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Recommended Development Scheme

PURPOSE

This paper aims to brief Members on the findings and recommendations of the
‘Planning and Design Study on the Redevelopment of Government Sites at Sai Yee Street and
Mong Kok East Station – Feasibility Study’ (the Study).

BACKGROUND

2. The Study was commissioned by the Planning Department (PlanD) in March 2015.
The main objective of the Study is to examine the development potential of government sites
at the junction of Sai Yee Street and Argyle Street and adjoining area (Plans 1 to 3) for
comprehensive development including residential, commercial/office/hotel, open space and/or
government, institution or community (GIC) facilities, and making recommendations to
enhance public realm and public transport facilities in the area.

3. As part of the public consultation exercise undertaken during March to June 2016,
Town Planning Board (TPB) Members’ views were sought on 1 April 2016 (TPB Paper No.
10089 refers) and major concerns/comments received included due consideration should be
given to balance various factors such as development intensity, building height (BH), public
open space (POS) provision, air ventilation, visual permeability, traffic impact and
opportunities to address the existing congested traffic problems, pedestrian connections with
the surrounding areas, integration of the POS within the Site and with the surrounding areas,
and enhancement of Mong Kok character, etc. in the optimized development scheme. Extract
of the minutes of the concerned meeting is at Appendix I.

THE SITE

4. The Site, with an area of about 1.18ha1 is currently occupied by the Water Supplies
Department (WSD) compound, Food and Environmental Hygiene Department (FEHD)
offices-cum-vehicle depot and Luen Wan Street temporary car park. The surrounding area
consists of high-density mixed developments of commercial, residential and GIC uses. To the
immediate north of the Site is the commercial development Grand Century Place and Royal
Plaza Hotel. To its immediate east is the Luen Wan Street sitting-out area, further east are the
Mong Kok East Station Concourse of the Mass Transit Railway (MTR) East Rail Line, the
public transport interchange (PTI) outside the Mong Kok East Station, the Mong Kok

1 Site area of about 1.18ha has excluded the area setback for road/footpath widening works.
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Government Offices (MKGO) situated on a platform deck on top of the live East Rail and
freight yard2, Diocesan Boys’ School and the medium density residential area at Kadoorie
Hill. To the west and south of the Site is the old urban core of Mong Kok with a cluster of
local attractions including “Goldfish Street” and “Ladies Market” at Tung Choi Street,
“Sneakers Street” and the street market at Fa Yuen Street, “Flower Market and Bird Garden”
at Prince Edward Road West/Flower Market Road. The Site is also located at a transport hub
well served by the Mong Kok East Station, the existing PTI outside the Mong Kok East
Station, on-street public light bus (PLB) stands and cross-boundary coach (X-B coach)
termini cum stopping points on the nearby streets.  It is also within walking distance from the
Prince Edward and Mong Kok MTR Stations.  Currently, there is no footbridge connecting to
the Site but nearby, two existing footbridges, namely the Mong Kok Road Footbridge and the
footbridge across Argyle Street to Yim Po Fong Street can be found (Plan 4).

PUBLIC CONSULTATION

5. The Yau Tsim Mong District Council (YTM DC), the trade of PLB and X-B coaches,
local community and the major stakeholders 3 were consulted on the three proposed
development design schemes (Schemes A, B and C) formulated under the Study for the Site
(Plan 5). Besides, a survey had been conducted by the Yau Tsim Mong District Office (YTM
DO) of the Home Affairs Department by sending out a total of 227 consultation documents to
all the 68 residential buildings within 100m from the Site, Area Committee Members, DC
Members, schools and local organizations 4. Upon the end of the consultation exercise, YTM
DO had received 51 replies, among which about 76% supported Scheme C. Subsequent
consultations with various stakeholders were also made.

6. The major views and comments received are summarized as follows:

(a) Land Use – most of the comments supported the proposed commercial use of the
Site as it could enhance the commercial activities and vibrancy of the area, and
preferred the proposed development design scheme (Scheme C) which involves the
development of a single high-rise commercial tower (Plan 5) for the reasons that it
would offer the largest amount of POS for public enjoyment, better air ventilation
and visual permeability, even though the single high-rise tower under Scheme C
would breach the ridgelines as viewed from some vantage points. However, there
were also views that the Site should be developed into a PTI to help alleviate the
existing traffic congestion problems in the area instead of commercial developments
which would generate additional traffic to the area.

2 The area used by the East Rail Line and freight yard is vested in KCRC for operational purposes of railways.
Under para. 10(b)(iii) of Part II of Schedule 2 of the KCRC Ordinance (Cap. 372), the government reserves the
right to use exclusively the deck atop the East Rail Line for the land vested in KCRC and to permit other persons
to use the deck area. Currently, a PTI and the MKGO are situated atop the KCRC deck.
3 Major stakeholders include Hong Kong & Kowloon Chiu Chow Public Association Secondary School, Queen
Elizabeth School, Fa Yuen Street Hawker Association, Tung Choi Street (Ladies Market) Merchants & Hawkers
Association, Mong Kok Kai-Fong Association Limited, MTR Corporation Limited and Kowloon-Canton
Railway Corporation.
4 The 227 consultation documents had been sent to the Owners’ Incorporations of 57 buildings, the Management
Offices of 3 buildings, the Mutual Aid Committee of 1 building, 122 individual households of buildings without
any type of management (3-nil buildings), 30 Members of Yau Ysim Mong North Area Committee, 2 DC
Members of relevant constituencies, and 12 local organizations and schools.
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(b) Development Intensity and BH – there were comments supporting maximization of
the development potential of the Site for better utilization of land resources and
development of a taller building (350mPD proposed in Scheme C) with more open
space provision, better air ventilation and visual permeability. On the other hand,
there were also requests for reduction in the development intensity to avoid further
aggravation of the existing traffic congestion problems, and lowering of the BH due
to the concerns on possible adverse air ventilation and visual impacts / breaching of
ridgelines.

(c) POS / Greening –some considered that POS should be provided as much as possible
at the Site to help addressing the POS shortage problem in the Mong Kok area.
There were also requests for provision of more vertical greening in the future
development at the Site.

(d) Public Realm – some suggested that the proposed development should help
enhancing the vibrancy, traditional and local characters of the Mong Kok area, with
the provision of facilities for public activities. Some suggested providing a public
viewing deck on the rooftop of the tallest building for public enjoyment.

(e) Pedestrian Connectivity – some suggested taking the opportunity of the proposed
redevelopment to enhance the pedestrian connectivity and walkability in the area, in
particular the connection to the Mong Kok East Station and Grand Century Place
(Plans 1 to 3), which was currently not too convenient, in particular to the elderly
and disabled.

(f) Traffic and Transport - majority, in particular YTM DC and the locals, emphasized
that redevelopment of the Site should address the existing adverse traffic conditions
of the Mong Kok area and supported the accommodation of a PLB PTI and
loading/unloading (L/UL) facilities for X-B coaches in the Site for relocating certain
existing on-street PLB stands and some X-B coach stopping points in the nearby
area respectively, to improve local traffic circulation. Some YTM DC Members
requested the provision of more L/UL facilities to accommodate those existing X-B
coaches stopping points along Playing Field Road, in addition to those along Sai Yee
Street.  Besides, in view of the lack of car parking spaces in the area, some YTM DC
Members suggested increasing the provision of public car parking spaces in the
proposed development.

(g) GIC Facilities – a lot of comments requested that in addition to the proposed social
welfare facilities, more GIC facilities should be provided in the proposed
development including community hall, swimming pool, library and venue for post-
secondary education purposes.  While the provision of more facilities to cater for the
elderly was well supported, many commented that the integrated community centre
for the mental wellness (ICCMW) should not be provided in the proposed
development because the area was too vibrant to be a suitable place for this sort of
facilities.

RECOMMENDED DEVELOPEMNT SCHEME

7. Taking into account the comments/views received during the consultation exercise (as
mentioned in paragraph 6 above) and comments from the concerned government
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Land Use

(a) Mong Kok is one of the major shopping areas and entertainment destinations for
locals and tourists.  There is a traditional character of vibrancy with street activities.
As the Site is located at a busy transport hub, commercial development will be more
compatible and can further enhance the vibrancy of the area. Besides, the proposed
commercial development can also help meeting the demand for office
accommodation in Mong Kok and commercial development at the Site can generate
job opportunities close to the Mong Kok East Station which will be convenient to
future workers. In fact, most of the comments received supported the commercial
use of the Site and preferred the scheme with a single high-rise tower for the reasons
that it offered the largest amount of POS for public enjoyment, better air ventilation
and visual permeability, even though the single tower under the scheme would
breach the ridgelines as viewed from some vantage points.

(b) The RDS upholds the key planning and design principles to maximize opportunities
for enhancing visual permeability which has been demonstrated to be architecturally
feasible in complying with the Sustainable Building Design Guidelines
requirements; providing ample amount of POS and various GIC facilities which are
most needed in the old and congested urban area of Mong Kok; as well as various
public transport facilities to address the traffic problems in the area (Plans 6 and 7).

Development Intensity and BH

(c) To maximize the development potential of the Site for an optimal use of the scarce
land resources, and given the Site is at a prime location well served by infrastructure
and public transport facilities and various GIC facilities as well as POS will be
provided to serve the local needs, a maximum plot ratio (PR) of 12 as permissible
for commercial zoning under the prevailing outline zoning plan (OZP) is adopted.
The Traffic Impact Assessment conducted under the Study has confirmed that a PR
of 12 for the proposed development would be acceptable in traffic terms and such
development intensity is also comparable to other commercial developments in
Kowloon. With respect to the public views requesting for a reduction in the
proposed development intensity on grounds of traffic, visual and air ventilation
impacts, the proposed development intensity has been technically assessed under the
Study which concludes that no unsurmountable impacts are anticipated.

(d) To address the public concerns on BH, the RDS has been further refined with slight
extension of floorplate and reduction of a number of floors as well as the
redistribution of some of the commercial GFA to lower the maximum BH of the
RDS (including rooftop structures) by 30 m from 350mPD to 320mPD (Plan 7).
Although the BH of 320mPD will break the 20% “building free zone” as viewed
from the vantage points of Central Pier No. 7 and Sun Yat Sen Memorial Park,
according to Chapter 11 of the Hong Kong Planning Standards and Guidelines
(HKPSG) on Urban Design Guidelines, flexibility is allowed for relaxation on
individual merits and for special landmark buildings to give punctuation effects at
suitable locations. Such concept is well applicable in the Site which is located at a
transport hub well served by various types of public transport facilities.  The
proposed landmark building design will enhance Mong Kok’s identity and
add/maintain vibrancy of the Mong Kok area.
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(e) The proposed landmark building will have a smaller building footprint and allow the
provision of more POS at this prime site, better air ventilation and visual
permeability especially at pedestrian and lower levels, maintain the existing east-
west view corridor to the green backdrop of Kadoorie Hill along Fife Street, limit
overshadowing on the streetscape, and reduce the wall/bulky effect to the
surrounding residential developments. According to the Air Ventilation Assessment
conducted under the Study, the RDS achieves slightly better wind environment at
close proximity to the Site under both annual and summer conditions due to the
downwash effect induced by the tower. The overall ventilation performance is also
slightly better than the existing condition under summer condition.  In terms of
visual permeability, the RDS is likely to benefit from exposing the potential Old and
Valuable Trees (OVTs) to the streetscape, the coordinated and extended ground level
surface of the proposed at-grade POS at the junction of Argyle Street and Sai Yee
Street as well as more active street level facades that replace the FEHD offices-cum-
vehicle depot and WSD compound.

POS / Greening

(f) The proposed development scheme is designed to maximize the provision of POS
for public enjoyment to meet the public aspiration for more open space in the area
(Plans 6 and 8). A minimum of 6,550m2 POS will be provided within the Site and
an addition of 3,200m2 POS will be provided at the southern part of the Kowloon-
Canton Railway Corporation (KCRC) deck adjacent to the Site which will be
connected by two elevated landscaped walkways to form an integrated POS for the
enjoyment of the public.  To positively respond to the public comments, a public
viewing deck will be provided on the highest floor of the tallest building for public
enjoyment. Sky gardens at appropriate levels will be provided for the enjoyment of
the sky view of the city. All the POS will be integrated well with each other by way
of cohesive design and convenient pedestrian connectivity. Besides, vertical
landscape treatments as well as greening at the POS and landscaped areas will also
be provided at various levels of the development to maximize greening.
Furthermore, the existing OVT and two trees bearing OVT characters within the Site
are to be preserved and be integrated into the design of the at-grade POS.

Public Realm

(g) The proposed high-rise commercial tower can become a new landmark building in
the area with the provision of at-grade POS to create a focal point for social
gathering and leisure.  To maintain the vibrancy of street level along the routes
between the MTR Mong Kok East Station, Mong Kok Station and different local
attractions, retail activities along the routes are encouraged. Certain amount of
commercial activities such as open-air café and shops can also be provided to add
vibrancy to the area.
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Pedestrian Connectivity

(h) A comprehensive and user-friendly multi-level pedestrian network6, both vertical
and horizontal, connecting all facilities including the floors for the PLB PTI and
L/UL facilities for X-B coaches, GIC facilities, POS within the Site and on the
KCRC deck as well as the proposed link bridges/footbridges connecting the Site to
the adjacent areas and facilities will be provided to improve the pedestrian
connectivity to major public transport facilities/development in the area (Plans 8
and 9).  The proposed pedestrian connections will meet the request of the public for
enhanced pedestrian connection between the Mong Kok East Station and Grand
Century Place with the wider Mong Kok area.  In addition, to ensure the provision of
convenient and friendly pedestrian passageways, the connections are to be barrier-
free with weather protection and open 24-hour for public use. It will provide direct,
unobstructed and convenient linkages for the pedestrians.

Traffic and Transport

(i) To capitalize the opportunity to address the existing traffic problems in the Mong
Kok area upon redevelopment of the Site, a PLB PTI capable of accommodating
about 60 PLB at ground floor and L/UL facilities with about 20 spaces for X-B
coaches at basement floor, together with ancillary facilities including public toilet
and waiting area in each of the facilities will be provided within the development
(Plan 10). The PLB PTI and the L/UL facilities for X-B coaches will be used for the
relocation of the existing PLB terminus stands and X-B coach termini and stopping
points in the surrounding areas7.

(j) To respond to the public comments for the provision of more public car parking
spaces in the development, about 50 additional public car parking spaces have been
introduced to the RDS as compared with the original 80 public car parking spaces
proposed under Scheme C providing a total of about 130 public car parking spaces at
the basement (including 120 for private cars and 10 for coaches/medium and heavy
goods vehicles) (Plan 7).  To avoid overtaxing the traffic condition of the area, any
further increase in the provision of car parking spaces at the Site shall be subject to
further traffic review to be conducted by the developer with the agreement of the
Transport Department.

Road/Footpath Widening

(k) Taking the opportunity of the proposed redevelopment at the Site, works for
widening the carriageway and footpath portions for the sections of Sai Yee Street,
Argyle Street and Luen Wan Street abutting the Site are proposed to address the

6 The proposed link bridges/footbridges to be provided for pedestrian connection include (1) two 15m-wide
elevated landscaped walkways across Luen Wan Street to link up with the KCRC deck; (2) a link bridge to link
up with the existing Mong Kok Road Footbridge; and (3) a footbridge across Argyle Street to Hak Po Street with
provision of a connection point to link up with the planned Argyle Street Footbridge at junction of Argyle Street
and Hak Po Street.
7 The proposed PLB PTI is to relocate the existing PLB terminus stand at the sections of (1) Tung Choi Street
and Fa Yuen Street between Mong Kok Road and Argyle Street and; (2) Fife Street between Fa Yuen Street and
Sai Yee Street.  The proposed loading/unloading facilities for X-B coaches is for the accommodation of the X-B
coach termini cum stopping points at Sai Yee Street near MacPherson Playground, part of those along Playing
Field Road and new X-B routes operating to/from the new boundary control points.
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traffic problems in the area (Plan 11).  For Sai Yee Street, the southbound
carriageway will be widened from 2 lanes to 3 lanes and the approaching lanes at the
junction of Argyle Street will also be widened.  For Argyle Street, the width of the
eastbound carriageway will be widened and the existing left-turn flare lane to Luen
Wan Street will be extended to a standard lane for left-turn movement.  For Luen
Wan Street, the section between the proposed ingress/egress of the Site and Argyle
Street will be widened from one-way dual lanes to 3 lanes with two northbound
lanes and one southbound lane.  The corresponding sections of footpath of Sai Yee
Street and Argyle Street will be widening to 4.5m while that of Luen Wan Street to
3.5m. This will enhance the overall traffic flows in the area and improve the
pedestrian safety along the roads abutting the Site.

GIC Facilities

(l) The provision of the various GIC facilities (including a standard community hall, a
day care centre for the elderly, a neighbourhood elderly centre, an integrated
children and youth services centre, and an ICCMW) meets the need and aspiration
of the local community (Plan 7).  Specifically, the community hall is provided as a
positive response to the public views received during the consultation process.
However, there are some GIC facilities (e.g. swimming pool complex, library and
post-secondary educational facilities) requested but are considered not suitable or
feasible to be provided at the Site8. For the proposed ICCMW, since the current
ICCMW serving Yau Tsim Mong District operates in a commercial premises at
Mong Kok on temporary basis, the Social Welfare Department has advised that a
permanent site for such facility is necessary for better services delivery and meeting
the needs of the local residents.  As there is no other suitable site in the Yau Tsim
Mong District, the provision of the ICCMW at the Site is considered necessary and
it is a positive means to meet the needs of different sectors in the community.

8. Various technical assessments have been undertaken under the Study and confirmed
that, with the implementation of the identified mitigation measures, no insurmountable or
significant adverse impacts on traffic, environment, visual, air ventilation, landscape,
drainage, sewerage, water supply, utilities and structural aspects would be envisaged. Further
works including the carrying out of an engineering feasibility study for the proposed
road/footpath widening and proposed footbridge connections would be conducted by relevant
Government department to facilitate gazettal under the Road Ordinance (Cap. 370) before
redevelopment of the Site. All the concerned B/Ds consulted have no adverse comments
on/objection to the RDS.

9. Implementation of the various road/footpath widening proposals, construction of the
GIC/public facilities, POS and footbridges will be by the future developer in accordance with
the requirements of the government. The L/UL facilities for X-B coaches, public car parking
spaces, POS and footbridges will be managed and maintained by the future developer,
whereas all the GIC facilities, the PLB PTI and other public facilities will be handed back to
the government for management and maintenance upon completion of the construction works.

8 Since the Site is not large enough to accommodate a swimming pool complex and the Leisure and Cultural
Services Department has advised that there is already sufficient provision of swimming pools and library in the
Yau Tsim Mong District according to the HKPSG, the public suggestion of having a swimming pool and library
in the proposed development has not been taken forward. With respect to post-secondary educational facilities,
the Education Bureau considers that standalone purpose-built buildings are preferred to premises-based
accommodation for provision of campus for post-secondary education.
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FURTHER CONSULTATION WITH THE YTM DC

10. On 30 November 2017, the YTM DC was further consulted on the RDS and support
was obtained (Appendix II). Of the supportive views, some urged for the early
implementation of the project in order to alleviate the traffic congestion issues in the area as
well as providing various GIC facilities to serve the locals. Some DC Members reiterated,
inter alia, their requests for further lowering of BH, reduction of development intensity and/or
provision of more public car parking spaces as mentioned in paragraph 6 above.

PLANNING AND DESIGN BRIEF

11. To guide the design and development of the Site upon future land sale, the Study has
formulated a planning and design brief (PDB) (Appendix III) setting out major requirements
including the following:

(a) Urban Design Considerations
ɿ Creation of a distinctive landmark with an at-grade POS
ɿ Provision of retail shop frontage along main streets
ɿ Sensitive layout and building disposition
ɿ Provision of sky gardens
ɿ Provision of green infrastructure and landscape design

(b) Open Space Provision, Landscape and Tree Preservation
ɿ Provision of POS of minimum 6,550m2 with at least 3,200m2 at grade
ɿ Provision of additional POS of at least 3,200m2 on the KCRC deck adjacent to

the Site
ɿ Provision of a public viewing deck on the highest floor of the tallest building
ɿ In-situ preservation of the OVT and potential OVTs and integration with at grade

POS
ɿ Not less than 20% minimum green coverage for the Site
ɿ Provision of vertical greening

(c) Public Facilities
ɿ Provision of not less than 4,940m2 in GFA for social welfare facilities and a

standard community hall
ɿ Provision of a minimum of 9,840m2 in GFA for a PLB PTI and L/UL facilities for

X-B coaches
ɿ Provision of a minimum of 130 public car parking spaces

(d) Pedestrian Connectivity
ɿ Provision of a comprehensive pedestrian network within the development and

connecting with the surrounding developments
ɿ Provision of two elevated landscaped walkways to the KCRC deck
ɿ Provision of a linkage to the existing Mong Kok Road Footbridge
ɿ Provision of a footbridge across Argyle Street to Hak Po Street
ɿ Major pedestrian passageways are open 24-hour for public use
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(e) Road/Footpath Widening
ɿ Road/footpath widening for Sai Yee Street, Argyle Street and Luen Wan Street

(f) Others
ɿ Provision of “Smart City” features
ɿ A Gold Rating or above from the Hong Kong Green Building Council or such

other equivalent bodies
ɿ Temporary traffic and pedestrian arrangement

12. Requirements in the PDB would be incorporated into the land sale conditions as
appropriate.  For other non-quantifiable design requirements, the future developer is required
to submit a Master Layout Plan and Landscape Master Plan under lease to illustrate the design
scheme with reference to these requirements prior to implementation.  This would ensure that
the salient planning and design issues would be addressed in the future development yet
allowing flexibility to cater for innovative design according to the site circumstance.

WAY FORWARD

13. At present, the Site is partly zoned “Government, Institution or Community” and
“Other Specified Uses” annotated “Multi-storey Car/Lorry Park”, both subject to a maximum
BH restriction of 6 storeys, and partly zoned “Other Specified Uses” annotated “Railway
Station Development” subject to a maximum BH restriction of 71mPD on the draft Mong
Kok OZP No. S/K3/30. A 30m-wide building gap above 23mPD is designated under the OZP
at the central part of the Site to align with Mong Kok Road.  Amendment to the land use
zonings would be required to facilitate implementation of the redevelopment proposal.
Taking on board the findings and recommendations of the Study, PlanD will submit proposed
amendments to the OZP to the TPB for consideration in due course.

14. The Government will also follow up the implementation issues including the land
disposal arrangement, site clearance, reprovision of the public facilities, further study and
gazettel works in relation to the proposed road/footpath widening works and footbridges
connections, etc.

ADVICE SOUGHT

15. Members are invited to offers views on the RDS.

ATTACHMENTS

Appendix I Extract of the Minutes of the TPB Meeting held on 1 April 2016
Appendix II Extract of the Minutes of the YTM DC Meeting held on

30 November 2017
Appendix III Planning and Design Brief (Planning Requirements for the Site)
Plan 1 Location Plan
Plan 2 Site Plan
Plan 3 Aerial Photo
Plan 4 The Site and Surrounding Areas
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Plan 5 Public Consultation in 2016 – Proposed Development Design
Schemes

Plan 6 Recommended Development Scheme - Block Layout
Plan 7 Recommended Development Scheme - Section Plan
Plan 8 Recommended Development Scheme - Pedestrian Connection and

Public Open Space (3D)
Plan 9 Recommended Development Scheme - Pedestrian Connections and

Proposed Footbridge Links
Plan 10 Recommended Development Scheme - Public Light Bus Public

Transport Interchange and Loading/unloading Facilities for Cross-
boundary Coaches

Plan 11 Recommended Development Scheme - Proposed Road / Footpath
Widening

PLANNING DEPARTMENT
FEBRUARY 2018
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