural lighting and
ventilation, means of escape and emergency vehicular access, etc. for
these adjoining developments. The surrounding pedestrian environment
and accessibility of both developments will not be affected, if not further
enhanced, with the implementation of the draft DSP.

With the above re-planning and re-structuring of traffic and pedestrian
network, it can enable a more effective traffic network and provision of
more pedestrian walkways to enhance walking environment. A wider
connectivity between north-south direction and east-west connection
with the neighbourhood area is also enhanced.

Preserve Local Characteristics and Street Vibrancy

As mentioned in Section 3.2 above, the urban grid street pattern of the
Nga Tsin Wai Road area was established since the town planning
scheme in the 1920s. To retain this unique and historical urban grid
pattern, the Scheme aims to preserve the existing grid street pattern with
pedestrianization of the portions of Nam Kok Road and Ngai Tsin Long
Road to enhance walkability of the area. The retail portion of the
composite development at the main site will remain at 2-3 storeys high
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5.2.24

9.2.25

with multi-podia design to keep low-rise and human scale walking
experience. Building separation is proposed to maintain 18m width
landscaped pedestrian avenues to create open-air, wide and
comfortable pedestrian environment.

To preserve and memorize the historical street ambience as identified
with district historic study by conservation architect (refer to paragraph
3.4 above), the Scheme proposes to preserve three pre-war buildings,
namely 36-38 Nga Tsin Long Road, 44-46 Nga Tsin Long Road and 68
Nga Tsin Wai Road, located within the Scheme area, as far as practical,
to illustrate the historic district characters, sense of historic urban culture
and street ambience in the old times of the area. Preservation by means
of preserving full/portions of the buildings or its character defining
elements will be subject to internal investigation and further conservation
appraisal of the buildings upon DSP approval and acquisition of the
private properties. Figure 5.6 below shows the location of the 3 pre-war
buildings within the Scheme.
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To preserve street vibrancy and enhance the “cultural and dining district”
characters as identified in KC DURF for this area, the Scheme adopts
“small street small shop” design approach at the podia of the proposed
development to accentuate local cultural dining characters. Ground floor
shops with street frontage will be maximized and connected with the
adjoining landscaped pedestrian avenues and market square to
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enhance street vibrancy. It provides space for place-making initiatives
and festival events curated by relevant stakeholders including cultural
events and local festivals related to the Chiu/Thai communities in the
area. This “small street small shop” design approach can be realized
through application of the planning mechanism as mentioned in para.
5.1.2 above. With adoption of a lower non-domestic PR of 1.0 at the R(A)
zone, the commercial podium bulk of the proposed development is
reduced. Together with appropriate facade treatment and cohesive
design at the commercial podium to integrate with the pre-war buildings
to be preserved, a clustering effect will be created to celebrate and
reflect the rhythm, memories as well as the ambience of the local
community in the old times. Special consideration will also be given on
the retail layout design to provide some small size retail shops to offer
an inviting environment for small local shops/community business and
unique retail characters, so as to avoid the domination by large-scale
chain-stores within the proposed development. Details of retail layout
and sizing will be subject to further review at subsequent GBP
submission stage upon DSP approval. An artist’'s impression on the
small street small shop design approach and the pre-war buildings to be
preserved along Nga Tsin Long Road is shown in Figure 5.7 below.

Figure 5.7: Artist’s Impression of “Small Street Small Shop” Design
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5.2.26

2.2.27

5.2.28

9.2.29

Given the strong local culture of Chiu/Thai eateries and communities,
URA may consider a special arrangement, namely the Local Shop
Arrangement (LSA), to enable eligible existing operators of the Thai and
Chiu Chow historical and local culture within the Scheme to return into
the future development for businesses. Similar arrangement has been
made to eligible operators in URA project KC-015 project. The LSA
arrangement shall be subject to collection of stakeholders’ views and
detailed design consideration.

Similarly, due to the close proximity of the wet market in KCMSB, there
are a number of wet market related retail shops within the Scheme.
These wet-market retail shops have been enjoying the agglomeration
effects with the KCM and become very popular market in the area.
Subject to DSP’s approval, stakeholders’ views and site practicability,
URA may also consider any temporary or permanent decanting
strategies for the wet-market stalls to retain the market vibrancy in the
area and to retain the local cultural and business characters as far as
practicable. Details on the observation of local business environment
and possible mitigation measures is detailed in SIA1 in Appendix 5.

Building Height Relaxation and Building Separation for Better Urban
Design and Environmental Enhancement

Under the current notional design, tower disposition within the main site
aligns with the existing urban grid pattern to maintain a north-south
breezeway and to create a visual comfort for pedestrian/passengers
coming out from the MTR station at Nam Kok Road. With the proposed
maximum BHR of 160mPD, residential towers can be designed in
staggered height to address urban design consideration while optimising
the development potential, with more flexible building form and layout to
achieve the planning and design merits.

A staggered height profile for the tower blocks is proposed, with the
higher tower blocks (T1, T2 and T5) at the north of about 160mPD,
cascading down to the lower tower blocks (T3, T6, T7 and T8) of about
143 to 150mPD towards the south of the main site. The proposed two-
tier building height design at the main site will facilitate a flexible block
layout, cascading height profile and building separations. It generally
respects and can blend in with the existing urban design and surrounding
building height profile, with the permissible maximum building heights
ranging from 100mPD to 170mPD (including 100mPD for Kowloon City
Plaza Redevelopment, 140mPD for Mei Tung Estate, as well as existing
developments of 170mPD for Billionaire Royale and 145mPD for
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2.2.30

5.2.31

Billionaire). A plan illustrating the building heights profile of existing and
planned developments in the Scheme vicinity is at Figure 5.8.

The proposed relaxation of building height can allow flexibility for more
building separation and creation of at-grade landscaped space, including
the 18m landscaped pedestrian avenues, the 20m width market square
and the 10m building setback along Nga Tsin Wai Road in the main site.
The relaxed building height profile will also facilitate more flexible block
layout and disposition to provide sufficient building separation as
recommended in the Sustainable Building Design (SBD) Guidelines to
enhance permeability and air ventilation.

The relaxed building height at the main site can allow to absorb some
GFA transfer from the eastern site, giving the opportunity to create a low-
rise retail block and a scalable gateway square at the eastern site as the
Kowloon City gateway. With the proposed height relaxation and TPR
concept, a re-structuring of land uses can be realised for better urban
design and pedestrian environment, without jeopardising the land
potential.

Figure 5.8: Building Height Profile of Existing and Planned
Developments in the Vicinity

5.2:32

Alternatively, should the building height restriction of the Scheme area
keeps at a lower maximum BHR than 160mPD, the proposed residential
towers would require to be much wider and bulkier and/or require to be
all in same building heights without stepping profile so as to
accommodate all the permissible GFA in the main site. It will also
jeopardise the opportunities to create pedestrian avenues and other
diversified space if a lower building height permission is adopted. It
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would defeat other good urban design measures including good building
separation and setbacks to enhance the air penetration and visual
permeability of the area. Additional towers may be needed at Site C1 to
absorb the permissible GFA. It would inevitably jeopardise the
opportunity to create a low-rise building zone and a gateway square to
enhance the visual openness and entrance gateway at the eastern site.

5.2.33 For the G/IC Complex at the northern site, a maximum BHR of 100mPD

9.3

is proposed to allow greater design flexibility to accommodate the
reprovisioned and new G/IC facilities, particularly those with higher
headroom requirements. A stepped height profile is proposed at the GIC
Complex, that no building structure to be protruded to the high zone (i.e.
above 60m) for a minimum of 40m distance from the eastern site
boundary of the site, that means to create open air environment at the
high zone of a large portion of the site. (refer to Figure 1.4 in Appendix
1) It will highly increase the building permeability and visual comfort of the
Complex. The cascading building height design will also allow gradually
lowering of building height towards the CRP from the west to the east,
with landscaped terrace and grand stairs at the eastern end of the
Complex to land on the CRP at ground level, creating an interesting
landscape (refer to Figure 5.3 above). Given the usage and design of the
GIC Complex is subject to liaison and agreement with relevant
Government departments/final users, the actual building height of the
GIC Complex will be in a range of 80 — 100mPD, subject to final decision
on the types, sizes and layouts of GIC provision in the Complex.

Preliminary Phasing and Land Grant Arrangement

5.3.1 The Scheme will be implemented by phases. The northern site (Site B)

will be first re-planned and redeveloped to provide a new G/IC Complex,
thus ensuring minimal disturbance and smooth relocation of the re-
provisioned G/IC facilities. Part of the main site (i.e. Site C2) will be
redeveloped upon the complete relocation of G/IC facilities to the
northern site and issuance of land grant. The remaining area of main
site (i.e. Site A) will be implemented upon completion of the acquisition
and issuance of land grant. To materialize planning gains as early as
possible for public enjoyment, Site A will be self-sustained upon its
redevelopment with its development parameters conforming to Building
(Planning) Regulations (i.e. not involving additional PR due to the
transfer of GFA from Site C1). An indicative phasing plan of different
phases is shown in Plan 11. The phasing boundaries and phasing
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5.4

.41

242

243

sequence would be subject to implementation programme and changes
at GBP/land grant stage.

Other Separated Urban Renewal Initiatives to be considered after
approval of DSP

Revitalization of Carpenter Road Park (CRP)

To further enhance the north-south connectivity between the core district
of Lung Tong area and Mei Tung Estate area to the north, URA proposes
to carry out a separate revitalisation works (R4) at the adjoining part of
the CRP, which is outside the DSP. A separate CRP revitalisation works
is proposed to redesign and upgrade the more than 30 years old park
facilities for public enjoyment. The affected cycling tracks within the CRP
will be re-designed and re-provided within the CRP. A more integrated
design and layout between the new GIC Complex at the northern site
and the adjoining CRP area will be made to create a modern standard
and harmonious park environment. Opportunities will also be taken to
improve connectivity to Mei Tung Estate (under redevelopment) with a
proposed landscaped deck within the northern part of the CRP to
connect the GIC Complex towards Mei Tung Estate in the north of CRP
to create a direct connection for the public, particularly GIC users.

In addition, re-design of the layout of CRP area in front of heritage park,
Kowloon Walled City Park (KWCP), is proposed to enhance its
accessibility and visibility from Carpenter Road. The KWCP is situated
in the north eastern part of CPR, of which the current access, especially
the southern entrance is relatively hidden and blocked by cycling track
of the CRP. The CRP revitalisation works will aim to create an entrance
corridor/plaza to lead pedestrian/park visitors towards the KWCP from
Carpenter Road. This would enhance the visual and physical
connectivity of the KWCP and celebrate its heritage significance in the
district.

The CRP revitalisation works will be carried out by phases to minimise
disturbance to park users. Work Group has been set up between URA
and LCSD on the revitalisation works and in-principle agreement with
LCSD on the proposed revitalization was obtained, with the design and
programme subject to continued liaison and detailed design after DSP
approval.

Revitalization of Tak Ku Ling Road Rest Garden and Built Environment
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5.4.4 The existing Tak Ku Ling Rest Garden (subject to agreement with LCSD)
and surrounding streetscape will be revitalized to integrate with the
Scheme, in particular the gateway square at the eastern site, to enhance
walkability and pedestrian environment as well as create synergy among
various urban renewal efforts in the wider neighbourhood to achieve a
bigger planning gain.

5.4.5 The locations of the above separate revitalization works are shown in
Figure 5.9 below.

5.4.6 As mention in para. 5.2.5 above, consultation was made to the KCDC on
the proposal in March 2022 and supportive comments were received
from DC members. An extract of the plan in the DC Paper, showing the
proposed non-situ reprovisioning of the KCMSB and adjoining GIC
facilities and the proposed revitalization works at the Carpenter Road
Park (CRP) and Tak Ku Ling Rest Garden with its adjoining built
environment is shown in Figure 5.10 below.

Figure 5.9: Location of Separate Revitalization Works (outside DSP)
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Figure 5.10: Plan Extract from KCDC Paper No. 09/22 dated February
2022
TSihEBAEMET - EHERE K }EﬁﬁiﬁEEZEﬁﬁﬁE’ﬂE%J M=
SIREHE

Page 36: Planning Report



URA Nga Tsin Wai Road / Carpenter Road Development Scheme (KC-017)

6.1

6.2

6.3

6.4

6.5

TECHNICAL ASSESSMENT

Greenery and Landscaping

A total of 129 nos. of trees (with 95mm Diameter at Breast Height (DBH)
or above) were identified within the Scheme Area. The majority of the
existing trees were found to be in poor to fair form, fair health and fair
amenity value. No old and valuable tree (OVT) is recorded on site. All
the existing trees will be retained/transplanted as far as practical.

The proposed development will follow Sustainable Building Design (SBD)
Guidelines as far as practicable to provide greenery to provide high
quality public spaces in the form of market square, landscaped
pedestrian avenues, gateway square, as well as streetscape
environment to enhance the built environment. Greenery will be provided
at pedestrian level, podium edge, terraced garden as well as roof top
where appropriate and applicable, to create a visual relief and
enhancement of the built environment.

Preliminary Landscape Design Concept, a tree survey and
compensation planting proposal were conducted (see Appendix 3) to
provide a preliminary design concept and to address the conditions of
the existing vegetation on site, and mitigation measures are proposed
for the affected trees by the proposed development of the Scheme.
Detailed landscape design, layout arrangement and proposed treatment
of the affected trees as well as the remaining part of the CRP (outside
DSP boundary and to be implemented under separate revitalisation
works) will be further liaised with LCSD upon DSP approval.

Visual Impact Assessment (VIA)

A Visual Impact Assessment (VIA) was conducted (see Appendix 4) to
study the potential visual impact with the implementation of the Scheme.
Visual appraisal has made reference to the Town Planning Board
Guidelines No. 41 and been carried out both locally and at the strategic
view point from opposite side of the Victoria Harbour. The proposed
relaxation of building height to 160mPD respects and complements the
building height profile of the surrounding context. The study has
demonstrated that the proposed development was visually compatible
with the surrounding built environment and would not create significant
visual impact in general.

Social Impact

In accordance with the URS, a non-obtrusive SIA (Stage 1) has been
conducted and the report is included as Appendix 5. The report
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6.6

6.7

6.8

6.9

highlights characteristics of the local population, which will need to be
prepared for and borne in mind during the implementation of the Scheme.
The Stage 2 SIA report is under preparation based on factual data and
opinions collected from the freezing survey and SIA interviews, which
has been conducted on the commencement of the Scheme. The Stage
2 SIA report will be submitted to TPB separately. The SIA reports are to
assess the likely effect of the implementation of the Scheme and to
propose mitigation measures to minimise any social impact.

Traffic Impact

A TIA (see Appendix 6) has been conducted to assess the traffic impact
of the Scheme and the proposed provision of internal transport facilities
of the proposed development and provision of public vehicle park. The
TIA demonstrated that the Scheme has no adverse traffic impact on the
local traffic network and the pedestrian walking environment with the
proposed junction improvement measures and footpath widening
scheme implemented. The proposed parking provision and the internal
transport facilities aligns with the requirements in the HKPSG and are
acceptable from traffic engineering point of view.

Environmental Aspect

An Environmental Assessment (EA) (see Appendix 7) was conducted
to study any potential environmental impact/benefits associated with the
implementation of the Scheme. The study concluded that the impact on
air quality, noise impact, land contamination and waste management
were not insurmountable with mitigation measures adopted if necessary.

Air quality impact assessment (AQIA) revealed that no adverse air
quality impact due to the surrounding vehicular emission is anticipated
as the proposed development has complied with the recommended
buffer distance (min. 5m from local distributor and 20m away from
primary distributor) as recommended under the Hong Kong Planning
Standards and Guidelines (HKPSG).

On noise assessment, all assessment points with openable windows for
ventilation under base scenario (the current notional design) comply with
the noise criteria for residential use (i.e. 70 dB(A)). No adverse road
traffic noise is anticipated under notional design. No adverse fixed noise
impact generated from the major fixed noise sources on the residential
use is expected to occur considering the distant separation between the
identiflied major fixed noise sources and proposed development.
Feasibility of using quiet equipment/methods to mitigate the possible
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6.10

6.11

6.12

construction noise impact brought to the adjoining developments will
also be explored at subsequent project implementation stage.

Land Contamination appraisal was made for the scheme area. It is
anticipated that potential land contamination is very low as the site has
been occupied mainly for residential purposes for decades and there
was no dangerous good license issued for any activity in the Scheme in
FSD’s records. Twelve (12) locations were identified within the Scheme
which may have potential contamination resulting from operation of
vehicle repairing activities, transformer/electrical sub-station,
generators/fuel storage and DG storages at the premises. Further site
appraisal shall be conducted after DSP approval to ascertain any land
contamination issue.

On waste management, appropriate sustainable measures/approaches
to waste management are proposed to produce less waste and reuse or
recover value from waste, no adverse environmental impacts arising
from handling, storage, transportation or disposal of the wastes
generated the construction and operation stage of the Scheme are
envisaged.

Air Ventilation

An Air Ventilation Assessment — Expert Evaluation (AVA-EE) has been
conducted to assess the ventilation performance of the area surrounding
the Scheme (see Appendix 8). A comparison of air ventilation was made
between the notional design under the OZP-compliant Scheme (the
Baseline Scheme) and the notional design under the draft DSP (the
Proposed Scheme). Results indicated that the overall annual wind
condition and the overall summer wind condition under the Proposed
Scheme is similar to the Baseline Scheme. With wind enhancement
features of Proposed Scheme, including the permeable design and
stepped height profile of the new GIC Complex at the northern site, the
maintenance of two landscaped pedestrian avenues as wind corridors,
east-west aligned building setbacks, stepped height profile and sky
gardens at the main site, would enhance the wind permeability and divert
more winds to leeward areas. The low block and gateway square design
at the eastern site can also further enhance the wind performance of the
area. It is concluded that no adverse air ventilation impact, if not better,
is anticipated for the Proposed Scheme as compared to the Baseline
Scheme.
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6.13

6.14

Drainage and Sewerage Impact

A Drainage and Sewerage Impact Assessment (DSIA) was conducted
(see Appendix 9). The DSIA report has taken into account of the broad
review within the Kowloon City area with estimated drainage runoff and
sewerage flow under existing condition and future condition with the
proposed development. It concluded that the impact on the capacities of
the existing/planned drainage and sewerage system due to the increase
in population from the proposed development of the Scheme will be
acceptable. With the proposed diversion of existing pipes and proposed
new pipes to connect with the existing systems, manholes and sewers,
the existing public drainage network and public sewerage system would
have sufficient capacity to cater for the proposed development.

Water Supply Impact Assessment

Water Supply Impact Assessment (WSIA) was also conducted (see
Appendix 10). Findings of WSIA concluded that there would be no
adverse impact to the water supply due to the proposed development.
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7

.1

PLANNING MERITS

The Scheme will provide the following planning and environmental
benefits:-

Holistic re-planning and restructuring of land uses to enable non in-situ
redevelopment of the existing G/IC facilities along Hau Wong Road and
optimisation of land potential for maximum GIC provision of about
47,000sgq.m. GFA (about 3 times of existing provision) to meet
community needs;

Re-planning of land uses to create over 10,450 sq.m. of at-grade
landscaped diversified space (about 50% increase of the existing
provision) in the form of gateway square, market square and landscaped
pedestrian avenues for public enjoyment, bringing the greenery and
diversified space into the community;

Enhance the strategic “gateway” of Lung Tong area from KTDA by
creating a gateway square to connect with adjoining POS and sunken
plaza to formulate a scalable gateway between the Lung Tong area and
KTDA,

Restructuring and replanning of traffic and pedestrian network and
building setbacks to create comfortable walkable environment to
improve connectivity and walkability;

Provide underground public vehicle park to alleviate district's parking
demand and create opportunity for pavement widening with removal of
some on-street parking spaces;

Enhance local historical characters by preserving urban grid street
pattern and historic buildings to retain street ambience, with “small street
small shop” design in new development to accentuate local cultural and
dining characters;

Redevelop existing dilapidated buildings within the Scheme into quality
residential development with commercial/retail/GIC podia to meet
modern standards and contribute to more housing supply in the urban
area; and

Enhancing the townscape, urban design and environment through
sensible building layout and design.
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1.2 To integrate with separate rehabilitation (R2) and revitalization (R4)
efforts in area adjoining the Scheme to create synergy and wider
planning gains (do not form part of the DSP and subject to local views):

o Separate revitalization works for the remaining part of Carpenter
Road Park (CRP) to develop a harmonious design and upgrading
of facilities of the POS for the community; and to re-design the
layout of the CRP to enhance accessibility and visibility of the
Kowloon Walled City Park (KWCP) to reinforce its heritage
significance.

o Separate revitalization works for Tak Ku Ling Road Rest Garden
and rehabilitation/revitalization of the adjoining built environment
to improve overall streetscape and pedestrian environment in the
URA Focus Area.
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8

8.1

8.2

8.3

8.4

IMPLEMENTATION OF THE DEVELOPMENT SCHEME

The URA does not own or lease any land within the boundaries of the
Scheme and will acquire all the private lots within the Development
Scheme boundary. The URA intends to acquire the property within the
Scheme boundary by purchase under the current acquisition policy. An
owner of domestic and non-domestic property will receive the market
value of his property (valued on vacant possession basis). As for the
owner-occupier of domestic property, on top of the said market value, the
URA will pay a Home Purchase Allowance, which is assessed based on
a 7-year notional replacement unit of similar size within the same locality.

Supplementary documents detailing the implementation programme for
the Scheme is attached in Appendix 11. The URA may implement the
Scheme in association with one or more parties or implementing the
Scheme by itself alone.

Supplementary documents detailing The URA’s rehousing, compensation,
acquisition and resumption principles, which is subject to prevailing
policies at the time of issuing acquisition offers, are attached In
Appendices 12 and 13 respectively.

Any information contained in this document relating to compensation and
re-housing arrangement are with reference to the URA’s prevailing policy
on compensation and re-housing arrangement (“Compensation Package”)
offered by the URA to owners/ tenants at the time of issuance of this
document. The Compensation Package may be subject to change from
time to time upon any review carried out by the URA. The Compensation
Package to be offered by the URA to owners/ tenants affected by the
URA'’s project shall be that Compensation Package prevailing at the time
of offer. Nothing contained in this document shall constitute any
representation or warranty on the part of the URA or give rise to any
expectation that the Compensation Package contained in this document
will not be changed at the time of implementation of the project.

URBAN RENEWAL AUTHORITY

May 2022
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PART 3

SUPPLEMENTARY INFORMATION



Appendix 1

Preliminary Design
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Appendix 2

Extract of Kowloon City Action Area 3 (KC-AA3)
— KC-017 District History Study



Kowloon City Action Area 3 (KC-AA3) — KC-017
District History Study

2022 April

Prepared for Urban Renewal Authority

u TEEEB

URBAN RENEWAL
AUTHORITY

Prepared by Substance Lab Limited

= SUBSTANCE
LAB



SUBSTANCE LAB LIMITED Kowloon City Action Area 3 (KC-AA3) —KC-017
2022 April 14 District History Study

VERSION

District History Study submitted in April 2022

HERITAGE CONSERVATION CONSULTANT

YU, Ka Sing

Substance Lab Limited

13A, 7 Glenealy, Central

Tel: 9634 1466

Email: substancelab@gmail.com

CHECKED AND APPROVED BY

YU, Ka Sing (HKICON, HKIA, Registered Architect (HK), AP(Architect))

CAVEAT

The District History Study is carried out for KC-017, Kowloon City Action Area 3 (KC-AA3),
Kowloon City.

N

Authorized Signature: YU, Ka Sing

Cover photo:
Aerial photo of Kowloon City in 1963 (Survey and Mapping Office, HKSAR)



SUBSTANCE LAB LIMITED Kowloon City Action Area 3 (KC-AA3) —KC-017
2022 March 21 District History Study

Preface

This District History Study provides a crisp summary of the findings of the history and cultural
background of the Kowloon City Action Area 3 (KCAA3, Study Area). It also advises the
character of the Study Area and the most critical contributing attribute, the urban grid.
Assessment of the cultural heritage values of a number of identified old/representative
buildings relating to the urban grid is also prepared. This study concludes with the challenges
and benefits faced by maintaining the identified buildings within the KC-017 boundaries.
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INTRODUCTION to the
OVERALL HISTORY and CULTURAL
BACKGROUND of the STUDY AREA

1.0.1 This chapter gives an introductory description of the socio-historical and cultural
aspects of the Study Area and its development, including its immediate surroundings, from
its earliest recorded undeveloped state to present. The narrative of this chapter is arranged
according to the development of each place or topic of interest. Map and photo progression,
as well as a chronology of events, will be provided as a conclusion to this chapter.

1.0.2 This chapter is based on summarised from earlier KCAA3 Desktop Study on Historical
Development and Physical Environment and Cultural Mapping prepared by Substance Lab
Limited, dated February 2020 and November 2020 respectively.

1.1 Socio-Historical Development

1.1.0.1 Kowloon City was named after the Kowloon Walled City and its history can be
dated from the late Southern Song Dynasty, where the site originally served as the Kwun Fu

—
=

Cheung (B &1%). It was an area of vibrant trading activities.

1.1.1 Kwun Fu Cheung and Salt Production

1.1.1.1 The earliest recorded use of the Study Area was salt production, tracing back
to the Han dynasty. In the Southern Song dynasty, salt production was performed in Kwun Fu
Cheung, an area covering the present-day Kowloon City, Kowloon Bay, To Kwa Wan and Tsim
Sha Tsui. It was also one of the ten largest salt yards in Guangdong.

1.1.1.2 In Yuan dynasty, three assistant military corporates were set up in Hong Kong
and the surrounding areas. In 1297, due to the fall short of salt production, Kwun Fu Cheung
was used for the construction of Assistant Military Inspectorate (E & #{4&=]) for maintaining
public security at the Kowloon district. In the late Yuan dynasty, only the Assistant Military
Corporate in Kowloon (Kwun Fu) remained.
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1.1.2 Sung Wong Toi
1.1.2.1 Kowloon City was also believed to be the temporary refuge of the last

emperors of Sung dynasty. In the late Southern Song dynasty, the Mongols conquered the
capital of the Song Dynasty, Lian’an ([&%). The Song emperors Zhao Shi (%, also known
as Emperor Duanzong I%5%) and Zhao Bing (#4&, also known as Weiwang and Emperor
Dibing) took refuge in the Guangdong province and subsequently to Kwun Fu Cheung. A
temporary palace was constructed at the area to the south of current-day Kowloon Walled
City Park. To commemorate these last two emperors of Song, the wordings KR FZ (Sung
Wong Toi, whose literal translation is the terrace/platform of Song emperors) were engraved
on a boulder on Sacred Hill by local villagers.

1.1.3 Nga Tsin Wai and Other Village Settlements

1.1.3.1 It is believed that Nga Tsin Wai, also known as Hing Yau Yue (BA&), was
established by the Chan, Lee and Ng Clans. According to the genealogy of the three clans, the
ancestor of the three clans first settled in Nga Bin Heung (1#84¥), the present Nga Tsin Wai,
in the Ming Dynasty.

1.1.3.2 After the rescission of the Great Evacuation Order in 1669, the Qing
government encouraged the settlement of people along the coastal area. Before the British
possession, many villages had established in the vicinity of Kowloon Walled City. In order to
strengthen mutual defence and to resolve internal problems, two inter-village alliances, the
Kau Lung Tsai Yeuk (JLEE =47, seven alliances of Kowloon) and Luk Heung (7547, six villages),
were formed in Kowloon City and To Kwa Wan. The Tsai Yeuk was formed by at least nine
villages and was led by the Nga Tsin Wai due to its economic strength and long history.

The Kau Lung Tsai Yeuk includes the following nine villages:
i. NgaTsin Wai (f&7g11 &),
ii. NgaTsin Long (fETHIjBR),
iii.  Tai Hum (AHE),
iv.  Gak Hang ([@¥1),
v.  Shek Ku Lung (55%%E),
vi. TaKu Ling (F]&%28),
vii.  Sha Po (Di),
viii. Ma Tau Wai (58 [E]) and
ix. Ma Tau Chung (EFER).

The Luk Heung includes the following ten villages:

i. PoKong (Er),
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ii.  Sha Po (YD),
iii. GakHang (f@H1),
iv.  TaKuling (FT&%28),
v.  Shek Ku Lung (5&%%E),
vi.  Chuk Yuen (7[H),
vii.  Sha Tei Yuen (/b [E),
viii.  Nga Yau Tau (f7/55H),
ix.  Yuen Ling (JT28) and
X.  Ngau Chi Wan (&= )8)

1.1.34 In 1998, Land Development Corporation announced the redevelopment of Nga
Tsin Wai. In 2007, URA announced the development scheme which proposed the construction
of two high-rise residential towers and a conservation park. Relics of the village, including the
village gatehouse, the embedded stone tablet, the Tin Hau Temple and eight village houses
along the central axis of the village will be retained. In March 2016, archaeological excavation
works commenced and historic relics were discovered, including remains of watchtowers,
village walls and village moat of early settlement, which may be dated back to the Ming and
Qing dynasties. An Archaeological Impact Assessment was being carried out.

1.1.4 Kowloon Beacon Tower, Kowloon Guard Station and Coastal Fort, and
Kowloon Walled City
1.14.1 After the establishment of Xin‘an county in 1573 followed by enhanced

security against barbarians, increased coastal commercial activities resulted. Kowloon Dun
Tai (Kowloon Beacon Tower) was set up at Beacon Hill in 1668 to strengthen coastal defence.
It was later converted to the Kowloon Shuen (Kowloon Guard Station) in 1682.

1.1.5 Kowloon Street

1.1.5.1 Kowloon Street was a trade market that stretched along piedmont of Pak Hok Shan
(H#ELL) to the waterfront of Kowloon City. In the 18th century, it is considered an important
trading area due to its strategic location near Kowloon Bay. Merchant boats travelling to
Guangdong and Zhejiang had to berth at Kowloon Bay to replenish their supplements before
heading to China.

1.1.5.2 The Street served the villagers, fishermen and traders with daily essentials and
goods, such as clothing, grains, oil, vegetables and meats, and fertilizers. It was subsequently
matured into a commercial area and traffic artery in the Kowloon Peninsula.

1.1.6 Hau Wong Temple (A Declared Monument since 2014)
1.1.6.1 Hau Wong Temple was first constructed in 1730 by local villagers at the foot of Pak
Hok Shan. With considerable trading and commercial activities in Kowloon City, the
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construction and renovations of the Temple (in 1822, 1859, 1879 and in the late 20th century)
were financially supported by the merchants at Kowloon Street, local villagers and the Qing
government officials.

1.1.7 Kowloon Walled City

1.9:7.1 After the First Opium War, Kowloon Walled City was constructed by the Qing
government to strengthen the maritime defence of Kowloon Peninsula. Kowloon Walled City,
measured about 6.5 acres, was physically separated from Kowloon Street by massive stone
walls equipped with six watchtowers and four gates. Besides, stone walls were built on Pak
Hok Shan for military defence. The administrative office of the Assistant Magistrate of
Kowloon (also known as the Yamen f&F'9), warehouses, armoury, ordnance magazines and
military and administration buildings were deposited within the Walled City. Besides the Qing
civil and military officials, civilians also lived within the city.

1.1.7.2 With the donations from the Qing officials and local merchants, Lung Tsun Free
School was established soon after the completion of Kowloon Walled City. Free education
was provided. It was also used as a meeting place for villagers and officials to discuss public
affairs.

1.1.7.3 In the Convention for the Extension of Hong Kong Territory signed between
Great Britain and China in 1898, Kowloon Walled City and the Lung Tsun Stone Bridge were
excluded according to the terms of the lease, the Qing government continued stationed and
had rightful jurisdiction over the area, provided that their presence would not adversely affect
the defence of Hong Kong.

1.1.7.4 Soon after the signing of the convention, the New Territories, including
Kowloon City, was surveyed by Mr Steward Lockhart for future extension of the territory of
colonial Hong Kong. On 17th April 1899, governor Sir Henry Blake announced the formal
occupation of the New Territories. On 19th May 1899, the British troops entered Kowloon
Walled City and expelled all Qing Officials on the grounds that threatened the defence of the
colony.

1.1.7.5 In 1933, in order to improve the sanitary condition of the Kowloon Walled City,
the colonial government intended to relocate all residents by the end of 1934 and converted
the Walled City into a public garden. No consensus was reached in the negotiation which was
suspended with the outbreak of the Second Sino-Japanese War in 1937. In 1940, the British
cleared more than fifty squatters and structures, except the Lung Tsun Free School, Kwong
Yum House for the Aged (the former yamen) and a historic house. However, the realisation
of the walled garden plan was halted by the Japanese invasion in 1941, as part to realise their
plans to extend Kai Tak Airport.
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1.1.7.6 After the Second World War, the colonial government adopted a “hands-off”
policy, and the Walled City and adjacent squatter areas continued to grow. In 1950, a fire
broke out and the area was almost completely levelled. More than 2,500 squatter huts were
destroyed and more than 3,500 families were affected.

14727 The Walled City was not cleared after the fire, but the ruins provided an
opportunity for the Chinese immigrants to build their squatter settlement. The footprint of
the Walled City had also migrated with the construction of new squatters. The emerging new
squatters had sprawled southward and the southern boundary had been delineated by
Carpenter Road.

1.1.7.8 In the early 1980s, squatter settlement to the south of Kowloon Walled City
and the Sai Tau New Village were razed for the construction of Kowloon City Plaza and the
Carpenter Road Park to provide a shopping mall and a large open space. However, the
problem of the Kowloon Walled City remained unresolved.

1.1.7.9 The signing of the Sino-British Joint Declaration in 1984 had laid the
groundwork for the demolition of the city. On 14th January 1987, a mutual agreement was
made between the colonial government and the Chinese government to demolish the Walled
City. The City was rezoned to open space, expediting the decision to demolish the buildings
within the city. On 10th March 1987, the colonial government announced the decision to
resettle all occupiers, demolish the city and turn it into a public park. The site was taken over
by Urban Council, residents and businesses in the city were compensated. All buildings
(except the Yamen) were demolished by 1994. The public park, modelled on Jiangnan style
gardens, was built on the original footprint of the Walled City. The design of the park had
considered the heritage and historic relics of the Walled City, paths and pavilions were named
and artefacts were displayed in-situ. The Former Yamen and the Remnants of the South Gate
of Kowloon Walled City were later declared as monuments. In 1995, the Kowloon Walled City
Park is officially opened to the public.

1.1.8 Lung Tsun Stone Bridge and Pavilion

1.1.8.1 Due to the problem of opium smuggling, the thriving gambling business and
flourishing commercial activities at Kowloon Street since the mid-18th century, Chinese
Customs Stations were set up in Guangdong waters and at the outbound of Hong Kong,
including Kowloon City, to collect customs tax. This resulted in the call for the construction of
the Lung Tsun Stone Pier in serving the Chinese Customs in blocking opium smuggling. In
addition, with the increasing number of trade at Kowloon Street, the shallow coastal beaches
had hindered the anchoring of merchant boats and landing. As a result, with the donation
from the merchants and villagers in Kowloon City and Qing officers, a landing pier (later
named as the Lung Tsun Stone Bridge), was constructed near the Kowloon Street in 1873. In
addition to the stone bridge, a Pavilion of Greeting Officials was constructed at the landward
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end of the bridge to receive Qing officials who went ashore off the stone bridge and
proceeded to Kowloon City. The construction of the stone bridge had enhanced the trading
activities in Kowloon Street and the transport linkage of the Kowloon peninsula to other areas.

1.1.9 Lok Sin Tong Benevolent Society, Kowloon

1.1.9.1 The organisation was first initiated by Qing official Tong Shu Ming (;5#YEH) and gentry
from four village alliances and twenty-three villages (P04 —-+=#{) in 1843, most of these
allied villages scattered in Kowloon City, Ho Chung, Shatin and Tsuen Wan.

1.1.9.2 The financial source of Lok Sin Tong were mainly derived from the business
activities in Kowloon Street. Since the mid 18th century, there was flourishing trading
business near Lung Tsun Stone Bridge. In order to ensure fair trade, the goods could be
weighted by a designated scale before trading. The service and scale were managed by a
group of Chinese and fee were donated to the society for charitable purposes which support
its daily operation.

1.1.9.3 After the Kowloon Walled City was taken over by the British, the sovereignty
fight over the city remained unresolved. The military-weak Qing government had acquiesced
this situation, however, the succeeding nationalist government remained its claim of
jurisdiction and held the British claim to be illegal. Notwithstanding, as the surrounding areas
were governed by the British, the Chinese government could not gain actual control of the
city. On the contrary, the British claimed the complete jurisdiction over the city. The private
lots within the city were seized by the colonial government and regranted to the owners. To
minimise the disputes over the jurisdiction, new leases were only granted to charities for
providing public and religious services. In 1906, the Holy Trinity Church established the Kwong
Yum House for the Aged (& f&f5%) at the former Yamen. The Sam Sheng Temple (= EEEH) was
converted into a religious mission (KEZ{iE ). Charitable schools and institutions were also
established within the city. Other areas fell into disrepair and were occupied by squatters.
The dispute over jurisdiction and sovereignty of the city was only resolved after signing of the
Sino-British Joint Declaration in 1984.

1.1.10 1922 Kowloon Peninsula Town Planning Scheme and the Construction