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OUrgent CReturn receipt D1Expand Group [Restricted CPrevent Copy

- From: ‘
Sent: 2024-10-23 E2Hi= 20:11:16
To: tpbpd/PLAND <tpbpd@pland.gov.hk>
Subject: Fw: TTRESHERT 1o S R e T B S B4R % S/K3/URAS/1
Attachment: FM oppose.pdf

Submission Number: :
TPB/RIS/KaIURAsu-SsOO ’

.Representation Number:
TPB/R/S/KYURAY1-RO43

To:

TPERPD@PlanD.gov.hk

Dear Sir / Madam,
Please acimowledge a receipt of this email !

1 would like to submit my representation as per attached pdf file for your further action.

Submitted b
Name
BIEES
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{6458 38 Z 48 REFNA TR SIEIE R ERAL
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EHEIEER - R T8 RARRAIREIEER -
A3=FE{E E B 2 9%
A6=/E1E 1515 38~48 3

A7=SHAE 1 &
A8=A3+AG+A7

3. ERULIBIE -
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OUrgent OReturn receipt OExpand Group [Restricted [lPrevent Copy

——

From: : Flowerma rketconcerni ri

Sent: - 2024-10-23 EHi= 21:16:12

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Subject; YTM-013 Submission 461-500

Attachment: YTM-013 Submission 461-480.pdf; YTM-013 Submission 481-
500.pdf

Dear Slr/Madamn,

The Flower Market Concern Group, are writing to submit the community feedback we have collected
regarding the proposed Flower Market redevelopment plan (Plan no: S/K3/URAS/1) Over the past
weeks, we have gathered hundreds of responses, including both objections and expressions of support
from local residents and stakeholders. Please find attached the compiled representations for your
review. We believe these insights reflect the community's perspectives and should be considered in
your deliberations on the plan.

Yours Faithfully,
Flower Market Concern Group
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From: -

Sent: 2024-10-23 EHA= 22:01:26 Representation Number:

To: tpbpd/PLAND <tpbpd@pland.gov.hk> TPB/R/s/K¥/URAS/1-R676 ]

Subject: URA Sai Yee Street / Flower Market Road Development Scheme
(YTM-013) : '

Attachment: URA Flower Market OZP Annex.pdf; MKK HKPSG FEB 2024.pdf;

CIMG1717.JPG; CIMG1719.JPG; CIMG1720.JPG; CIMGT718.JPG;
YTM-013 Planning Submission (Book 1} Existing District
Problems (1).pdf

URA Sai Yee Street / Flower Market Road Development Scheme (YTM-013)
Project Development Information
The Scheme coinprises B sites with an Area About 29,315 sq.m

Total GFA:About 104,000 sq.m. Residential GFA About 75,400 sq.m.

Site A1 — A5: 23 buildings over 60 years old plus Government land occupied by scavenging
lanes and pavements.

Site A1 - 3,570m2

222G-222H and 224-230 Fa Yuen Street

152A-152D Prince Edward Road West

215-227 Sai Yee Street

16 buildings of 4 to 10 storeys high which were completed between 1952 and 1960

The site is zoned "R(A)" 73% and ‘Road’ 27%.

Majority of Site A1 is currently subject to a BHR of 115mPD and PR 9 while the southeastern
portion of the site has a lower BHR of 20mPD to assist the air ventilation performance in the
inner part of the Kowloon Peninsula.

Proposed development - two residential towers — 474 units / PR 11.5/ 150mPD / non-
domestic podium comprising retail / 125 basement parking / At-grade POS of about 500m2
at the junction of Prince Edward Road West and Sai Yee Street.

While this site can be assessed as in line with what should be the focus of the URA, to
replace low rise older buildings with high rise towers, strong objections to the transfer of PR
from A2 to A5. This has nothing to do with improving living conditions and is no more than a

ploy to generate more revenue for URA.

The proposed bulk wall effect and height is in conflict with the character of the district. The
junction of Sai Yee and Prince Edward is the main portal to the Flower Market. Pedestrians
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leave behind the overcrowded and polluted pavements of core MKK and cross over to the
more human friendly village type environment awash with greenery, flowers and

plants. Immediately stress levels are reduced and visitors relax and slow down as they make
their way through the market.

While redevelopment of older huildings is inevitable, this has to be carried out with respect to
the impact on the adjoining area.

The proposed development provides no OS for the estimated 1,175 residents who
presumably are expected to use the POS in lieu. This is not only inadequate, but also
unacceptable as the POS at the junction is essentially a pedestrian passageway.

Site A2 — 268m2 1-3 Yuen Ngai Street. 4/F building - broadly hounded by existing buildings
and Yuen Ngai Street to the east;

Site A3 —123m2 2 Yuen Ngai Street. 4/F building - broadly bounded by existing buildings
and Yuen Ngai Street to the west;

Site A4 —233m2 58-60 Flower Market Road - 5/F building - broadly bounded by existing
buildings and Flower Market Road to the north;

Site A5 - 251tm2 66-68 Flower Market Road - broadly bounded by existing buildings and
Flower Market Road to the north;

Site A2 — A5 zoned "OU(MU)" 84% and ‘Road’ 16%. PR 7.5 -9.00 115mPD.

A ‘linked-site’ approach will be adopted for Sites A1 to A5 in which the development potential
of the four individual small and isolated sub-sites (i.e. Sites A2 to A5} will be realised at Site
Al.

Site A2 — A5 Two at-grade POSs with an area of about 200m2 and 100m2 will be provided
in Sites A2 and A3 respectively, while single-storey retail facilities are proposed in Sites A4
and A5 to integrate with the retail frontage of the Flower Market Precinct.

STRONGLY OBJECT

This has nothing to.do with improving the standard of housing and is merely a ploy to
generate additional revenue for URA at Site A1. Providing two small POS so close to the
proposed 16,000sq.mts of POS at Site B makes no sense. Neither does replacing the two
buildings at A4 and 45 with one storey retail facilities generate any community benefit as they
will provide neither additional space at grade nor improve ventilation.

These buildings can be redeveloped in due course, they are narrow but long. Nof everyone
wants to live in large developments with club houses. URA developments deprive the
community of choice. As for lack of lifts, people with mobility problems have plenty of
alternatives, it is not essential to provide lifts in every building.

The Flower Market is one of the few retail nodes that has survived the crisis in the retail -
sector, the shops are crowded at weekends. Unlike packaged goods and foodstuffs, bringing
back flowers and plants from over the border is risky because they are easily
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damaged. Development that would negatively impact the commercial viability of the market
should be avoided.

Site B — 24,870m2 Government l.and - broadly bounded by Sai Yee Street to the west,
Boundary Street to the north, Mong Kok Stadium to the east and Flower Market Road to the
south.

Currently zoned “Open Space” 65%, “G/IC" 22% with ‘Road’ 13% BHR 2 storeys
“Single Site, Multiple Use”
Proposed Zoning “OU(MU)2" / PR 8.5/ 1560mPD / Public Vehicle Parking

Two residential towers — 880 units / hotel/office tower / Low-rise GIC complex of 20,000sg.m
abutting Boundary Street and Sai Yee Street with a reprovisioned 11 -a-side football pitch on
the podium level / Sports Centre / RCP / Public Toilet / District Health Centre / Family
Service Centre / 60-place Special Child Care Centre / Retail on G/F / POS: Not less than
16,200m2 of which not less than 8,800m2 at-grade

All built on a 3-level basement with GIC / Retail / 230 PVP and 441 parking facilities.
Low-rise retail block abutting Flower Market Road
STRONGEST OBJECTIONS

Three towers of 150mPD wall effect at this location would completely block the view of the
sky from the Flower Market, The attraction of the current low rise village ambiance would be
history.

Hotels are being refurbished as youth hostels, demand for commercial premises is in free
fall. Office blocks in core CBD have significant vacancies so this out of the way location
would generate no synergy. As for additional retail, even on Nathan Road one can now see
empty shop fronts, unimaginable a few years ago.

Again no internal OS provided for the planned 2,200 residents, so effectively the POS on the
podium should have 2,200sq.mts subtracted as the residents would no doubt use this in lieu.

Open Space

Another take over by the URA of at grade park, open space and recreational facilities
depriving the community for at least a decade of both active and passive recreational
outlets.

MKK has already a more than 50% deficit in both LOS and DOS amounting to 17ha,
see attached HKPSG. This plan would reduce it by a further 1,6ha.
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The OS comprises playing fields, shady sitting out areas, a path lined with shady mature
trees, outdoor ping pong tables, elderly exercise equipment, children’s playground, space for
domestic helpers to pitch tents and gather on days off. (Image 1718 attached)

All would be wiped out for over a decade and replaced with podium level facilities or an at
grade POS that is all about paving, ornamental trees and a stagnant waterway.

URA boasts that there will be a net increase in POS of about 1,185m2, but this is quantity
over quality. There is no comparison between the current very popular OS and that
proposed. And we find that in fact there is no increase as the POS it is to include provision
to compensate for the planned take over of Nullah Road Garden, 1,150sq.mts, so effectively
no net gain.

During the presentation to TPB, many members were less than impressed by the plan. They
pointed out the ‘green/blue waterway’ is mostly unshaded concrete and that the waterway
will be nothing more than a series of pools as the nullah is too contaminated to allow any
natural flow of water.

The at-grade POS at Sites A2 and A3 are small and would mainly serve as passive spaces
for resting and gathering, as well as entrances to the adjoining back lanes proposed to be
revitalised. We know what that means in HK, storage for trolleys, cardboard recycle
collection, etc.

Trees
212 existing trees are located within or siraddling the boundaries of the

DSP, including three Old and Valuable Trees (OVTs) (T068, T118 and T209), four Stone
Wall Trees (SWTs) (T097, T099, T106 and T116) and two mature trees (T103 and T106)
(Drawing 8).

The-proposal will retain 102 trees, including all the OVTs, SWTs and mature trees. The
remaining 110 existing trees that are in conflict with the proposed building footprints will be
felled.

This is a shocking loss of over 100 trees in a district that has very litile green coverage and
the new trees will not form part of a cluster but would be spread out so could not provide the
benefits of the current clustered scenario. There would be no eco system to support the flora
and fauna of the current OS.

That the Tree Survey is flawed is obvious. There are many Mature Trees on this site but the
Tree Survey Plan shows ONE ONLY.

Sports facilities;
The two building sporis facilities are very popular and fully booked. Depriving the
community of these facilities for a decade is contrary o the pledges made during the

Olympics that going forward the government would promote sports in the community.

LACK OF GENUINE PUBLIC CONSULTATION
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| walked around Site B, outside and inside. The sports facilities are district not local and
serve a wide section of the community so the consultation should have been extensive. But
the only notices | found were affixed to the doors of the two sports complexed. There was
nothing posted on the entrances to the other areas. The notices still posted on the
residential buildings are dirty and torn. (images 1717/1719/1720 attached)

For a development that would deprive the community of so many recreational facilities URA
should have set up a booth at Site B and engaged with multiple users. '

In addition, | have complained many times about the difficulties in downloading files from
TPB website. Ordinary home computers and lap tops do not have the capacity to handle
large files. They often crash. And then there is the added burden of finding the right file
because of insufficient notation.

Annex should be clearly labelled, for example

Tree Report

Traffic Impact Assessment

HKPSG

Efc

To check the content of all the Annex to find those of interests can take days. Govt staff and
consultants are paid to trawl through the papers, we citizens do this in our spare time and
often at the expense of time that could be spent relaxing or enjoying the facilities we are

fighting to protect.

See attached image

EXISTING MAJOR DISTRICT PROBLEMS — ACCORDING TO URA PAGE 15 PLANNING
REPORT (see attached copy)

Strong objections also to the fact that the papers on the URA website cannot be
searched by key words nor can one use copy and paste in order to extract relevant
details. When a paper is 550 pages long this is unacceptable.

5.2 Facilities are segregated by fencing and walls.

SURELY THESE ISSUES ARE EASILY RESOLVED?7?7?

5.3 More about fenced off and invisible CLEAR PARTITIONS ANYONE?7?

RCP and PT are unwelcoming environment SMALL POTATO ISSUES, EASILY
RESOLVED VIA RELOCATION, DECORATION, CLIMBING PLANTS. CERTAINLY NO
JUSTIFICATION TO TAKE OVER THE SITE.

5.4 The Plant Nursey segregates the OS and facilities. SO REPLACING IT WITH A RETAIL
BLOCK IS CLEARLY NOT A SOLUTION.
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5.5 and 5.6 Difficult pedestrian connection. Lack of synergy. AGAIN, EASILY RESOLVED
AND CERTAINLY NO JUSTIFICATION TO TAKE OVER THE SITE.

5.7 Sports Centres need to be upgraded. AGAIN EASILY REMEDIED AND NO EXCUSE
TO HAND SITE OVER TO URA

Traffic: The additional parking spaces will attract more vehicles into an already overcrowded
grid and further delay the many buses that run through the district. This is contrary to stated
policy that the community be encouraged to use public transport. The area should be
pedestrianized and vehicle owners forced to park elsewhere and walk to the Flower Market,
better for everyone’s health and fitness.

Provide additional GIC — BUT THE PLAN IS EFFECTIVELY ADDING MORE

RETAIL. WHAT IS THE LOGIC ABOUT DEVELOPING A ONE STOREY RETAIL
BUILDING ON THE PLANT NURSERY SITE? THIS IS NOT ON THE SAME SIDE OF THE
STREET AS THE FLOWER STORES AND THE PAVEMENT IS VERY CROWDED WHEN
THERE ARE GAMES IN PROGRESS AT THE STADIUM.

Instead, this location could be used for low rise GIC with a roof top landscaped café. One
thing that is in short supply at the Flower Market is cafes and tea houses. There is space at
that end of the Stadium that could be encroached on to extend the footprint. This would
resolve the URA's statement that there is ‘'no encouragement to gather and lack of
refreshment space’.

These 'District Problems' are minor in nature and easily addressed. They provide no
justification to take away the only OS in a crowded district and deprive the community of
active and passive recreational facilities for a decade or more.

- URA

5.1 The Development Scheme is in line with the objectives as promulgated in the URS7
published in 2011:

M restrucfuring and re-planning of concerned urban areas; There was never any mention that
the URA would embark on a systematic programme of eliminating at grade parks and
recreational facilities to fund its programmes

[} rationalising land uses within the concemed urban areas: Nor was there any mention that
its projects would gradually diminish the quality of both OS and recreational facilities

LI redeveloping dilapidated buildings into new buildings of modern standard and

environmentally-friendly design; No mention that they would all be cookie cutter wall effect
developments to house thousands, leaving little choice for alternatives

.| promofing sustainable development in the urban areas; That ship has sailed, there is
nothing sustainable about URA projects, always demolish, never rejuvenate

[} preserving as far as practicable local characteristics; Instead URA developments wipe out
well loved local establishments
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O providing more open space and community/welfare facilities; No mention then that alt at
grade and low rise facilities would be gradually exterminated and facilities moved onto
podiums

1 enhancing the townscape with atiractive landscape and urban design. Seriously, not a
single URA development has ticked this box

In response to the media recently re opposition to the plan the ‘URA PLEDGED TO ..........
FACILITATE NORMAL BUSINESS OPERATIONS AND DAILY LIFE AS MUCH AS
POSSIBLE.

Impossible when a community is deprived of open space and recreational facilitates for many
years,

While impact studies have been carried out re the operation of the retail business, there has
been no Social Impact Study with regard to the effect deprivation of these facilities would
have on both the mental and physical health of local residents living in small cramped units
who currently enjoy the space under the trees at their local park.

2024-03-18 https://news.rthk.hk/rthk/en/component/k2/1745054-20240318.htm

As legislator Andrew Lam pointed out, "l think, at the end of the day, the so-called urgency of
this project is that the government playground offers some potential for the URA to earn a
bit of easy money in a way.’

https://hongkonafp.com/2024/03/18/dont-cut-off-the-lifeblood-of-the-market-hong-kong-ex-
Ieader-lawmaker-criticise-flower-market~redevelopment!

Former chief executive Leung Chin-ying and lawmaker Doreen Kong urged the authorities to
give greater consideration to the area’s cultural importance.

Leung refers to earlier redevelopment projects like Wedding Card Street: "Those new sites
kept the shape but lost the spirit... we failed to keep the old architecture or the industry - it's
a double loss,” Leung wrote.

There are additional issues of dysfunctional policies such as ‘make more babies’ while at the
same time diminishing the quality and size of our parks. This when many urban districts, like
MKK, are deficient in the provision of 2sg.mts of Open Space per resident as mandated
under the HK Planning Standards and Guidelines. The shrinking of recreational space is
compounded by the Drainage Services takeover of large chunks of open spaces in
numerous districts to construct water storage tanks.

As for the sports facilities, no wonder there are so may ‘wayward” youth as the street level,
walk in courts are being replaced with gated and managed facilities that they avoid.

Time indeed for the URA to be reminded that it was never intended for its projects to be
funded via encroachment and exploitation of already meagre recreational spaces.

The impact on the community of loss of activity space during the years long redevelopment
phases must be evaluated. Residents should not have to suffer because the URA is not
savvy enough to balance its books.



OUrgent ClReturn receipt [Expand Group DORestricted OPrevent Copy

The OZP-should be rejected. With so many vacant commercial properties, ongoing
conversion of hotels and the increasing number of unsold units being held back by
developers, there is no justification to approve the destruction of popular parks and
recreational facilitates to fund a planning policy that is clearly in need of a long overdue
review as it has not kept pace with demographic and aspirational changes in the community.

Mary Muivihill
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Provision of Major Communi

 Attachment V of 7
MPC Paper No 2/24

Facilities and Open Space in Mong Kok OZP

)

. BKPSG | Pm"“‘;’;‘ . Surplus/
Hong Kong Planning | Requirement | Xistng P anne Shortfall
Type of Facilities Standards and (based on rovision | % ro;v ":‘l',ﬂ o {against
Guidelines (HKPSG) |  planned (llli;l:i:ti:;g planned
population) Provisi ; IPrfmsmnjj
District Open Space | 10 ha per 100,000 14.11ha 4.8ha /KEM . ) i - .39;1/
# e .
persons y Lo Y Pt
Local Open Space 10 ha per 100,000 14.1tha 5.74ha } 6 O -7.47ha
#
persons . g)ab > /
Sports Centre 1 per 50,000 to 65,000 2 4 4 R
persons® /
(assessed on a district
basis)
Sports Ground/ 1 per 200,000 to 0 0 0 0
Sport Complex 250,000 persons?
(assessed on a district
basis)
Swimming Pool 1 complex ﬁer 287,000 0 1 1 +1
Complex —standard | persons*
(assessed on a district
basis)
District Police 1 per 200,000 to 0 1 1 +1
Station 500,000 persons
(assessed on a regional
basis) .
Divisional Police 1 per 100,000 to 0 0 0 it
Station 200,000 persons
(assessed on a regional
basis)
Magistracy 1 per 660,000 persons 0 0 0 0
(with 8 courtrooms) | (assessed on a regional
basis) .
Community Hall No set standard N.A. 1 2 N.A.
Library 1 district library for 0 2 2 +2
every 200,000 persons®
(assessed on a district
basis)
Kindergarten/ 34 classrooms for 1,000 55 85 85 +30
Nursery children aged 3 to classrooms | classrooms | classrooms classrooms
under 6
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URA Sai Yee Street / Flower Market Road Development Scheme {(YTM-013)

5.

5.1.

5.2,

53.

54.

5.5.

5.6.

5.7.

EXISTING MAJCR DISTRICT PROBLEMS

Several existing district problems are identified in the area:
Segregated Open Space and Dilapidated GIC/ Sports Facilities

Although there are various open space and GIC/ sports facilities at Site B and its
vicinity, these facilities are physically segregated by fencing and/or walls, which limits
their accessibilities and are hardly noticeable by the public for access/ use.

Open space and sports facilities at Site B, including BSRG, BSSCs Nos. 1 and 2 and
Sai Yee Street Children’s Playground, are either fenced off and/or erected with walls,
which makes these facilities rather invisible from the pavement along Sai Yee Sireet
and Flower Market Road. Additionally, the RCP and PT within Site B situated at the
junction of Sai Yee Street/ Flower Market Road induces an unwelcoming environment
and obstructs the visibility of the entrance to BSRG and Sai Yee Street Children’s
Playground.

The Plant Nursery situated between Flower Market Road and Flower Market Path
within Site B, which is a restricted area by applications/ appointments for visits only,
has also physically segregated the open space and sports facilities at Site B from the
busy activities at Flower Market precinct.

in a wider context, the open space and sports facilities within the Scheme is also
physically segregated from the adjoining similar facilities, e.g. the THTRG to the north
of Site B, by. the heavily trafficked Boundary Street. There is no direct pedestrian
connection between the Scheme area and THTRG, unless to walk further down
towards the eastern side to the road junction of Boundary Street / Tai Hang Tung
Road. The poor pedestrian connection between the two recreation grounds limits
both accessibility and synergy among the places and its surroundings.

Similar problems also occur to the east of Site B at Mong Kok Stadium. Despite being
a major sports ground for international/ key local sports matches, the small entrance
plaza located at its southwestern part of the Stadium is largely blocked by fences/
walls, making the entrance rather invisible and unattractive. The Stadium is also
segregated from the open space and recreational facilities at Site B by Flower Market
Path and the Plant Nursery.

Furthermore, the existing Boundary Street Sports Centres (“BSSC”) Nos. 1 & 2 were
built in 1976 (48 years old) and 1987 (37 years old) respectively. Facilities of the two
sports centres would need to be upgraded to meet community needs.

Planning Report Page 15
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