
Panel on Development 
 

Subcommittee on Redevelopment of Buildings 
Developed under the Civil Servants' Co-operative Building Society Scheme 

 
List of follow-up actions arising from the discussion 

at the meeting on 25 January 2016 
 
 At the meeting of the Subcommittee on Redevelopment of Buildings 
Developed under the Civil Servants' Co-operative Building Society Scheme 
held on 25 January 2016, the Administration was requested to provide the 
following information – 
 
 

(a) a list of sites/buildings under the Civil Servants' Co-operative Building 
Society ("CBS") Scheme/the Government Built Housing Scheme 
("GBHS") which had yet to be redeveloped; for each of these sites, the 
location, the floor area and plot ratio of the CBS/GBHS building(s) at 
the site, the permissible floor area, the maximum plot ratio, the 
permissible development intensity (for example, whether it was high, 
medium or low), the plot ratios of the surrounding buildings; other 
major development parameters/restrictions, the Administration's 
analysis on its redevelopment potential, and whether the CBS/GBHS 
members had paid 1/3 or 1/2 of the land value when the land was 
granted to them for developing CBS/GBHS buildings; 

 
(b) written responses (with relevant documents if appropriate) in respect 

of the submissions from (i) The Incorporated Owners of the Thesaurus 
Court (LC Paper No. CB(1)467/15-16(01)); and (ii) Residents of 
GBHS Lung Cheung Court (LC Paper No. CB(1)458/15-16(01));   

 
(c) with respect to the views given in the submissions in (b) above that 

members of CBSs/GBHS had paid half of the land value as the 
premium in early years when the land was granted to them for 
developing CBS/GBHS buildings, why the Administration had 
claimed that CBS/GBHS members had paid only one-third of the land 
value; the contractual/supporting documents for the claim, including 
but not limited to specimens of leases of the land granted to CBSs and 
GBHS in early years for developing buildings, such as the buildings 
mentioned in the submissions in (b); 

 
(d) the principle/methods for assessing the land premium payable to the 

Government upon the sale of the flats or redevelopment of the 
buildings developed under the CBS Scheme and GBHS; whether the 
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principle/methods were the same for all CBS/GBHS sites/buildings; if 
no, the details; and 

 
(e) as regards the 12 CBSs which had their buildings redeveloped, the 

principles/methods for assessing the land premium payable to the 
Government upon the sale of the flats and/or redevelopment of these 
CBS sites/buildings; an analysis on the factors which contributed to 
the successful redevelopment of these buildings; whether these 
success factors could be of useful reference for facilitating the 
redevelopment of the CBS sites/buildings which had yet to be 
redeveloped; if yes, the details; if no, the reasons. 

 
2. The information requested by the Subcommittee is set out in the 
following paragraphs. 

 
(a) Basic Information and Key Parameters of the CBS/GBHS sites  
 
Basic Information and Key Parameters of the Sites 
 
3. A CBS site cannot be redeveloped unless the CBS concerned has been 
dissolved and the titles of the flats have been transferred to the owners.  At 
present, there are a total of 174 dissolved but yet to be redeveloped CBSs 
(involving 179 sites).  Similarly, a GBHS site cannot be redeveloped unless the 
GBHS concerned has transferred the legal titles of the flats to the underlessees.  
There is only one GBHS whose titles were transferred to underlessees.  Basic 
information and key parameters of these CBS/GBHS sites are set out in the list 
at Annex I.  
 
4. The list includes names and locations of the CBS/GBHS sites, and 
general planning parameters of these sites, such as – 
 

(a) the lot size according to the registered site areas set out in the records 
of the Land Registry (Column (A) of Annex I); 

 
(b) rough estimates of the gross floor area (“GFA”) of the sites (Column 

(B) of Annex I).  Where available, the GFA as shown in the relevant 
General Building Plan (“GBP”) is set out.  But for cases approved 
under the then “volume” regulation and/or with no GFA calculations, 
the as-built GFA figures are derived by broad-brush estimation based 
on  information available in the approved records and such rough 
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estimated figures should not be taken as the GFA figures approved 
under the Buildings Ordinance;  

 
(c) rough estimates of the maximum permissible Plot Ratio (“PR”) of the 

sites (Column (C) of Annex I).  Where available, the maximum 
domestic Plot Ratio (“PR”) or GFA prescribed in the relevant Outline 
Zoning Plan (“OZP”) is set out.  If the maximum domestic PR or 
GFA is not prescribed in the OZP, the maximum permissible domestic 
PR is roughly estimated by making reference to relevant requirements 
of the Building (Planning) Regulations (“B(P)R”), the adopted 
relevant Layout Plan or the Hong Kong Planning Standards and 
Guidelines, taking into account the building height restriction 
stipulated in the relevant OZP; and 

 
(d) rough estimates of the maximum permissible GFA of the sites, which 

are derived by multiplying the estimated maximum permissible Plot 
Ratio (i.e. (c)) by the lot size (i.e. (a)) (Column (D) of Annex I).  
Such information should not be taken as the readily achievable floor 
area as the ultimate achievable floor area of each of the sites is subject 
to various factors including the physical constraints of individual sites 
(e.g. slope, irregular shape of the site, etc.), the lease conditions, the 
specific requirements under B(P)R, etc.  In assessing the actual 
achievable floor area of individual sites, it would be necessary for the 
owners or developers to seek professional advice or assistance.        

 
5. Since the permissible development density of a site is subject to 
various site specific controls as laid down in the statute and administrative 
measures, including B(P)R, the extant OZPs and the leases concerned, etc., it 
would be a very extensive and time consuming exercise to compile an 
exhaustive list of the actual density controls currently being imposed on each of 
the 180 sites.  As such, only a rough estimate of the plot ratio based on the 
aforesaid methodology is set out in paragraph 4(c) above.  Similarly, it would 
be a very extensive exercise to list out the density controls of the nearby sites.  
 
Redevelopment Potential of the Sites 
 
6. In our paper to the Legislative Council Panel on Development for 
discussion on 26 May 2015 (CB(1)860/14-15(06), we had estimated that around 
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half of the CBS sites would have potential for redevelopment 1 .  Our 
assessment at that time was based on a broad-brush desktop study which 
focused on estimating the additional aggregate floor space that could be 
released from all the dissolved CBSs upon their redevelopment (should 
redevelopment be viable).  It aimed to allow us to assess whether there would 
be sufficient grounds to justify a deviation from Government’s established 
policy of premium charging to facilitate redevelopment on the premise of 
increasing land supply. 
 
7. For the purpose of the aforesaid desktop study, we had adopted a 
rough rule of thumb whereby a CBS site with a “redevelopment ratio” (defined 
as the ratio of the maximum permissible GFA to the as-built GFA of the CBS 
site) at two or above was generally assumed to have a higher potential of being 
financially viable for redevelopment since redeveloping the site would stand a 
better chance of breaking even, or, in some cases, yielding a surplus.   
 
8. In order to apply “redevelopment ratio” as a methodology to achieve 
our aim of estimating the aggregate additional GFA that can be generated from 
the redevelopment of all the dissolved CBSs (should redevelopment be viable), 
we had made further estimation/generalisation by adopting information on the 
estimated GFA (as detailed in paragraph 4(b) above) as well as the estimated 
maximum permissible GFA (as detailed in paragraph 4(d) above) of the CBS 
sites.    
 
9. It should be emphasised that the methodology involving 
“redevelopment ratio” is useful only for estimating the aggregate GFA yield 
from all the dissolved CBSs upon their redevelopment (should redevelopment 
be viable).  Applying the concept of “redevelopment ratio” to an assessment of 
the redevelopment potential of individual sites could be unreliable or highly 
misleading.  This is because “redevelopment ratio” is not the only factor that 
needs to be taken into account in assessing redevelopment potential of 
individual sites.  Factors including the physical constraints of individual sites 
(e.g. the presence of slope, the shape of the site, etc.) would also affect the 
ultimate achievable floor area of the individual sites.  Moreover, other site 
specific factors such as specific lease conditions, specific requirements under 
B(P)R, the attitudes of owners and developers, the prevailing market condition, 
the level of interest rates, the location of the property, positioning of the 
                                                       
1  Paragraph 6 of CB(1)860/14-15(06) 
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redevelopment in the property market, etc., are all relevant factors in assessing 
the redevelopment potential of individual sites.   
 
10. Therefore, a site with a “redevelopment ratio” at two or above does 
not necessarily imply that the site possesses potential for redevelopment.  
Similarly, there is no reason to suggest that a site with a “redevelopment ratio” 
of less than two would have no potential for redevelopment.  To this end, the 
assessment result should not be treated as the actual redevelopment potential of 
these sites and the information contained in Annex I should not be used for any 
purpose other than this desktop study. 
 
11. In view of the above, our previous assessment only represents a 
broad-brush analysis of the aggregate redevelopment potential of the CBS sites 
by employing the “redevelopment ratio” methodology, and has not taken into 
account the meticulous and detailed site-specific considerations of individual 
CBS sites. The redevelopment potential of any specific CBS site is subject to an 
array of site specific factors, and it would be inappropriate for the 
Administration to take a view on the issue.   
 
(b) Responses to the Incorporated Owners of the Thesaurus Court and 

Residents of GBHS Lung Cheung Court 
 
12. The Government’s responses to– 
 

(i) the submission from the Incorporated Owners of the Thesaurus Court 
(LC Paper No. CB(1)467/15-16(01)); and  
 

(ii) the submission from residents of GBHS Lung Cheung Court dated 16 
January 2016 (LC Paper No. CB(1)458/15-16(01)), their later 
submission dated 24 January 2016 (LC Paper No. 
CB(1)514/15-16(01)) as well as the e-mail from Mr Henry S.S. TUNG 
dated 26 January 2016 forwarded to Mr PY WONG and copied to the 
Panel on Development and the Subcommittee (LC Paper No. 
CB(1)514/15-16(02)) 

 
are attached at Annex II for Members’ reference. 
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(c) Land Premium Payment for CBS/GBHS Buildings  
 
13. The CBS scheme was launched in 1952 with the main objective of 
providing accommodation to CBS members and their families.  Under the 
scheme, CBSs formed by eligible civil servants (under the Co-operative 
Societies Ordinance, Cap. 33) were granted land by the Government at a 
concessionary premium, together with Government loans at preferential rates of 
interest, to enable them to build residential buildings for occupation by the CSB 
members and their families.  The legal titles of the land and the residential 
buildings are held by the CBSs which were responsible for building 
management and maintenance.  Pursuant to the respective underleases that the 
CBSs signed with their members, CBS members have a right to the exclusive 
use of the respective properties but do not possess legal titles to these properties.  
According to the land policy in the 1950s, the CBS sites were granted by 
private treaty at a concessionary rate of half of the upset price which was 
generally equivalent to one-third of the prevailing full market value of the sites. 
 
14. The GBHS is a modified form of CBS scheme introduced in 1963.  
Under the GBHS, the Government, rather than CBS, built blocks of flats and 
leased them to eligible local civil servants.  Land was granted at concessionary 
rates to the then Colonial Treasurer Incorporated (i.e. the Financial Secretary 
Incorporated) similar to the arrangements for CBS buildings, together with 
Government loans at preferential rates of interest.  The Financial Secretary 
Incorporated holds the title to the flats.  Two estates, namely, Lung Cheung 
Court and Hong Lee Court were built under this Scheme in 1969 and 1973 
respectively.   
 
15. In response to the requests of CBS members, the Government 
announced on 25 November 1985 the endorsement of a proposal to allow the 
transfer of the legal titles to the respective flats and land from the CBSs to 
individual CBS members, as well as the subsequent sale, letting or other 
disposal of such properties by CBS members, subject to their acceptance of 
certain conditions.  The arrangement was optional in nature and was also 
applicable to Lung Cheung Court and Hong Lee Court under the GBHS.  The 
Government promulgated the relevant guidelines in 19872, which specified the 

                                                       
2  “Guidelines to be Followed to Achieve the Transfer of Title to Flats and Land from Civil Servants’ Co-operative 

Building Societies and Government Built Housing Schemes to their Individual Members and Underlessees” (i.e. the 
Surrender and Regrant Approach).  This approach, which required the consent of all the relevant members for the title 
transfer, was later replaced by the Modification of Lease Approach (requiring consent of 75% of the members) in 1993 to 
facilitate the process. 
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requirements for CBS members and GBHS underlessees to pay the outstanding 
land premium before they could acquire the title of CBS flats and were allowed 
to freely sell or buy such flats in the open market.  The basis for calculating the 
outstanding land premium was set out in the relevant guidelines and 
modification letters to the leases entered between Government and CBSs for 
transferring the legal titles to the respective flats and land to individual CBS 
members.  In addition, the said guidelines also stipulate that a further land 
premium payment would be required for redevelopment of the buildings so as to 
fully utilise the maximum development parameters permitted under the relevant 
OZPs.                    
 
16. The Administration has conveyed the above information to the 
concerned parties on various occasions, which was clearly documented in 
records which ex-CBS members should have access to.  A list of the 
documents is set out below for Members’ reference – 
 
 
Annex Documents Relevant Parts 

For CBS Scheme: 
III Secretariat Temporary Circular No. 74 

dated 10 December 1952 (as varied by 
Secretariat Standing Circular No. 9 
dated 11 June 1956) – Housing 
Assistance towards Housing of Local 
Officers 

Paragraph 3 of the former 
Circular and paragraph 2(b) 
of the latter one 

IV Note of a meeting held on 14 February 
1967 of the Sub-Committee appointed 
by the Finance Committee of the then 
Legislative Council to discuss Item 
B.7 of the Agenda for the meeting on 
15 February 1967 – Development 
Loan Fund – Housing Loans: Local 
Government Officers   

Paragraph 2  

V Letter dated 25 November 1985 from 
the Secretary for the Civil Service to 
the Chairman, All Co-operative 
Societies and Others – Review of 
Civil Servants’ Co-operative Housing 

Paragraphs 2(c) and 2(d) 
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Scheme to Permit the Transfer of 
Legal Title to Existing Flats and Land  

VI Press Release on 28 November 1985 – 
Review of Civil Servants’ 
Co-operative Housing Scheme  

Paragraphs 7(c) and 7(d)  

VII Chapter 1 of Guidelines to be 
Followed to Achieve the Transfer of 
Title to Flats and Land from Civil 
Servants’ Co-operative Building 
Societies to their Individual Members 
under the Modification of Lease 
Approach 

Clause (2)(F) of the Second 
Schedule of Sample 
Modification Letter at 
Appendix V of Section 1 
(on pages 71 and 72), paras. 
(e) and (f) of Section 3 (on 
page 87), Section 7 (on 
pages 107 and 108)   

For GBHS (Lung Cheung Court): 
VIII Agenda Item B.8 (deferred from the 

previous meeting) for the Finance 
Committee meeting of the then 
Legislative Council on 1 February 
1967 – Development Loan Fund – 
Housing Loans: Local Government 
Officers   

Paragraph 6(i) 

IX Note of a meeting with the 
Representatives of Successful 
Applicants for Flats at Lung Cheung 
Court on 13 June 1969  

Paragraph (h) 

X Reply dated 17 July 1969 to the South 
China Morning Post on the Selling 
Price for Lung Cheung Court 

Paragraphs (b) and (c)  

XI Letter dated 25 November 1985 from 
the Secretary for the Civil Service to 
the Chairman, Government Built 
Housing Schemes and Others – 
Review of Civil Servants’ 
Co-operative Housing Scheme to 
Permit the Transfer of Legal Title to 
Existing Flats and Land 

Paragraphs 2(c) and 2(d) 

XII Notes of Twentieth Meeting with Staff 
Side of the Senior Civil Service 

Paragraphs 10 to 12 
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Council in Room 149, Government 
Secretariat on 14 January 1986 – 
Co-operative Housing Scheme for 
Civil Servants  

XIII Guidelines to be Followed to Achieve 
the Transfer of Title to Flats and Land 
of Government Built Housing Scheme 
from Financial Secretary Incorporated 
to Individual Underlessees 

Paragraph 5 of Chapter 1 
(on page 6), paragraph 3 of 
Chapter 3 (on page 10) and 
paragraphs 1(f) and 1(g) of 
Chapter 4 (on pages 13 and 
14) 

   
(d) Principle/Methods for Assessing Land Premium Payable 
 
17. As regards the principle/methods of assessing the land premium 
payable for removal of the alienation restrictions, the Lands Department 
(“LandsD”) confirmed that all the CBS and GBHS flats are subject to the same 
condition(s) for alienation restrictions, and hence the premium for removal of 
the said restrictions would be assessed under the same principle/methods in 
accordance with the lease conditions.  As stated in paragraph 15 above, all 
modification letters to the leases entered between Government and the CBSs 
were drawn up based on the sample Modification Letter at Appendix V of 
Section 1 of Chapter 1 of the “Guidelines to be Followed to Achieve the 
Transfer of Title to Flats and Land from Civil Servants’ Co-operative Building 
Societies to their Individual Members under the Modification of Lease 
Approach” at Annex VII, and the provisions on the assessment of land 
premium payable was included in Clause (2)(F) of the Second Schedule of 
sample Modification Letter thereof, which specifies that – 
 
‘Any owner (including the Owners’ Corporation but only in accordance with 
Clause (2)(C)(f) and Clause (2)(D) above) of a Relevant Interest in the said 
piece or parcel of ground may assign mortgage or charge underlet part with the 
possession of or otherwise dispose of or permit or suffer any other person to use 
or occupy such Relevant Interest if …he/she/it shall have first paid to the 
Government either an amount equal to two-thirds of the existing use land value 
of the Relevant Interest or if the said piece or parcel of ground is economically 
suitable for re-development at the relevant date an amount equal to two-thirds of 
such sum as the Director shall on a fair and impartial valuation certify to be the 
full market value of such Relevant Interest at the said date it being agreed and 
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declared that upon payment of either of the amounts as hereinbefore provided in 
respect of any Relevant Interest the restriction on alienation contained in Clause 
(2) hereof shall be null and void and shall cease to have effect but only in so far 
as it relates to such Relevant Interest and no further. 
 
IT IS FURTHER AGREED AND DECLARED THAT :- 
 
(1) For the purposes of the terms and conditions and covenants set forth in the 

Second Schedule to this Modification Letter:- 
 
(a) the expression “Relevant Interest” means an undivided share in the said 

piece or parcel of ground and the building(s) erected thereon the owner 
of which share as between himself and the owners of other undivided 
shares in the said piece or parcel of ground is entitled under the terms 
of an instrument registered in the Land Registry to exclusive 
possession of premises in the building(s) erected thereon; 

 
(b) the existing use land value means an amount equal to such sum as the 

Director shall on a fair and impartial valuation certify to be the full 
market value of the said piece or parcel of ground at the relevant date 
multiplied by such sum as the Director shall on a fair and impartial 
valuation having regard to the age and general condition of the building 
on the said piece or parcel of ground certify to be the full market value 
of the Relevant Interest at the same date divided by such sum as the 
Director shall on a fair and impartial valuation certify to be the full 
market value at the same date of a residential unit similar in gross floor 
area to the Relevant Interest in a building in a newly completed 
residential or partly residential development in the same locality as the 
said piece or parcel of ground; 

 
(c) the said piece or parcel of ground shall be deemed to be economically 

suitable for re-development if in the opinion of the Director (whose 
decision shall be final and binding on an owner of a Relevant Interest) 
the land value of the said piece or parcel of ground is greater than the 
value of the building on the said piece or parcel of ground at the 
relevant date; 
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(d) the expression “the relevant date” means the date on which any amount 
required to be paid under Clause (2)(F) above is assessed by the 
Director….’. 

 
(e) Successful Cases for the Redevelopment of CBS  
 
18. Based on information from LandsD, there are 12 CBSs (involving 13 
CBS sites) which had their buildings redeveloped/with redevelopment works in 
progress as at 30 November 2015.  Out of the 13 CBS sites, nine in which the 
land premium payable by the owners for removal of the alienation restrictions 
imposed on their flats were assessed on the basis of their ‘existing use land 
value’ (“EULV”).  Two CBS sites in which the land premium payable by the 
owners for removal of the alienation restrictions imposed on their flats were 
assessed on the basis of their ‘redevelopment value’ (“RDV”).  For the 
remaining two CBS sites, both EULV and RDV basis were adopted in assessing 
the land premium payable by the owners for removal of alienation restrictions, 
which were carried out at different points of time upon receipt of the respective 
applications from the owners.   
 
19. For these 12 CBSs (involving 13 sites), it is observed that not all of 
them fall within areas zoned “R(A)”, but also within areas zoned “R(B)” and 
“R(C)” when they were under redevelopment.  This demonstrates that sites 
falling within both high development density and low development density 
zones would have redevelopment potential.  It is also observed that there were 
successful cases of redevelopment whereby the number of units/GFA is less 
than that before redevelopment.  This demonstrates that gain in number of 
units/GFA is not necessarily prerequisites for redevelopment of CBS.   
 
20. In view of the above, it appears that there are no obvious common 
factors contributing to the successful redevelopment of the buildings within 
these 13 CBS sites.  
 
 
 
Development Bureau 
Civil Service Bureau 
Lands Department 
 
February 2016 















 
 Annex II(a) 

 
Panel on Development 

 
Subcommittee on Redevelopment of Buildings 

Developed under the Civil Servants’ Co-operative Building Society Scheme 
 

Responses to Submissions from the 
Incorporated Owners of the Thesaurus Court 

 
  The Incorporated Owners of the Thesaurus Court requested that the 
Urban Renewal Authority (URA) be responsible for redevelopment of all the 
buildings under the Civil Servants’ Co-operative Building Society (CBS) 
Scheme pursuant to its prevailing policy.  According to the revised Urban 
Renewal Strategy promulgated in February 2011, redevelopment projects 
undertaken by URA may be initiated by URA itself or URA may respond to 
the requests of owners for redevelopment, that is, under its “demand-led” 
redevelopment scheme. 
 
2. If a CBS is dissolved, its ex-members may consider applying to URA 
for redevelopment under the “demand-led” scheme after they have acquired the 
legal titles to their properties.  Under URA’s “demand-led” pilot scheme, 
URA will identify suitable redevelopment projects from applications received 
based on a uniform set of assessment criteria.  Regardless of whether they are 
URA’s self-initiated or “demand-led” redevelopment projects, the first and 
foremost consideration of URA is whether the buildings covered by the project 
are in seriously dilapidated condition and whether the living conditions of 
residents in these buildings are poor.   
 
3. As for the land premium payable for removal of the alienation 
restriction on the flats of dissolved CBSs, the Lands Department will assess the 
outstanding land premium payable by the CBS flat owners concerned 
according to the formula specified in the lease conditions currently in force.  
It is clearly specified in the lease conditions that the amount will be calculated 
in two ways, i.e. according to the Existing Use Land Value or the 
Redevelopment Value to be assessed in accordance with the parameters listed 
in the land lease.  The Government has not changed the principles or methods 
for assessing the land premium payable to the Government upon the sale of 
CBS flats or redevelopment of CBS buildings.   
 
4. Likewise, the Government has not changed the assessment principles 
or methods for the so-called “second level premium payment”, which is the 
required land premium payable to the Government for modification of the 
lease conditions to facilitate the redevelopment of CBS flats.  As in any other 
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cases of lease modification applications to facilitate building redevelopment, 
the Government will continue to adopt the same assessment principles and 
methods.  
 
5. The CBS scheme was launched in 1952 with the main objective of 
providing accommodation to the CBS members and their families.  Under the 
scheme, eligible civil servants were granted land by the Government at a 
concessionary rate to enable them to build housing units by way of CBS.  The 
legal title of the land and the buildings was held by the CBS which was 
responsible for building management and maintenance.  Pursuant to the 
respective underleases executed between the CBS and its members, CBS 
members have the right to use the respective flats but they do not possess the 
legal titles to them.  As for the actual premium paid by the CBSs back in time, 
based on the land policy at that time, land was granted at a concessionary rate 
of one-third of the prevailing full market value of the particular site under the 
CBS scheme. 
 
6. Separately, paragraph 2 of the minutes of meeting of a subcommittee 
appointed by the Finance Committee of the then Legislative Council dated 
14 February 1967, i.e. the “Note of a meeting held on 14th February, 1967, of 
the Sub-Committee appointed by Finance Committee to discuss Item B.7 of the 
Agenda for the meeting on 15th February, 1967 – Development Loan Fund – 
Housing Loans: Local Government Officers”, as extracted below, states that- 
 
“2. [T]he meeting noted that the policy of offering Local Officers’ 
Co-operative Building Societies land at 1/3 the full market value applied also 
to private employers’ staff and workers’ housing schemes and to the Housing 
Authority, Housing Society and other non-profit organisations … The present 
policy had been operative since 1953 when values were very much lower.  It 
was also felt that, since Government stood in the position of employer vis a vis 
participants in the schemes, it was reasonable that the 1/3 f.m.v. condition 
should remain inviolate in so far as these schemes were concerned.”     
    
7. Moreover, paragraph 10 of Annex B of the reply we submitted to the 
Panel on Development in August 2015, i.e. the “Notes of Twentieth Meeting 
with Staff Side of the Senior Civil Service Council in Room 149, Government 
Secretariat on Monday 14.1.86 at 2.30 p.m.”, as extracted below, states that : 
 
 
 
 
 
“10.  Mr. Kwok (Mr. KWOK Yuen-hon of HKCCSA) asked at what 
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concessionary rate land had been granted to Government built housing 
schemes.  Mr. Pope (Mr. R.D. Pope, Government Land Agent/Valuation, 
L.D.) replied that, as for co-operative societies, land had been granted at one 
third full market value.” 
 
8. The extracts above have clearly proved that all CBSs back in time 
were granted land at one-third of the full market value.  
 
 
 
Development Bureau 
Civil Service Bureau 
Lands Department 
 
February 2016  
  

 



 
              Annex II(b) 

 
Panel on Development 

 
Subcommittee on Redevelopment of Buildings 

Developed under the Civil Servants’ Co-operative Building Society Scheme 
 

Responses to Submissions from Residents of Lung Cheung Court 
under the Government Built Housing Scheme 

 
 

Background of the “Government Built Housing Scheme” 
 

 Residents of Lung Cheung Court under the Government Built 
Housing Scheme (GBHS) wrote to express that GBHS and the Civil Servants’ 
Co-operative Building Society (CBS) Scheme are two distinct schemes and 
should not be treated in the same light.  In fact, the GBHS, which was 
introduced in 1963, was modelled on and derived from the CBS scheme. 

 

2. The main objective of both the CBS scheme and the GBHS is to 
provide accommodation to eligible civil servants and their families.  The two 
schemes are different in the sense that, under the GBHS it was the Government, 
rather than individual CBSs, which was responsible for developing housing 
units for accommodation of eligible civil servants.   

  

3. Under the GBHS, the Financial Secretary Incorporated (FSI) owns 
the title to the buildings and grants underleases to eligible civil servants and 
their beneficial successors.  The underlessees do not own the title to the 
flats of the buildings, and the relevant properties are subject to alienation 
restrictions under the Government lease conditions of the subject lot.  

 

4. The GBHS was open to any eligible local civil servants aged 25 or 
above employed on pensionable terms (eligibility criteria roughly the same as 
those of the CBS scheme) for application.  Successful applicants were required 
to repay the loans to the Government over 20 years by instalments (all 
underlessees have fully repaid their loans to the Government by now).   

 

5. Under the GBHS, lands were granted on concessionary terms (usually 
at one-third of the full market value), with loans provided by the Government to 
underlessees at preferential rates of interest.  For details, please refer to 
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paragraph (6)(i) of Agenda Item B.8 for Finance Committee meeting of the then 
Legislative Council (LegCo) dated 1 February 1967, as extracted below- 

 

“6. Government-built flats 

(i) These will comprise three types, the cost of each flat (inclusive of 
land at one-third full market value) being roughly equivalent to two 
years’ salary of an officer in the middle of the appropriate salary 
bracket…” 

 

6. The residents of Lung Cheung Court pointed out that, according to 
the Secretariat Temporary Circular No. 74 and the Secretariat Standing Circular 
No. 9 dated 10 December 1952 and 11 June 1956 respectively, there were no 
provisions that required CBSs and their members to pay land premium prior to 
any freely disposal of their properties in the market.  In addition, in the 
Establishment Circular No. 69/68 on the GBHS issued by the Government to all 
civil servants on 30 November 1968, it was specified that the sale price, to be 
paid in instalments, already included the land cost, and there was no mention of 
any future need of land premium payment.  In this connection, the Circulars 
were made then to announce the details of the CBS scheme and GBHS, and to 
invite applications from those interested and eligible officers.  The schemes’ 
initial objectives were to provide accommodation to eligible civil servants and 
their families back then with no implications on the titles of the flats, therefore 
the Circulars were written in accordance with the then objective of the schemes.   

 

Background for the Development of Lung Cheung Court 
 

7. Lung Cheung Court (296 flats) and Hong Lee Court (431 flats) were 
built by the Government under the GBHS in 1969 and 1973 respectively.  Due 
to high construction costs and difficulties in identifying suitable sites for 
development, the GBHS was terminated upon completion of Hong Lee Court in 
1973.   

 

8. Lung Cheung Court is located within the Remaining Portion of New 
Kowloon Inland Lot No. 5195 (the Lot).  The Lot was granted to the then 
Colonial Treasury Incorporated (i.e. the present FSI) on 27 June 1969 at 
one-third of the full market value on the date of the lease for building 296 flat 
units, and allocating such flat units to eligible civil servants according to the 
terms and scoring criteria approved by the then Finance Committee of the then 
LegCo on 1 February 1967.   
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9. The residents of Lung Cheung Court pointed out that the occupation 
permit of Lung Cheung Court was issued on 14 April 1969 when the land lease 
of the Lot was yet to be executed.  As such the validity of the said occupation 
permit and the safety of the buildings were in doubt.  According to the 
information from the Lands Department (LandsD), the Colonial Treasury 
Incorporated had already obtained legal title to the Lot as at 19 January 1968 
pursuant to the Conditions of Grant No. 9328, and had since proceeded with the 
development of the Lot.  Subsequently, the formal land lease was signed and 
issued by the Government on 27 June 1969 in accordance with the General 
Condition No. 10(b).  As such, there is no issue with the validity of the 
occupation permit and building safety of Lung Cheung Court.   

 

10. The residents of Lung Cheung Court alleged that the Lot at which 
Lung Cheung Court is located was granted at the full market value on the date 
of the lease but such allegation is not true.  According to paragraph (h) of the 
minutes of the meeting on 13 June 1969 between the Government and the 
representatives of the successful civil servant applicants for flats at Lung 
Cheung Court (i.e. the subsequent owners of Lung Cheung Court), it is clearly 
stated that purchasers of the flats only paid one-third of the land premium and 
hence the parties involved were well aware that the Lot was granted at one-third 
of the full market value on the date of the lease.  This arrangement was in line 
with those of the former CBS scheme and the GBHS.   

 

Arrangements for Transfer of Titles to the Flats and Land of Lung Cheung 
Court 
 

11. Until 1980s, when some CBS members and the GBHS underlessees 
had fully repaid their respective loans, they began to seek permission to sell the 
flats under the CBS scheme and the GBHS.  Having consulted the then 
Executive Council (ExCo), a standard letter was issued on 25 November 1985 
to inform relevant civil servants of the ExCo’s decision: i.e. permitting CBSs to 
transfer the titles to the respective flats and land to individual CBS members, 
and permitting the sale, letting or other disposal of such properties by CBS 
members, subject to their acceptance of certain conditions.  It was an optional 
arrangement for CBS members and was also applicable to Lung Cheung Court 
and Hong Lee Court under the GBHS.  After several rounds of discussions 
with relevant civil servant representatives, the Government issued the 
“Guidelines to be Followed to Achieve the Transfer of Title to Flats and Land 
from Civil Servants’ Co-operative Building Societies and Government Built 
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Housing Schemes to their Individual Members and Underlessees” (i.e. the 
guidelines on Surrender and Regrant Approach) in 1987, which clearly stated 
that CBS members and GBHS underlessees were required to pay the land 
premium before they were allowed to freely sell or buy their flats in the open 
market.  In addition, a further land premium payment would be required if 
applications for modification of the lease conditions is necessary to fully utilise 
the maximum development parameters upon redevelopment as permitted under 
the relevant outline zoning plans.  

 

12. The Special Working Committee of Lung Cheung Court had 
appointed Cheng, Yeung & Co. in November 1994 to represent some 
underlessees of Lung Cheung Court to apply to the Government for the transfer 
of title to their respective flats.  Subsequently, pursuant to the relevant policy 
and the "Guidelines to be Followed to Achieve Transfer of Title to Flats and 
Land of Government Built Housing Scheme from The Financial Secretary 
Incorporated to Individual Underlessees" issued in 1993, the Government 
entered into a modification letter with the FSI on 22 February 2002 such that 
the Government lease was modified to enable the owners of Lung Cheung 
Court to freely transfer the title to their flats in the property market subject to 
the payment of the outstanding land premium.  The basis for calculating the 
outstanding land premium was set out in the relevant modified Government 
lease and the "Guidelines to be Followed to Achieve Transfer of Title to Flats 
and Land of Government Built Housing Scheme from The Financial Secretary 
Incorporated to Individual Underlessees".   

  
13. The residents of Lung Cheung Court alleged that the owners of Lung 
Cheung Court were unaware that the LandsD and the FSI had entered into a 
modification letter on 22 February 2002 to modify the Government lease, and 
that the owners were forced to pay the outstanding land premium according to 
the modified Government lease prior to any freely transfer of the title of their 
flats in the property market.  In fact, the then ExCo had approved in 1985 to 
permit CBS and GBHS buildings, including Lung Cheung Court, to undergo 
sale, letting or other disposal of such properties, subject to their acceptance of 
certain conditions, one of them being the required payment of land premium to 
the Government by the owners.  Application was totally optional for CBS 
members.  The said arrangement was announced at the time in the form of a 
press release.     

 

14. In addition, prior to the LandsD and the FSI entered into a 
modification letter on 22 February 2002 to modify the Government lease, 
Cheng, Yeung & Co. had distributed the draft amendments to the Government 
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lease to all Lung Cheung Court underlessees, with Chinese translation available 
for easy reference.  At the meeting on 26 August 2001 held at Lung Cheung 
Court, the Lung Cheung Court underlessees had approved in principle the 
acceptance of the draft amendments to the Government lease and the draft deed 
of mutual covenant.  Based on the above-mentioned documentary evidence, 
there were no “secret agreement” between the Government departments and 
“forced acceptance” being imposed upon the owners of Lung Cheung Court.   

  

15. The residents of Lung Cheung Court opined that the then District 
Lands Officer (DLO)/Kowloon East was not qualified to enter into the lease 
modification letter on 22 February 2002 to add the provision on land premium 
payment to the Government lease, it is important to note that the Director of 
Lands and all DLOs are authorised to handle all land matters, being responsible 
for land disposal (including land exchange and lease modification transactions) 
and acquisition, valuation of land and properties for various purposes, lease 
enforcement, land and squatter control, urban renewal and maintenance of 
man-made slopes on unallocated and unleased Government land.  Accordingly, 
the legality of the modification letter signed on 22 February 2002 regarding the 
transfer of land title for Lung Cheung Court flats is undisputed.  

 

Other Matters in Residents’ Submissions 
 

16. The residents of Lung Cheung Court cited Chun Man Court in Ho 
Man Tin, which was put on sale in 1980 under the Home Ownership Scheme 
(HOS), as an example to illustrate that similar to Lung Cheung Court, land for 
Chun Man Court was granted at a concessionary rate for housing development 
but individual flat owners of Chun Man Court were not required to pay any land 
premium for subsequent transfers of property; and that it follows that the same 
policy should be applicable for the pre-1980’s civil servant housing schemes.  
We must make it clear that the civil servant housing schemes and the HOS are 
two separate types of schemes that fall within different policy areas.  They are 
not the same in terms of the mode of development, eligibility criteria, pricing 
arrangements and regulations and restrictions imposed on beneficiaries; and 
different considerations have been taken into account in drawing up the 
schemes.  As such the two types of schemes are not for comparison. 

 

17. The residents of Lung Cheung Court also cited in their submission 
that both the Home Financing Scheme (HFS) and the Home Purchase Scheme 
(HPS) provide cash allowance to eligible civil servants to finance the purchase 
of their accommodation for self-occupation.  However, unlike flats purchased 
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under the CBS scheme and the GBHS, properties purchased under these two 
schemes are not subject to land premium payment to the Government before 
resale.  Therefore, they considered that civil servants participating in the CBS 
scheme and the GBHS are being treated unfairly.  Furthermore, they also 
mentioned in their submission that the site for Wah Yuen Chuen at Wah King 
Hill Road, Kwai Chung was granted at a concessionary rate.  However, the 
purchasers of Wah Yuen Chuen were allowed to apply for housing benefits with 
their flats under the HFS and the HPS.  This, in their view, is a form of double 
housing benefits on the part of the civil servants concerned.   

 

18. We must emphasis that civil service housing benefits are provided in 
accordance with the terms of appointment of the civil servants concerned, and 
the terms and conditions of the respective housing benefit schemes.  Under the 
HFS and the HPS, residential properties of the applicants are not developed 
with loans provided by the Government on preferential rates of interest, and the 
form of housing benefit (paid in the form of a cash allowance) is also different 
from that of the CBS scheme and the GBHS.  Therefore, these two types of 
schemes are completely different in nature and should not be treated in the same 
light.  In the case of Wah Yuen Chuen, while the former Wah Yuen Chuen 
Co-operative Building Society was granted land at a concessionary rate for 
property development, it had not received loans from the Government on 
preferential rates of interest for such a purpose.  Therefore, eligible civil 
servants may still apply for housing benefits under the HFS or the HPS with 
their flats in Wah Yuen Chuen.  

 

  

Development Bureau 
Civil Service Bureau 
Lands Department 

 

February 2016  
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