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ITEM  FOR  PUBLIC  WORKS  SUBCOMMITTEE


OF  FINANCE  COMMITTEE








HEAD  703  -  BUILDINGS


Quarters - Internal security


46JA -	Departmental quarters at Lee On Road, Kwun Tong


47JA -	Departmental quarters at Hong Ning Road, Kwun Tong


48JA -	Departmental quarters at Lai Chi Ling Road, Lai King


49JA -	Departmental quarters at West Kowloon reclamation








Members are invited to recommend to Finance Committee the upgrading of 46JA, 47JA, 48JA and 49JA to Category A at an estimated cost of $6,027.5 million in money-of-the-day prices for the construction of four departmental quarters, two in Kwun Tong, one in Lai King and one in West Kowloon reclamation.











PROBLEM





	Under the Government’s Flat Production Programme, nine under-utilised government sites currently utilised as quarters for officers of the Disciplined Services are due to be released for redevelopment within the next few years.  It is necessary to build replacement quarters to house the affected officers and their families.

















/PROPOSAL .....


�
PROPOSAL





2.	The Director of Architectural Services (D Arch S), with the support of the Secretary for Security, proposes to upgrade the following projects to Category A at an estimated total cost of $6,027.5 million in money-of-the-day (MOD) prices -





�
Project estimate


$ million


(MOD)


�
�
(a)	46JA	Departmental quarters at Lee On Road, Kwun Tong


�
3,230.7�
�
(b)	47JA	Departmental quarters at Hong Ning Road, Kwun Tong


�
905.8�
�
(c)	48JA	Departmental quarters at Lai Chi Ling Road, Lai King


�
1,067.6�
�
(d)	49JA	Departmental quarters at West Kowloon reclamation�
823.4�
�
�
________


�
�
Total�
6,027.5�
�
�
________


�
�



PROJECT  SCOPE  AND  NATURE





3.	We propose to construct 3 952 departmental quarters on four Government/Institute/Community (GIC) sites, two located in Kwun Tong, one in Lai King and one in the West Kowloon reclamation. The four projects will provide a total of 76 Grade ‘C/D’, 109 Grade ‘E’, 843 Grade ‘F’, 2 776 Grade ‘G’ and 148 Grade ‘H’ quarters.  The size of the sites and the respective project scopes are as follows -











/Number .....


�



�
�
Number of quarters proposed�
�
�
�
Site�
Grade of quarters�
Total�
Number�
Communal�
�
�
area�
C/D�
E�
F�
G�
H�
No. of�
of�
facilities to�
�
Location�
(m2)�
No.�
No.�
No.�
No.�
No.�
quarters�
blocks�
be provided


�
�
Lee On Road, Kwun Tong�
19 750�
-�
-�
-�
2 072�
148�
	2 220�
8�
a residents’ association room, a multi-function�
�
�
�
�
�
�
�
�
�
�
room, recreational facilities; a day nursery, a mini bank and a convenient store


�
�
Hong Ning Road, Kwun Tong�
5 800�
-�
-�
288�
296�
-�
	584�
2�
a residents’ association room, a multi-function room, and recreational facilities


�
�
Lai Chi Ling Road, Lai King�
11 350�
76�
76�
456�
-�
-�
	608�
3�
a residents’ association room, a multi-function room, and recreational facilities


�
�
West Kowloon reclamation�
6 990�
-�
33�
99�
408�
-�
	540�
2�
a residents’ association room, a multi-function room, and recreational facilities


�
�
Total�
43 890�
76�
109�
843�
2 776�
148�
	3 952�
15�
�
�












/JUSTIFICATION .....


�
JUSTIFICATION





4.	Under the Government’s Flat Production Programme, the administration has identified nine under-developed quarters sites which are suitable for redevelopment. Two of these sites (35-37 Cloudview Road and Tudor Court at 83 Broadcast Drive) are in the published Land Sales Programme for 1998-99 and 1999-2000.  Subject to the finalisation of the Land Sales Programme for the subsequent years, the remaining seven sites will be required to be released by 2001-02.








5.	The nine existing quarters sites, with a total site area of 354 364 square metres, provide a total of 3 615 departmental quarter units, of which 120 are for officers grade staff and 3 495 for the rank and file staff.  Details of these sites, including the number and grading of quarter of each site, are at Enclosure 1.








6.	All of the affected rank and file quarters were built during the 1960s and 1970s.  Most of them are not up to modern standards. For example, some of the quarters are only provided with somewhat primitive kitchens and toilet facilities.  The quarters have also become costly to repair and maintain.  Physical conditions aside, many of the Rank and File quarters are graded below the current entitlement for such officers, which is Grade F to H.








7.	Furthermore, the nine existing sites are grossly underutilised by today’s site development standards. On re-development, the total building area of the sites will be increased by at least two and a half times.  The re-development of these sites at a much higher development ratio is in line with the Government’s policy to fully utilise scarce land resources.








8.	The four new sites, with a total site area of 43 890 square metres, will also be developed to their maximum potential, taking into account possible noise, traffic, sewage and other constraints.  In this context, a technical study undertaken by the Director of Architectural Services concludes that some 3 952 quarter units can be produced on the sites.  The surplus of 337 quarter units (3 952 minus 3 615) will be used to reduce the existing shortfall of departmental quarters for the various disciplined services.  This is currently estimated to be around 2 000.








/FINANCIAL .....


�
FINANCIAL  IMPLICATIONS





9.	We estimate the capital cost of 46JA, 47JA, 48JA and 49JA to be $3,230.7 million, $905.8 million, $1,067.6 million and $823.4 million respectively in MOD prices (see paragraphs 10 and 11 below), made up as follows -





�
46JA�
47JA�
48JA�
49JA�
�
�
�
$ million


�
�
�
(a)	Site works


�
9.9�
1.5�
14.6�
9.3�
�
�
(b)	Piling


�
278.0�
70.0�
18.7�
90.6�
�
�
(c)	Building


�
1,280.0�
380.0�
487.2�
287.4�
�
�
(d)	Building services


�
440.0�
110.5�
124.8�
99.8�
�
�
(e)	Drainage and external works


�
31.4�
9.5�
32.8�
33.9�
�
�
(f)	Furniture and equipment


�
73.5�
21.5�
25.2�
19.4�
�
�
(g)	Consultants’ fees


�
15.8�
4.9�
5.8�
4.4�
�
�
(h)	Contingencies�
203.9�
57.1�
67.8�
52.1�
�
�
�
_______�
______�
_______�
______


�
�
�
Sub-total�
2,332.5�
655.0�
776.9�
596.9�
(at December


 1996 prices)


�
�
(i)	Inflation allowance�
898.2�
250.8�
290.7�
226.5�
�
�
�
_______�
______�
_______�
______


�
�
�
Total�
3,230.7�
905.8�
1,067.6�
823.4�
(in MOD


 prices)�
�
�
_______�
______�
_______�
______


�
�
�
The construction floor area (CFA) of 46JA, 47JA, 48JA and 49JA will be �


/191 926 .....


�
191 926 square metres, 53 416 square metres, 67 303 square metres and 41 100 square metres respectively.  Their construction unit cost, excluding furniture and equipment cost and consultants’ fees but including contingencies, is $11,688 per square metre, $11,768 per square metre, $11,083 per square metre and $13,944 per square metre at December 1996 prices respectively.  A breakdown by man months of the cost estimate for consultants’ fees is at Enclosure 2.








10.	Subject to approval, we will phase the expenditure for 46JA and 47JA as follows -











Year�



$ million


(Dec 1996)�
Price


adjustment


factor�



$ million


(MOD)


�
�
�
46JA�
47JA�
�
46JA�
47JA


�
�
1998 - 99�
55.0�
18.0�
1.16358�
64.0�
20.9


�
�
1999 - 2000�
800.0�
225.0�
1.26830�
1,014.6�
285.4


�
�
2000 - 01�
900.0�
250.0�
1.38244�
1,244.2�
345.6


�
�
2001 - 02�
300.0�
90.0�
1.50686�
452.1�
135.6


�
�
2002 - 03�
277.5�
72.0�
1.64248�
455.8�
118.3�
�
�
_______�
______�
�
_______�
______


�
�
Total�
2,332.5�
655.0�
�
3,230.7�
905.8�
�
�
_______�
______�
�
_______�
______


�
�



11.	Subject to approval, we will also phase the expenditure for 48JA and 49JA as follows -











Year�



$ million


(Dec 1996)�
Price


adjustment


factor�



$ million


(MOD)


�
�
�
48JA�
49JA�
�
48JA�
49JA


�
�
1998 - 99�
20.0�
16.0�
1.16358�
23.3�
18.6�
�



/1999 - 2000 .....


�



1999 - 2000�
280.0�
210.0�
1.26830�
355.1�
266.3


�
�
2000 - 01�
310.0�
230.0�
1.38244�
428.6�
318.0


�
�
2001 - 02�
100.0�
80.0�
1.50686�
150.7�
120.5


�
�
2002 - 03�
66.9�
60.9�
1.64248�
109.9�
100.0�
�
�
______�
______�
�
_______�
______


�
�
Total�
776.9�
596.9�
�
1,067.6�
823.4�
�
�
______�
______�
�
_______�
______


�
�



12.	We derived the MOD estimates on the basis of the Government’s forecast of trend and labour construction prices for the period 1998 to 2003.  We will tender the works under a fixed price lump-sum contract because we can clearly define the scope of works in advance, leaving little room for uncertainty.  In view of the tight construction programme, we will tender the projects as design-and-build contracts.  Under this form of contract, the contractor will be responsible for the detailed design and construction works but will operate within firm and precise parameters, including a cash-limited budget.  We will define the scope and requirements of the project in sufficient detail to ensure that there will be no areas of design that the contractor could interpret in a way that is unacceptable to the Government.








13.	We estimate the annually recurrent expenditure for 46JA, 47JA, 48JA and 49JA to be $29.18 million, $7.93 million, $8.82 million and $8.36 million respectively.








PUBLIC  CONSULTATION





14.	For 46JA and 47JA we consulted the Kwun Tong Provisional District Board in January 1998.  For 48JA and 49JA, we consulted the Kwai Tsing Provisional District Board and the Yau Tsim Mong Provisional District Board in January 1998.  Members of the respective District Boards supported all four projects.














/ENVIRONMENTAL .....


ENVIRONMENTAL  IMPLICATIONS





15.	In January 1998, the Director of Environmental Protection (DEP) vetted the Preliminary Environmental Reviews (PERs) completed by consultants of D Arch S on 46JA, 47JA, 48JA and 49JA.  The PERs concluded that no Environmental Impact Assessment was necessary for the four projects.  The PERs recommended that the impact of road traffic noise on the following three proposed projects can be reduced to within the criteria stipulated in the Hong Kong Planning Standards and Guidelines with the provision of relevant mitigation measures.  We have included in the respective project estimates the cost to implement the necessary environmental mitigation measures -











Project No.�






Mitigation measures�
Estimated cost


$ million


(at Dec 1996 prices)


�
�
46JA�
provision of well-gasketted windows and air-conditioning to the facade of the residential block facing Lee On Road and the residential block facing New Clearwater Bay Road;


�
12.5�
�
47JA�
provision of well-gasketted windows and air-conditioning to the facade of the residential block facing Hong Ning Road; and


�
3.7�
�
49JA�
provision of well-gasketted windows to the facade of the residential block facing Road D2 on the West Kowloon reclamation.�
4.7�
�






16.	As the site for 46JA is located adjacent to the Jordan Valley Landfill, D Arch S has engaged a consultant to prepare a Risk Assessment for landfill emission and will provide suitable protection measures in the building design to avoid potential hazard associated with the landfill emission, as recommended by the consultant and agreed by DEP.  The estimated cost for implementing such measures is $1.6 million.  We have included the cost in the project estimate of 46JA.





/17. .....


�
17.	We will control noise, dust and site run-off nuisance during construction through the implementation of mitigation measures in the relevant contracts.








LAND  ACQUISITION





18.	The four projects do not require land acquisition.








Background  INFORMATION





19.	We upgraded 46JA, 47JA, 48JA and 49JA to Category B in February 1998.  We started site investigations for the four projects in February 1998.  We plan to start the construction works for the four projects in September 1998 for completion of 46JA, 47JA and 48JA, and 49JA in June 2001, March 2001, and February 2001 respectively.














-------------------------------------














Security Bureau


February 1998
































(KK283)


�
Enclosure 1 to PWSC(97-98)138





Details of quarters on nine existing sites








Address�



Site Area�
No. of Quarters to be Surrendered�
�
�
�
Grade�
No.


�
�
Kennedy Town Police Married Officers Quarters, 14 Kai Wai Man Road�
11 100m²�
I


I/J


J�
50


669


2�
�
�
�
Sub-total�
721�
�
North Point Disciplined Services Quarters, 632 King’s Road�
1 424m²�
I/J


J


J/K/L


�
22


110


99�
�
�
�
Sub-total�
231�
�
Tin Kwong Road Police Married Officers Quarters, Tin Kwong Road�
16 840m²�
H


I


I/J�
17


115


584�
�
�
�
Sub-total�
716�
�
Cheung Sha Wan Police Married Officers Quarters, 5 Tonkin Street�
17 010m²�
I


I/J


J�
21


681


124�
�
�
�
Sub-total�
826�
�
Wong Tai Sin Police Married Officers Quarters, 3 Chun Yan Street�
9 740m²�
H


I


I/J


J


K�
25


138


587


3


38�
�
�
�
Sub-total�
791�
�
1, 3 and 5 Ede Road�
6 500m²�
C


C/D�
48


24�
�
�
�
Sub-total�
72�
�
Burma Lines, Fanling�
284 999m²�
H�
114�
�
�
�
Sub-total�
114�
�
35-37 Cloudview Road�
2 471m²�
D


E


F�
1


23


24�
�
�
�
Sub-total�
48�
�
Tudor Court, 83 Broadcast Drive�
4 280m²�
E


F�
24


72�
�
�
�
Sub-total�
96�
�
Total�
354 364m²�
Total�
3,615�
�
(KK283)


�
Enclosure 2 to PWSC(97-98)138








	46JA -	Departmental Quarters at Lee On Road, Kwun Tong


	47JA -	Departmental Quarters at Hong Ling Road, Kwun Tong


	48JA -	Departmental Quarters at Lai Chi Ling Road, Lai King


	49JA -	Departmental Quarters at West Kowloon Reclamation








Breakdown of estimates of consultants’ fees





�
�
�
46JA�
47JA�
�









Consultants’ staff cost�
Average


MPS *


salary


point�






Multiplier


factor�



Estimated


man


months�



Estimated


fees


($ million)�



Estimated


man


months�



Estimated


fees


($ million)


�
�
Quantity surveying discipline


�
�
�
�
�
�
�
�
Contract administration�
Professional


Technical�
40


16�
3


3�
70.6


73.9�
11.7


4.1�
19.3


30.3�
3.2


1.7�
�
�
�
�
�
�
_____�
�
_____


�
�
�
�
�
�
Total�
15.8�
Total�
4.9�
�
�
�
�
�
�
_____�
�
_____


�
�
�
�
�
48JA�
49JA�
�
Quantity surveying discipline


�
�
�
�
�
�
�
�
Contract administration�
Professional


Technical�
40


16�
3


3�
25.5


28.0�
4.2


1.6�
18.0


25.2�
3.0


1.4�
�
�
�
�
�
�
_____�
�
_____


�
�
�
�
�
�
Total�
5.8�
Total�
4.4�
�
�
�
�
�
�
_____�
�
_____


�
�



* MPS = Master Pay Scale








Notes





1.	A multiplier factor of 3 is applied to the average MPS point to arrive at the full staff costs including the consultants’ overheads and profit, as the staff will be employed in the consultants’ offices (At 1.4.96, MPS pt. 40 = $55,390 p.m. and MPS pt. 16 = $18,595 p.m.).





2.	The figures given above are based on estimates prepared by the Director of Architectural Services.  We will only know the actual man-months and actual fees when we have selected the consultants through the usual competitive bidding system.
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