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Submission Number:
MTR TPBSR/S/KIFURAS/E-SO0L I

Representation Number: |
VTPBIR/SIK3/UR‘.A5/1-R730 |

Secretary, Town Planning Board Our ref* T&ESD/E&IC/ES/EnvE/L1262
15/F, North Point Government Offices,
333 Java Road,
North Point, .
Hong Kong Date: -7 0CT 20%
By Post and Fax

(Fax no.: 2877 0245 / 2522 8426)

Dear Sir/Madam,

Draft Urban Renewal Authority Sai Yee Street/ Flower Market Road Development
Scheme Plan No. S/K3/URAS/1 — Notice of Representation
Railway Noise Coneern

The Corporation has, in general, no objections to the Draft Urban Renewal Authority Sai Yee
Steeet/ Flower Market Road Development Scheme Plan (DSP) No, S/K3/URAS/ as gazetted
by the Town Planning Board on 23 Angust 2024. However, we noted from the concemed DSP
thet Site B involves the rezoning of a site to the west of Mong Kok Stadium from “Open
Space” (“O"), “Government, Institution or Community” (“G/AC™) end ‘Road’ to “Other
Specified Uses (Mixed Use) 2 (“OU(MU)2"), which will be developed as & mixed-use
development comprising high-rise “residential uses, Given the proposed devclopment’s
proximity to the East Rail Line (EAL), noise from rajlway operations could have 2 potential
impact on any future occupants. ' '

We understand that the applicant has already conducted an Environmental Assessment,
including a Railway Noise Impact Assessment (RNIA), which will be reviewed by the
Environmental Protection Department (EPD) to ensure full compliance with the statutory
requirements. We noticed from the RNIA that the proposed. residential development in Site
A (Sub-axea 1) and Site B (Sub-area 1) will not be subjected to any unacceptable railway
noise impacts from the EAL, Nevertheless, we have reservations over the assumptions
considered in the RNIA which could result in an underestimation of the overall rail noise
impact on the proposed residential development.

Wa wish to caution that the proposed development can be sensitive to air-borne noise from
EAL, especially the noise emitted from the nearby rail turnout infrastructures near
Embankment Road which could result in adverse noise impact to the future occupants. We
recommend that the development proponent conduct a detailed RNIA: by adopting relevant
correction factors for rail crossings to get a more aceurate esthmate of the railway noise impact.
Regarding the correction factors for the rail crossings to be adopted in the noise assessment,
reference may be made to the recent environmental impact assessment reports approved by
the EPD,

02-0CT-2024 16:40 1852 2933 7728 208% P.001
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Our ref: T&ESD/B&IC/ES/EnvE/L1262
Date: -2 00T 204

We respectfully urge Town Planning Board to give due consideration to our concem and
jmpose relevant requirements through planning Driefs, statutory plans and/or land
administration documents. The development proponent should also ensure that the future
residents of the development will not be exposed to noise impacts exceeding relevant noise
limits by implementing any necessary noise mitigation measures, at its own cost and to the
satisfaction of the Director of Environmental Protection,

Thank you for your atterition. Should you have any queries, please feel free to contact our
Lead Environmental Manager, Ms. Catherine Leung at

Yours faithfully,

AN

Chan Hing Keung
Chief of Operations Engineering Service & Innovation

c.c’ Mr. TAM Cheuk Wai, Gary . Assistant Director of EPD (Environmental
Assessment) '
Mr, LEE Chee Kwan - Principal Environmental Protection Officer
(Assessment & Noisc)
Page 2 0f2
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REPRESENTATION IN RESPECT OF
PLAN UNDER SECTION 6(1) OF
THE TOWN PLANNING ORDINANCE (CAP. 131)

MRE (HmmARIEHM) (%131 F)
55 6(1) &k B B AU fF &8 B 4




Form No. S6 S6 %

Reference No.
For Officlal Use Only TR

HIBERE IR Date Recelved
g -

The representatlan should be made to the Town Planning Board {the Board) before the expiry of the specifled plan exhibition period. The
completed form and supporting documents (if any} should be sent to the Secretary, Town Planning Board, 15/F, North Polnt Government
Offlces, 382 Java Road, Naorth Point, Hong Kong.

Hilt AR ISEAERRTHTED SN ERITE R G (TR "SRG ) BY N2 REME RIS EE) 2
FUATEE LA AR 333 WHbABINSR 15 kiR RIR R ATy -

Please read the “Town Planning Board Guidelines on Submisston and Processing of Representations and Further Representations” before you
fill in this form. The Guldelines can be obtalned from the Secretariat of the Board (15/F., North Point Government Offlces, 333 Java Road,
North Point, Hong Kong —Tel.: 2281 4810 or 2231 4835) and the Planning Enquiry Counters {PECs) of the Planning Department {Hotiine: 2231
5000) {17/F., North Paint Government Offices, 333 Java Read, North Polnt, Hong Kong and 14/F., Sha Tin Government Offices, 1 Sheung Wo
Che Road, Sha Tin, New Territorles), or downloaded fram the Board's website at hitp:/fwww.tpb.gov.hk/ .

TSR  EERANBEATIE TR TR AR PR R R R I Bt — b il | ViR A ARIIES | < WSS TR
ST RIERIL A N 333 WbARUNSTE 15 £ - WEE: 2231 480 5% 223 4835 R INEENSINISEI A B A4 2231
5000) EiEibeyHasil 333 BAbABORAE 17 RNV E LR 1 SHOMBT&E 10 1) #HE ARG R SNAE TR
(EEhE: hitp/fwww.tph.pov.ikf ) « .

This form can be downloaded from the Board's website, and chtained from the Secretariat of the Board and the PECs of the Pianaing
Bepartment. The form should be typed or completed In block letters, preferably in both English and Chinese.  The representation may be
treated as not having been made If the required Informatlon is not provided,

ST B GO E TR » ARTT RS B e R BAR BIR AVR RIFTR SR A - 1R AR A AR DT EN T s U IE A RS
oA » IPSHTRRIE PO - ERAEIHEATRRE BRSNS RS AT SRR -

In accordance with the Town Planning Ordinance (the Ordinance}, the Board will make avallable all representations recelved for publie
inspection as soon as reasonably practicable at the Board's website and the PECs,  The representations will be avallable for public Inspaction
untll the Chief Executive In Councll has made a decislon on the plan in question under section 9 of the Ordinance.

R CRITEREEED) CFE TR L) ZRSSESEMINTTARRET - BIEFTEREE U LR E B R HTHRR R
FRGRERAR A RER  AETRET WETR SRRSO o RElEmRERF e St -

L

Person Making this Representation (known as “ Representer” hereafter)

RO EHRBIIAS (T "HBAL)

Full Name #48 / &78 (MrfMsCompany/Organization® Frlft/ 2SI )

MTR Corporation Ltd

{Note: for submission by person, full name shown on Hong Kong ldentity card/Passport must be provided)

CEE: EEART ARLATEHHE BEARNEHE)

2

. Authorized Agent (if applicable) MIFMRCE A (A EWH)

Full Name g / 238 (Mr./ Ms./Company/Organizatlon* 454k f4r—-/ AT/ )

{Note: for submission by person, full name shown on I:iong Kong Identity card/Passport must be provided)

GEX: EEART FURTLBREBHHE BRARNSH)

®

Pl

Delete as appropriate SR iR
ease flll in “NA” for not applicable item IFEREENESMNE © FilA




Form No. 56 it S6

3. Details of the Representation (use separate sheet if necessary)?

HMLEFEHEERE  FAERRRHE)Y

The plan to which the representation relates (please Draft Urban Renewal Authority Sai Yee Street/
specify the name and number of the plan})

SAEREMAGOMEE] (SRR R Flower Market Road Development Scheme Plan
No. S/K3/URAS/

Nature of and reasons for the representation BIHIRTME B H

Are you supporting or
Subject matters HHIIEIEE | opposing the subject matter? X
R R SR INER? Reasons EEpH

O support ¥FF

O oppose Y

] support ¥f

[0 oppose Fit

[J  support 3tiF

O oppose ¥

Any proposed amendments to the plan? If yes, please specify the details,
HEAIZEEEEEEREET? WFaYEE » sEruIsey -

Please see comments in the attachment (Our ref; T&ESD/E&IC/ES/EnvE/L1262)

#  Ifthe representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
for the submisslon,  Provision of emall address is also required. )

FEetERE 20 HRAERA—EAONMEE Ad » QIR EHIA R TR0 — R4 - BARtemEnbt -

@ Please describe the particular matter In the plan to which the representation relates,  Where the representation relates to an amendment
to a’plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. &7 RIAIP B ARENG
ISR MR HEETAR - SRR AR A TR B &R -

A Please also note that section 6(3A4) of the Ordinance provides that any representation recglved under sectlon 6{1) may be treated az not
having been made If, in the oplnion of the Board that, the reason for the representation Is a reason concerning compensation ar assistance
relating to, or arlsing from resumptionfacquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provislons on compensation and/or promulgated policy on
compensation. Shauld you have any views on compensation or assistance matters, you may separately raise your views to the Director of
Lands or the relevant authority, B53ERT - (RGIE cEANRETH » B G EE AIREET 6(1) BRI E{a Rt FriE AT ER e R ER BN AT
&,/ #F 8/ BT A L 2 R HETTS [AE RO SRR RN AR » ISR TR AR I - STAREsL i IR0
MRS, e AFITHIRTEIRR  OHBHSRBIEEAER - ISTENBARESENERHEY -

Please fill “NA” far not applicable item FBIEF HANEEME - FRA

[ at the appropriate box BSFEEMAY AL & 88
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REBLTERFARE)  MRRROEEMNEREE -

Wil TREZE) YUERMOEESRE - FEPO - THRRE - HEE -
BLEBRR  EREiS  SBEEERNER (R TRRZE) $EE
B) o IRAANERERTSHMBAAEE » HINM)IAHE - BEXEI T K
BT IETE > BRESKEER -

RWERR LT ATEIRS - EEPHRBEEREZRRRERRR
22NERL > hEBERREETURRGR  JRSHRBER

BETBRENGF - BENMT  BREFNEM « FEITARTEAE
B BHERNEELREEAL  BARHREEEEFEENER..
RERRENERE - TERER SEFEAEBARS » ELERM

EHN{EREL = doing small things with great love (also in
flower market area daily, weekly, monthly, yearly.)
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Submission Number:
TPB/R/S/K3/URA51-S210

o

From: I : :
Sent: 2024-10-21 B#i— 09:32:35 Represe"taz':: g:'_;n;ﬁ'
To: tpbpd/PLAND <tpbpd@pland.gov.hk> TPB/R/S/KY

Subject: YTM-013_submission

OUrgent OReturn receipt OExpand Group ORestricted OPrevent Copy

EAERE/CREEETEYTM- OB AR > @ AR E - SURRFN - A 2k—
RIRETE R ) > (AR EEEIR

#4 (£+4) Full Name Grace Wong
By i8R IRSRES RN HIEE) HKID/Passport

(First 4 alphanumeric character)

BHEHHE Email address
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Submission Number:
OUrgent OReturn receipt OExpand Group [Restricted [ClPrevent Copy TPB/R/S/X3/URAS1-S285
N }
. Representation Number:
Sent: 2024-10-22 EHi— 17.01:53 I:PB/RISIKWURAM-R745
To: tpbpd/PLAND <tpbpd@pland.gov.hk>
Subject: YTM-013_submission ’

HESERE IR R,3 B HyEE LA S E SRR S
YR | By /K B R, B AR S L S AR B AR O T R IR B, B0 H
120 EER AR AR OB E - HERNRE PINFE I
EREFTENRIRAN - LB JCGETERIRM, e BHF TSR A S

ARG ER  BMERE - 2 /KB IRTCHRE 52 R RS T BR, 22 BER i KGE AR

FEYTMOB)YATE  SB{R - SINIMNENRE BT BU R AR BT R FI0H 1

i BEIRER! VLS, /KiE P SR - BB Z SLRE PP TEREE R
NGBS E ST - 3 AL B e, AR VAV ER B RO
HERBEE, TABE RS AOEE - 43ER D EREEANEE 3
B AT AR B R A A TR S S TR R S R (L P ISR A8
B BRSO A MBI R S RS PR R -

#4 (£42) Full Name  YAM PUI CHU

B3R IR (BRI
fir PR

HKID/Passport (First 4
alphanumeric character)

BHEHrhE Email address
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Representation Relating to Plan

Submission Number:
=1 . .
BT bor: 241022-143428-29137 TPB/R/S/KyURAS/1-5325
| e
Dheﬁli]% for submission: . 231002024 [Representation Number: [
A TPB/R/S/KYURAY1-R746 |
PR A R 22/10/2024 14:34:28 ' |
_| Date and time of submission: "
Fepit A, &4
Full Name of “Representer”: JekE Mr. SRR
PRHEREA , 24
Full Name of " Authorized Agent":%i Mr. ZE[ERT
BLE it AERRAYIEIRAY
Plan to which the representation relates:S"’K'M'IR[:&S"1
S
Details of the Representation:
RE RN
HARRERE?
Areyou
ARSI . EH
Subject Matters supporting or Reason
opposing the
subject
matter?
LEER . A

HERIREATAEEREST? WAV - HERRR -

Any proposed amendments to the plan? If yes, please specify the details.




EAEHEL SR ERE B R D

Evangelical Free Church Of China ~Taikoo Shing Church Limited

RIRTFRNEEE (REY) IERTEERS (FRE) 18
BB EYERE TS S R IS AR S/K3/URAS/L (EREHE])

RpE (FEEBLEEERAY) BAGESELBANYES  ME
2 80 4 - WSS RS AR RINEEIE - BANRERES TR
BEEIME - B RRER B R RO S R B R
BESHREHTY - EEPSSELHNOTRERRAE - RREEENE
P T RURTIRF S M RIS © BRI BT s LR
SRECEH R ST RATEG - FOS TR R, o
Bt (YTM-013) REIPRESEASETRER(EEE - HAEITHH

g > FEHERIH AR I B -

BETRKHRERRAT
EXE

A PRI
FHE : Oct 22, 2024



Form No. S&6 56

Reference No.

Submission Number:

For Official Use Only BRE TPB/R/S/KYURAY1-S326

W Date Received
WEIEH

1. The rapresentation should be made to the Town Planinlng Board (the Beard) befora the explry of the g
completed form and supporting documents {if any) should be sent to the Secretary, Town Planning B -
Offices, 333 Java Road, North Point, Hong Kong, TPB/R/S/K3/URAY/L R747

Representation Number:

LA SRR RRE AR AR RS (F0 CBRE ) S - AREER NSRRI 067 + &
RSB AT 333 RHEABKTEE 15 RTREIR Al -

2. Please read the “Town Planning Soard Guidelines on Submission and Processing of Representations and Further Representations” before you
fill in this form.  The Guldelines can be obtained from the Secratariat of the Board {15/F., North Polnt Government Offices, 333 Java Road,
North Polnt, Hong Kang - Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) of the Planning Department (Hotline: 2231
5000} (17/F., North Polnt Government Offlces, 333 lava Road, North Paint, Hong Kong and 14/F., Sha Tin Government Offices, 1 Sheung Wo
Che Road, Sha Tih, New Territorles), or downloaded fram the Board"s website at http://www.tob.gav.hk/ . o
B Stz DI TSR R AR B 2P TR ) AR ARG | - RS I AR
BN SR AAAEN 333 WILABEFSYE 15 # - 1KES: 2231 4810 =% 223) 4835 RSIEIECISBIATEACMM (N 2231
5000)1 FSidbAnRaii 323 PHEABETAR 17 SRR E ERNE 1 WORBGTSY 14 8) B SRR AR TR
(48HE: hitp://www.ipb.govhic/ | -

3. This form can be downloaded from the Board's website, and obtained from the Secretarat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The representation may be
treated as not having been made If the raguired Information is not provided.

SENAR TR BB TR » FRFT %% R S R R B R T R 2R R Y, - SRy AR TEN T TUR DA TEA R AL
P4% + URAIFOREE PIL AN - AMESRIGIRIEATAR DR - IIBR S HEANRE R AT Bt -

4. In actordance with the Town Planning Ordinance (the Ordinance), the Board will make avallable all representations received for public
Inspection as soon as reasonably practicable at the Board's website and the PECs.  The representatlons will be available for publicinspection
until the Chief Executive in Council has made a decislon on the plar In questlon under sectlon 9 of the Ordinance.
iRk CRITRENRED (TR M5 ) - BANSESHRIRTITNAET - SEREHRALEN ST L EERRA NN EFRR
HBREESEROTIARN » HETHRESETHRHULERRE o MatAHEARLAE AL -

1. Person Making this Representation {known as “ Representer” hereafter)
R EROAL (TH "HEA)
Full Name k88 / 558 (Mr—/MsfCompeny/Organization* et fda 00T/ HNiNe )}

Ask A% L%

{Note: for submlssion by person, full name shown on Hong Kong Identity card/Passpart must be pr

GER: BEARR - FANLAEFEEEGD - SRARNHEH)

2. Authorized Agent {if applicable) M ST A (1M )
Full Name &4 / Z18 (Mr/ Ms/Gempany/Craanization® Jtlz/focf/ TN )

1 3k 4

{Note: for submission by person, full name shawn on Hong Kong Identity card/Passport must be provided)
GER: FEART  ARLBERSOE SRR EE)

* Delote as appropriate FENETMAE

Please flli In "NA” for not applicable item FEFARAVEENKE © FIRA 4




Form No., S6

S6 %

3. Details of the Representation (use separate sheat if necessary)*

HEEHOARE - #EHARE)Y

The plan to which the representation relates {please
specify the name and number of the plan}

PP IR (KRR RAERTY

- S/K3/ URAE /)

Nature of and reasons for the representation E3{tAYHER B EH

Sublact matters FARNHEIE® | opposing the subject matter?

Are you supporting or

{REFARR AR Reasons "

0  support X5

O support

'O support X%

W

l;ny proposed amendments to the plan? If yes, please specify the detalls.
BRI A{EAERMET? AAES - TR -

ArBAANE LA R ARy nAl,
A A dsh).

IFthe representation contalns more than 20 pages, or any page larger than Ad size, 4 hard coples and 1 soft copy are required to be provided
for the submisslon. Provision of email addrass is also required.

FeniliEid 20 HEGEEE—H A MBR A4 » REFERSEN AT I—{REdEs - BRRICRERDYL -

Please describe the particular matter in the plan to which the representation relates. Where the representation refates to an amendment
to a plan, please spacify the amendment item number provided In the Schedule of Proposed Amendments. B ZSEIRAIEY FEIRETHHAY
HESEH » iR EURRI AT WS TRE RPN E St -

Please also note that section §(3A) of the Ordinance provides that any representation received under section 6{1) may be treated as not
having baen mada If, (n the opinion of the Board that, the reason for the representation Is a reason concerning compensation or assistance
relating to, or arlsing from resumptionfacquisition/clearancefobtaining vacant possessfon of any land by the Government, The above
matters should be dealt with In accordance with the relevant statutary provisions on compensation andfor promulgated policy on
compensation. Should you have any views an compensation or asslstance matters, you may separately raise your views to the Director of
Lands or the relevant authority. SEW + MEISE 6(B3AMRETE » JORRO PRI s MRBCEIRDE Rl MFT LA TR R R
B8,/ 1A /L DU L e Ze A TGS HEAIRH KB R AT « Rifs s et R W - SR R
HRATERESCR,/ RELMISRECIEE - ANNEREIREAER - RTaEEeEERSAR R -

Please fill “NA” for not applicable item SETNRETHENE ¥ T&A .
& atthe appropriate box SR {EIEAN M AID: & 3% '
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Submission Number:
TPB/R/S/K3/URAS1-S597

BRTHENRESCRRE) FRAMELL 0 IP K Representation Number:
TEEREMERE) TERHEEEREERSEE TPB/R/S/K3/URA5/1-R749

G KREIEICHER 80 HEMREE - B EAEEEEGEEE S FEMERTIERE
BEAT BT E R T - RS RO R R 2

ANAE 1970 FARIAZ G - RIERFEETR R RN MR - ERAERZEA
(LR SIS HEY (EREERRVER LR - BiERE - BHREEE - YRR RKESIRE)
TRELTUE AER B R BRI - RARE ARG R B R BB B E B AR B ZRIEH © DA
[ B4 E  RETAERE - SFEEREE - T ACHBIRVELE SR E R AT -
45 R Fe BN ST - RUEE R REFECHER L R R BeEAT - HithA —EF e
Bt AR EI A -

R B miEEEE R T R EE - 5 | B ERIE R R RIALIRFTREZ AT
TERARE LA B 5 O B RR D BB AT 11 TERR L @ AR F R B L BB R AR A5 Y ST AE -
ENES R EEAE S RARETEREANYE T UAIFA TS B RAFTYIR A+
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OuUrgent OReturn receipt DExpand Group DORestricted [ClPrevent Copy

S.ubmission Numberr-\'
TPB/R[SIKﬂURAS{l—SSgg

. From:

Sent:

To:

Subject:
HEA AR R T
(YTM-013) A B8 » TR
R R
M4 (£44) Full Name
BB IER (EI S

B57) HKID/Passport (First 4
alphanumeric character)

BEHE Email address

chorkwan.cheung@gmail.com Representation Number:
<chorkwan.cheung@gmail.com> TPBIR[s[KEVURAﬁ'l'R750

2024-10-23 2= 12:12:49
tpbpd/PLAND <tpbpd@pland.gov.hk>
YTM-013_submission

BUREE track record ghi&iTISELT - T RICIRF AL BT B —
{EfRAfEEt y » fEanAi A i E i EE L T2 BhE
HET EeT—(EHhES - SRRBUFE I8 ER T RIEZ |
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OUrgent OReturn receipt DExpand Group ORestricted DOPrevent Copy

Semuel worg [~

From:

Sent: 2024-10-23 EHi= 17:48.24 '
To: ‘tpbpd/PLAND <tpbpd@pland.gov.hik>
Subject: DHK's representation on S/K3/URAS/1
Attachment:

Dear Sir/Madam,

20241023 S_K3_URA5_A Draft URA Sai Yee Street Flower
Market Road DSP.pdf

Submission Nu.mber:, Bl
TPB/R/S/KY/URAS/1-3679.| | —-

Our representation on the following Outline Zoning Plan is attached:
1. S/K3/URAS5/1

Thank you for your attention.

Regards,

Project Qfﬁcer | Designing Hong Kang Limited

Representation Number:
TPB/R/S/KYURAY1-R751




| = EE '
- DesigningHongKong
& o

23th October 2024

Chairman and Members

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point

Email: tpbpd@pland.gov.hk

Representation on Draft Urban Renewal Authority Sai Yee Street / Flower Market Road

Development Scheme Plan
(Plan No. S/K3/URAS5/1)

Dear Chairman and Members,

Following are the comments from Designing Hong Kong on Site A and Site B in the cabtioned plan.

Incompatible building heights

The proposed building height of up to 150mPD is incompatible with the surrounding environment. The site is
bordered to the north and east by several recreational facilities, which feature low building profiles and modest
heights to support their functions. ]

To the west and south, the area predominantly consists of residential buildings, most of which do not excéed
50mPD. The only notable exception is High Park Grand, standing at 117mPD, making it one of the few
structures in the neighbourhood that surpasses 100mPD. Given the generally low building heights in the
vicinity, the construction of a 150mPD building would significantly disrupt the arca's character.

Moreover, the road network capacity in the area is limited, and further densification will impact movement
of traffic.

Lack of an evidence - based plan fo promote and grow the flower market.

Various (re-)developments have previously promised to preserve or enhance local character and streetscapes
only to fall short. A notable example is Lee Tung Street in Wan Chai, once an iconic hub for the wedding card
industry. Unfortunately, the urban renewal project led to the closure of most original businesses, and the
promised preservation of the wedding theme was never realized. Today, many of the shops that replaced the
original establishments bear no relation to the street's historic identity.

URA projects are designed to restructure old districts and steer growth., This intervention - as other

interventions by the URA — is designed to lead and promote redevelopment of an area overall. The outcome
will be gentrification, increase in rents, and loss of traditional businesses. The plans fail to identify counter

measures.



The Flower Market has developed over time due to market forces and local circumstances. The activity (Fa:
Hui) started in a nearby area which suffered a fire forcing the retailers to set up stalls in the street. In the ‘80s,
shops started operations in adjacent properties including Flower Market Road and Sai Yee Street. The shop
sizes, operation models, rents paid and income earned have found a balance. The proposed plans risk

disrupting this balance, leading to unintended consequences and undermining the sustainability of the existing
flower market activity.

No analyses have been provided determining such risks, and what measures will be taken to ensure the long-
term success of the retail and logistics activities which make up the ‘Mong Kok flower market’, Neither has
there been an analysis of the shortcomings of the current ‘flower market’ including occupation of public space,
waste handling, (un)loading, short term parking, safe foot traffic, and the dedication of public space for
shopfront extensions. '

1t is stated that the provisions for additional open si:ace and road widening are designed to enhance the living
and shopping environment surrounding the Flower Market area. It is unclear how the plans to strengthen the
character of the flower market will be realised. '

We are deeply concerned about the government's unsubstantiated confidence in replicating the success of
organic market-driven development.

To grow the flower market activity, can more ‘flower market’ space be created? For example, by aligning the
north side of Flower Market Road with additional retail space (whether stalls or shops) designed with ample
drainage (noting the watering of plants and flowers) and dedicated explicitly for flower retail? How much and
which retail space in the new development is earmarked for ‘flower market’ activities? How is such retail mix
ensured, promoted and supporied?

Here we submit our representations for your consideration.

Yours sincerely,
Designing Hong Kong Limited
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Submission Number:

TPB/R/S/K3/URAY1-S842

OUrgent OReturn receipt OExpand Group [ORestricted [OPrevent Co
From: : ﬁ Representat;

tion Nu :
Sent: 2024-10-23 2= 21:31:42 TPB/R/S/Ka/URAyl-Rr;ZT
To: tpbpd/PLAND <tpbpd@pland.gov.hk> J

Subject: YTM-013_submissicn

IEAEREICREERETE BB AT QT D TS e — R % R A
(YTM-013)A R e » FRERRAY  BFRMEIEE T - W AR ER AR L — U AT

BER! 71 B/ NS R ia ISR R —1] )
W42 (£44) Full Name Yeung Ka ho
BB A IRRES (BRI A

ZF) HKID/Passport (First 4
alphanumeric character)

BEETHAE Email address
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Form No.S6 _Z48%5= g6 5=

o - -~|-—-Reference No.
For Officlal Use Only ERiRS

B E R A | Date Received
Y E1E

1. The representation should be made to the Town Planning Board (the Board) before the explry of t !
completed form and supporting documents (If any} should be sent to the Secretary, Town Plannj Representation Number: i
Offlces, 333 Java Road, North Polnt, Hong Kong.
SRR EARTIES R TRLIR RS (T T HEY | S - TPB/R/S/KYURAY1-R767

B EAIATEN 333 PHLAIBUFAR 15 TRRTTTAAS B R T

2. Please read the “Town Pla rning Board Guldelines on Submission and Processing of Rlepresentations and Further Reprasentations" hefore you_
il In this form. The Guidelines cap be.obtalned from-the-Secretarlat-of the Board (15/F.; NSFth Point Government Offices, 333 Java Road,

Submission Number:
TPB/R/S/KYURA51-5916

“North Foint, Hong Kong—Tel.: 2232 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) of the Planning Depariment (Hotline: 2231
5000) {27/F., North Polnt Government Offices, 333 tava Road, North Point, Hong Kong and 24/F., Sha Tin Government Offlces, 1 Sheung Wo
Che Road, 5ha Tin, New Territarles), or downloaded from tha Board's website at httg:([www,tgb.gov.hk[ .

MBS Z A - RN T AR R B ARE R R BRE—Eul ) AR ERGR CRRIEE] « NIRRT B
BTSRRI Ak as2 SELEETAT 15 ¥ - THE: 2231 4800 % 223 4835 BB AT ROR A SR S 2231
5000} FREILARIEN 333 WAL 17 AREAT RO R 1 SESRBIFSE 14 18) FE» IR iR R BRI ET Tl

(335 hito://www tob gov.hk/ } «

3. This form can be downloaded from 1he Board's website, and obtalned from the Secretariat of the Board and the PECs of the Planning
Depertment. The form should be typed or cornpleted In block letters, preferably In both English and Chinese, The representation may be
treated as not having been made If the required information is not provided.

BT R RGBS T . mﬁﬁﬂmﬁmmwﬁﬂiﬁmlﬁﬂﬁﬁﬁﬁﬂ * S AT AR LIS EN b s
B » MR B P B o TR RER L PR R - AU RO I A S IR A T A

4. In accerdance with the Town Planning Ordinance (the Ordln_ance], the Board will make available all representations received for publle
" Inspection as soon as reasonably practicable at the Board’s website andthe PECs. The representations will be avallabfi for public inspection
untll the Chief Executiva In Council has made a dedislon on the planIn question under section 9 of the Ordinance.
RIS (RTINS (FI8 T8, ) » BAN A AT IR SR T » ﬁ'ﬁ%ﬁ%ﬁﬁ’ﬁ%ﬂwﬁﬁm_tmﬁéﬂﬁﬂﬁﬂiﬁﬁmﬁ
SARITI AN TR HE TR R e R SRS EDIS o PR RIRIRA R e - »

1. Person Making this Representation {known as “ Representer” hereafter)
%&ﬁ%*ﬁ@Ai(TmrﬁmAJ)
Fult Name #k5 / 238 (Mr. /Ms./Company/Organization* ﬁi]}‘t:l:/ﬁﬂ/#ﬁﬁ*)

Tin Chuen Church

(Note: for submlssion by person, full name shown on Hong Kong |dentity card/Passport must be provi

CEE: ESEARER - RELRERG B/ HEFRYSS)

2. Authorized Agent (if applicable) HE#Z A A (40 W)
Full Name %% / 258 (Mr./ Ms./Company/Organization* Sl AT )

Prudential Surveyors International Limited

{Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)
| r%: ZmAm: - B ERTRY 338/ 55 WG 09 & £)

* Delete as appropriate SFHEEF 2
Please fill in "NA” for not applicable itern HIETHAMAENE T FiEn 3

.
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Form No. S6 86 %

3, Detalilsof _the Representation (use separate sheet if necessary)*

HRSEEOERE SRR

The plan to which the representation relates (please
specify the name and number of the plan)

SRERInENEY IR (FERREIRITE R R

Draft Urban Renewal Authority on Sai Yee
Street/Flower
Development Scheme Plan No. S/K3/URAS5/1

Market Road (YTM-013)

Nature of and reasons for the representation ERYRSYHEE B

Are you supporting or
Subject matters FHIEEIA® | apposing the subject matter? .\
Tt T e Reasons 226
Draft Urban Renewal
Authority on Sai Yee
Street / Flower Market
Road (YTM-013) O support 35 Please see attached for details
Development Scheme | M oprose R
Plan No. 8/K3/
URAS/1
O  support 3TiF
O oppose
O support K
[0 oppose %

Any proposed amendments to the plan? If yes, please specify the details.

HEAIRSA TS A0S S o

If the representation contains mare than 20 pages, or any page larger than A4 size, 4 hard capies and 1 soft copy are required to be provided
for the submission.  Provislon of emall address is also required.

EFRIUER 20 REAET—FANEE A4 - AIFHRTEIE A —RIH R — (s « SRS TE E -

Please describe the particular matter In the plan to which the representation relates. Where the representation relates to an amendrnent
to a plan, plaase specify the amendment item number provided in the Schedule of Proposed Amendments. 2RISRk R
5 » R SRR IEETHAE - SIREERE TR SRR TE R R - .

Please also note that sectlon 6{3A) of the Qrdinance provides that any representation recelved under section 6{1) may be treated as not
having been made if, In the opinion of the Boasd that, the reason for the representztion Is a reason concerning compensatton ar assistance
relating to, or arising from resumptlon/acquisition/clearance/obtalning vacant possession of any land by the Government. The above
matters should ba dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated pollcy on
compensatlen.  Should you have any views on compensation or assistance matters, you may separately ralse your views to the Director of
Lands or the relevant autharity. BEER  URHUSE 6(BAMRETH » TR U AEIE o{L)REZIATHE{ SR IRAT e BB e BT
WEl, A/ B A i S TS eSS SR B A - RIS Rt MIETA LR R MR « L3 rAm e FaAERA
HHRATEREECON/ FEATORRERRE oM RRIRIETEER - TR TRNERRRRSRINERRY -

Please fill "NA" for ot applicahle item FEZEFRAINTHAME © F#A
B2 at the appropriate box R AT RRPHIDE O 6




Representation Statement to

Draft Urban Renewal Authority on Sai Yee Street / Flower Market Road (YTM-013) Development Scheme Plan
No. S/K3/URAS/ in Mong Kok East, Hong Kong

!i PRUDENTIAL#

SURVEYING - LAND ADVISORY - VALUATION ‘1"]-'

Representation Statement

to
Draft Urban Renewal Authority on
Sai Yee Street / Flower Market Road (YTM-013) Development Scheme Plan

No. S/K3/URAS/1 in
Mong Kok East, Hong Kong
Client: Tin Chuen Church
Consultant Prudential Surveyors International Limited

Vision: A
Date: October 23 2024
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Executive Summary

During the planning process, the Urban Renewal Authority (URA) failed to acknowledge Tin Chuen
Church and the social welfare services provided by them in the Stage 1 and 2 Social Impact
Assessments. URA missed the chance to be aware of the utmost important of the presence of Tin Chuen
Church. In fact, Tin Chuen Church has been actively operating and providing social welfare services in
the Flower Market Area since 1937, Iis long presence and deep connections with the local community
and organisations can grant Tin Chuen Church as being a “Living Heritage”.

URA’s Draft Development Scheme Plan No. S/K3/URAS/1 (the Draft DSP) for the Proposed
Development Scheme on Sai Yee Street / Flower Market Road (YTM-013) (the Proposed
Redevelopment) is flawed without considering and consulting a living heritage in the area. Tin Chuen
Church was requested by the URA to make this representation to the Town Planning Board (TPB),
expressing its comments and grievances on the Draft DSP proposed by URA during the public
inspection exercise.

As aresult of the Proposed Redevelopment, Tin Chuen Church has been forced to be relocated, however
this is not a simple matter of compensating for spaces. Instant, the current catchment (area of its
congregation members and organisations) must be also be considered if the operations and services of
the Tin Chuen Church is to be continued. Therefore, any relocation should be in close proximity of the
current location so as not to disrupt the current catchment or affect its access.

Tin Chuen Church acknowledged the URA has reserved about 20,000 sq.m. of non-domestic Gross
Floor Area (GFA) for Government, Institution, and Community (GIC) facilities in the Draft DSP. In

this connection, Tin Chuen Church request URA to provide a suitable premises with a minimum

area of 670 sg.m. to continue its operations within its current social welfare eatchment area in the
Proposed Redevelopment. Jt should be acknowledged this represents only about 3.5% of the total

reserved GIC GFA.

The strong presence and high recognition of the social welfare services provided by Tin Chuen Church
is recognised by its congregation members and political and community leaders through supporting
letters. It is rational to allocate space for Tin Chuen Church as it has a long-established network in the
area, comparing to allowing the use of the space by a rockie organisation without local experience of
operating.

Without reprovisioning Tin Chuen Church in the Proposed Redevelopment, it could lead to the lost of
the existing catchment area for Tin Chuen Church which could bring about the demise of Tin Chuen
Church and the lost of a 80 years old living heritage. In addition, it would canse the disruption of social
welfare services to the Flower Market Area to recipients that need the service the most.

Tin Chuen Church requests for the reprovisioning of their premises in the Proposed Redevelopment
with the following justifications:-

=  preserve our living heritage in the Yau Tsim Mong (YTM) District;

e retain the well-established effective partnership platform to deliver timely social welfare services;
»  defend the critical components of high accessibility and visual prominence of the location;

e retain an Icon for Placemaking and Urban Design;

e  protect significantly impact the long-established catchrent area;

» sirengthen the already well-established clustering and social harmony network; and

¢ create an exemplar of Impact Investment, in line with prevailing social policy,
4
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The purpose of this statement is to furnish the members of the TPB with details of the justification on
the representation statement and other necessary information to facilitate the TPB’s decision. We trust
that the TPB will see fit to adopt the request of reprovisioning Tin Chuen Church to the Proposed
Development on the Draft DSP
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1.1.1

2.14

Introduction

The Urban Renewal Authority (URA) Draft Development Scheme Plan No. S/K3/URAS/1 (the
Draft DSP) for the Proposed Development Scheme on Sai Yee Street / Flower Market Road
(YTM-013) (the Proposed Redevelopment) was published for public inspection on 23.08.2024,

As the premises of Evangelical Free Church of China (EFCC) — Tin Chuen Church (=P BALEf
iR E KR E) (Tin Chuen Church), Nos. 225 and 227 Sai Yee Street (the Subject Site) falls
within the Draft DSP, PRUDENTIAL SURVEYORS INTERNATIONAL LIMITED (PSIL) is.
instructed by Tin Chuen Church hereby to submit a representation statement to the Town
Planning Board (TPB) to express their deeply concerned views and comments on the Draft DSP
during the public inspection exercise (Attachment 1 refers).

Tir Chuen Church request URA to reprovisioning a suitable premises with a minimum
area of 670 sg.m. to continue its operations within the Proposed Redevelopment.

Background to the Representation

As noted in the 2023 Policy Address’s directives to implement the recommendations of the
District Study for Yau Ma Tei and Mong Kok (YMDS) and to commence the redevelopment
at “Nullah Road Urban Waterway” in Mong Kok East, the URA commenced the Draft DSP for
the Proposed Redevelopment under Section 25 of Urban Renewal Authority Ordinance (URAQ)
as the first implementation of a project proposed under the recommendations of the Master
Urban Renewal Concept Plan (MRCP) as devised from YMDS.

The Draft DSP was approved by the Financial Secretary for commencement of the Proposed
Redevelopment in 2023/24 and the URA’s Board also approved the submission of the Draft
DSP on 14.12.2023 under Section 25(5) of the URAO to the TPB for consideration.

In accordance with Section 23(1) of the URAQO, the URA notified the public in the Government
Gazette about the commencement of the Proposed Redevelopment on 15.03.2024, The area of
the Proposed Redevelopment is situated in Mong Kok East in the Yan Tsim Mong (YTM)
District, covering an area of about 29,315 sq.m.. The Draft DSP comprises Site A and Site B
(Figure 2.1 refers), the details are as followings:-

o Site A is further divided into five sub-sites, including Site Al -~ AS, These Sites are
propased for a comprehensive residential development with commercial facilities and at-
grade open space and/or development of low-rise retail blocks.

» Site B is proposed for a2 comprehensive mixed-use development with a combination of
residential / commercial / hotel / office / retail uses and the provision of Government,
Institution, and Community (GIC) facilities, including to provide about 20,000 sq.m.
non-domestic Gross Floor Area (GFA) for reprovisioned / upgraded / new G/IC /
recreation / sports uses.

According to the Section 25(5) of the URAQO and the Town Planning Ordinance (TPO), the
URA respectively submitted the planning report (i.e. necessary background information and
planning proposal) with the Stage 1 Social Impact Assessment (SIA) on 18.03.2024 and the
Stage 2 SIA on 30.04.2024, seeking agreement of the TPB to exhibit the Draft DSP for the
Proposed Redevelopment. After thoroughly reviewing the planning report and the SIAs, it

shonld be acknowledged that in both Stage 1 and 2 SIAs the role and services provided
by Tin Chuen Church were ignored and not considered in the planning process.
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Upon receiving information about the Proposed Redevelopment during the stage of completing
SIA works, Tin Chuen Church proactively organise an in-person meeting with URA. On
23.05.2024, a meeting was held among the representatives of URA, including the Managing
Director of URA, Ir Wai Chi Sing, GBS, JP and representatives of the Tin Chuen Church. In

the meeting, URA instructed Tin Chuen Church to submit the deeply concerned comments

and grievances to the TPB during the written representation period of the Outline Zoning
Plan (O7P) amendment process. URA advised that the TPB is the only institutional body that

can address the requests,

A 2-month public inspection exercise has commenced from 23.08.2024 under Section 6 of the
TPO. Members of the public are suggested to provide a written submission to the TPB to
express views and comments on the Draft DSP during the public inspection exercise. The
representation statement is therefore submitted to serve the same purpose.

Reason for the Representation

With the URA announcing the Draft DSP, Tin Chuen Church is now facing forced relocation,
which will affect its services catchment area (also its congregation members) and disrupt the
well-established network of partnerships it has cultivated since 1937 with the well-established
social welfare organisations and elderly homes in the District. Without providing any relocation
arrangements within the Proposed Redevelopment, the Proposed Redevelopment will severely
affected hundreds of congregation members in its service catchment area who will face the lost
their religious venue for worship and fellowship, further disrupting the social welfare services
currently provided to those in need.

Tin Chuen Church does not only need space to move but due to its special role as a major social
welfare service provider in the community, the current catchment and the convenience access
are also a vital feature that will affect the survival of Tin Chuen Church and their provision of
social welfare services. It should be understood, that there is a symbiotic relationship between
the Tin Chuen Church and the Iocal community. This relationship have been deeply developed
and enshrined over the past decades. Tin Chuen Church is a critical component of the place-
making evolution happening in the Flower Market Area. Therefore the removal of Tin Chuen
Church would have a catastrophic affect to Tin Cheun Church and the local community it serves.

With its Jong-established presence of over 80 years, Tin Chuen Church is absolutely qualified
as a “living heritage” in the area. Tin Chuen Church and with the social welfare services
provided is considered an iconic institution in the area, Therefore, the title of a “Living
Heritage” is not without its merits.

In response to Para. 2.1.4 of this representation statement, the findings from Stages 1 and 2
SIAs indicate a significant lack of recognition for the importance of Tin Chuen Church in terms
of its role as a long-established social welfare provider. This indicates there was insufficient
consultation by the URA for this planning arrangement for this Draft DSP. In the Para. 5.1 of
Stage 1 SIA, Tin Chuen Church as mentioned only an “existing use”. Tin Chuen Church and
its provision of social welfare services were not mentioned anywhere at all in Section 7
“Recreational, Amenity, Community and Welfare Facilities” for the area in the same report.
Without acknowledging the role of Tin Chuen Church, URA’s plans are flawed without
considering and consulting a living heritage in the area. This indicated a lack of consultation
and proper planning in terms of the allocation of the social services (including Church) in the
Draft DSP. This type of practice is against the URA’s planning obligations set forth in the
Urban Renewal Strategy 2011', which advocates for a “People Fist, District-based, Public
Participatory” approach to urban renewal. Such an approach should balance the interests and
needs of all sectors in the community.

1

Urban Renewal Authority, (2011). Urban Renewal Strategy. Retxieved from

https://www.ura.org.hk/Fpage/1869/4861/URS_eng_2011.pdf
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With reference to the Urban Renewal Strategy 2011, Tin Cheun Church would like to respond
to the following Urban Renewal objectives in Table 1.

TiChom ChowdhRespome

a) Preserving buildings, | Tin Chuen Church is the Living Heritage with over 80 years in
sites and structures | the Flower Market Area. The building is striking characterized
of historical, cultural by modern operation, creating a lasting impression on all who

pass by. Its convenience access with two MTR stations is an ideal

location for the provision of social service. With the
implementation of the Proposed Redevelopment, Tin Chuen

Church will be forced to relocate and it would be lose its historic

building and its service catchment.

or architectural value

b) Preserving as far as | Tin Chuen has deeply integrated into the Flower Market Area
practicable local | over the past 80 years, serving as an essential, cannot afford to
" characteristics lose, part of the District. The Proposed Redevelopment
diminishes the role of Tin Chuen Church as a historical landmark
that tells the story of the community. With merely provision of
670 sq.m. of GIC in the Proposed Redevelopment, it represents
only 3.5% of total reserved GIC GFA. Given the above, the
accommodation of Tin Chuen Church can easily be achieved.

¢) Preserving as far as | Tin Chuen Church as a social welfare provider, which addresses

practicable the social | the Government’s shortcomings in social welfare services and

networks of the local | helps toresolve community issues. The Proposed Redevelopment
leads to lose the long-established service catchment of over 80
years along with hundreds of congregation members, much
.needed social welfare services, and well-established social
network, including local residents, local partners, and social
welfare organisations. Many of our supporting letters and past
experience of partnership with local organisations suggested that
the well-established social welfare networks is in existence
beyond doubt,

community

d) Providing more open | Tin Chuen Church is a significant religious organization in the
space and | District, It has opened its chapel and multi-function rooms as
community/ welfare shared open spaces for public enjoyment. With the

implementation of the Proposed Redevelopment, Tin Chuen

Church will no longer be able to address the basic living needs

and to provide a more spacious resting and social space in a

comfortable living environment.

facilities

Table 1: Tin Cheun Church Response to the Urban Renrewal Objectives

With reference to Para. 2.1.3 of this representation statement, URA has reserved about 20,000
sq.r. of non-domestic GFA for re-providing, upgrading, and establishing new recreational and
GIC facilities in the Draft DSP, it reflects the URA’s recognifion of the current shortage of
in social welfare services. By allocating only 3.5% of total reserved GIC GFA, the presence
of Tin Chuen Church can be retained in the area. Reprovisioning Tin Chuen Church in the
Proposed Redevelopment would prevent the further interruption of the church’s operations,
ensuring the continuation of various social welfare services and physical, mental, and spiritual
activities for grassroots families, elderly neighbours, elderly homes and disadvantaged groups
in the District. It is rational to allocate space for Tin Chuen Church as it has a long-established
network in the area, comparing to allowing the use of the space by a rookie organisation. Asa
result, this proposed allocation will foster the redevelopment of older distriets while

3
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4.1.4

minimizing social impact as much as possible.

Considering the significant contributions and positive impact of Tin Chuen Church to the area,
it should be recognized as a must-have GIC facility that mitigates the Government's
shortcomings in social welfare services. Therefore, the EFCC fully supports Tin Chuen

Church requesting URA to provide a suitable premises with a minimum area of 670 sq.m.

to continue jts operations within its current social welfare catchment area in the Proposed
Redevelopment (Attachment 2 refers). Detailed justifications for this request are provided in

the Paras. 7.1.1 = 7.7.3.

Site Context

The Site and its Surroundings

Subject Site Context

The Subject Site is part of the Site A, which situated at Sub-Site Al and bounded by the
southwest of Boundary Street Sports Centre and Boundary Strect Recreation Ground, to
northwest of Queen Elizabeth School, and east of Mong Kok Police Station, The Subject Site
comprises two connecting 4-storey tenement blocks (ground, 1% to 3" floors), namely Nos. 225
and 227 Sai Yee Street.

A site visit was carried out on 19.07.2024. Per observations from the site visit, the Subject Site
is currently occupied by Tin Chuen Church and used as a chapel / bible auditorium on ground
floor and activity rooms on the above floors, with two separate gated entrances accessible via
Sai Yee Street. Vertical circulation in each of the tenement block is served by one common
staircase.

The Subject Site is generally accessible by road, public transport (including franchised buses,
areen mini-buses and taxis) and pedestrian networks. Within 500m radius of the Subject Site,
there are two Mass Transit Railway (MTR) Stations, which respectively about 250m from the
Prince Edward Station Exit A, about 300m from the Prince Edward Station Exit B1 as well as
about 450m from the Mong Kok East Station Exit C (Figure 4.1 refers). Additionally, over 30
nos. of bus stops and green mini-bus stops have been identified within the 500m radius,
facilitating transportation for passengers travels,

Demographic Profile

A Freezing Survey (“FS”) was conducted for the Stage 2 SIA dated April 2024 for URA’s
Development Scheme YTM-013. A total of 359 residents were documented in the FS. The
demographic profile indicates a significant number of age 65+ (elderlies) and also 1 person
household size (singletons). The elderlies and the singletons are a vulnerable group of society
and it is a representative profile of the population which is the targeted service group of Tin
Chuen Church’s social welfare services. If Tin Chuen Church were to relocate, this unique
operating demographic catchment area to Tin Chuen Church would be lost. Tables 2 and
3 below illustrate the population distribution by age groups and household size.
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0-14
(Children) 11% 40
15-24
(Youth) 6% 22
2564
(Economically ST% 205
active age group)
65+ 0
(Elderlies) 23% 83
Age information
not provided 3% ?
 Total 100% 359

Table 2: Population by Age Groups

0%
1 36% 21% Higher
2 25% 31% Lower
3 12% 24% Lower
4 19% 15% ‘ Higher
5 5% 6% Similar
6 or above 3% 3% Same
Total 100% 100% N/A

Table 3: Distribution of Household Size

Surrounding Context

The Subject Site is surrounded by predominantly roads, pedestrian walkway, and other uses
such as schools, sports centres, parks, flower market, medium- and high-rise residential
buildings with non-domestic uses on ground floor, commercial buildings, shopping mall and
MTR Stations. The details of the current surrounding contexts are as follows (Figure 4.2
refers):-

to the immediate north of the Subject Site is Heung To Middle School (Mong Kok Branch),
Police Sports and Recreation Club, and existing medium- and high-rise residential
buildings;

to the northeast of the Subject Site are Tai Hang Tung Recreation Ground, Fa Hui Park,
Chan’s Creative School, and existing medium- and high-rise residential buildings;

to the immediate east of the Subject Site are Boundary Street Sports Centre, Mong Kok
Flower Market, and Mong Kok Stadium;

to the southeast of the Subject Site are Queen Elizabeth School, Mong Kok East MTR
Station, MOKO Shopping Mall, and existing medium- and high-rise residential buildings;
and

to the immediate west of the Subject Site are Mong Kok Police Station, Prince Edward
MTR Station, and existing medium- and high-rise residential buildings.

10
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5.1.5

The Tin Chuen Church
Background

The history of Tin Chuen Church can be traced back to the Danish missionary Rev. Karl Ludvig
Reichelt who came to China for missionary work and established the EFCC in 1888 in Asia.

The first church of EFCC in Hong Kong was established in 1937 at Prince Edward Road,
namely “Tai Tsz Church” (now known as Tin Chuen Church). Over the years, Tin Chuen
Church has acquired two connecting 4 storey tenement blocks (ground floor and 1% to 3* floors)
in Nos. 225 and 227 Sai Yee Street (the Subject Properties) to facilitate its social services.

As measured on the Approved General Building Plans and A&A Plan, saleable area of ground
floor of the Subject Properties is 205.94 sq.m. or thereabouts, but excluding the yard — an
ancillary area of 26.57 sq.m. and common part thereof. The saleable areas of the upper floor
units of the Subject Properties are tabulated in Table 4.

5 a'.'

| S

: o g i S | IR (5| FrY) S I ik
1/F 93.5 Flat Roof— 15.5 93.5 Flat Roof-15.5
2/ 93.5 : - 93.5 -

3/F - - 93.5

Total Saleable Area of the Subject Properties: | About 670 sq.m.
Table 4: Saleable Areas of the Subject Properties

The existing use of the Subject Properties are tabulated in Table 5:

G/F Worship hall, multi-function room for social welfare services and toilet
1/F 6 nos. multi-function rooms for secial welfare services
2UF 7 nos. multi-function rooms for social welfare services and toilet

6 nos. multi-function rooms for social

/¥ ) welfare services and toilet

Table 5: Existing Use of the Subject Properties

Over the last 80 years, the Tin Chuen Church has provided valuable and adapted social welfare
services to the local community. Through, a trial and error and observation approach, Tin
Chuen, has observed the demand and needs of the community and have tailor made its free
services given the resources limitation to serve the community. Table 6 is a list of the recent
extended social welfare services provide by Tin Chuen Church.

11
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523

2 T 07 56 N0 Shel el &

Communal worship and sermons

Worship and fellowship Services

Gospel Cantonese Singing Class

Bible Studies

Baptism and Ceremonies to welcome new members

Faith Discussion Class

Hymn Practice Class

Counselling / Consulting Group Meeting for elderly, adult, and teenagers/ youth

Mental health support and counselling service

Handy Crafl, Flora and Flower Arrangement Class

Cooking Class

Stretching and Fitness Class

Uniformed Groups

Collaborate with social welfare organisations to provide regular care and visits with the

elderly neighbours and elderly homes (including free haircut services);

» Provide regular care and listen to the needs of grassroots families and disadvantaged
groups, especially the cleaning workers at the Flower Market Road Refuse Collection
Point and Nullah Road Refuse Collection Point. Provide free lunch and open the chapel
at ground floor and activity rooms above as a comfortable resting area

¢ Implement multi caring program and education program to the community, including

PEAZMUOEE ; 58 T THRER, REEEREEETE ) 50 TOh My
BT | SGRTfERR | 518

* Provide free food and distribute the donated daily necessities with social welfare
organisations, including M PeaceBox Y2 &R TEl

* Distribute free mooncakes to grassroots families and disadvantaged groups

» Provide a comfortable learning environment and homework tutoring classes for children

Table 6: List of the Recent Extended Social Welfare Services Provide by Tin Chuen
Church '

Congregation Membership of Tin Chuen Church
Currently, there are about 700 nos. of congregation members regularly participate in

worship, fellowship, and various activities at the church. By offering a range of practical,
emotional; and mental health support to the community, such as regularly visits to elderly
homes, public education on the importance of mental heaith and counselling service, Tin Chuen
Church has fostered strong and extensive social relationships and a robust community care
network in the District, :

Tin Chuen Church exemplifies the mission and purpose of the EFCC by conmsistently
addressing community isswes while promoting mutual care and fostering a_harmonious
community in the District. Congregation members expressed deep regret over the forced
relocation and are concerned about whether they will be able to reprovision the church in the
District (Attachment 3 refers),

Tin Chuen Church serves as a model of how religious organizations can effectively support
their community. By reprovisioning Tin Chuen Church in the Proposed Redevelopment, it
would enable the church to maintain long-term operation, meet the spiritual needs of its
congregation members, and strengthen community cohesion through a variety of social
activities for participants.

12
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~ Social Welfare Services to the Community

Tin Chuen Church not only provides a place for worship and fellowship but it also offers

counselling services_and regularly orsanizes various physical, mental, and spiritual
activities for congregation members, aiming to help those in need and share the love and care

of Jesus Christ. The details of various physical, mental, and spiritual activities are as the
followings:-

o irregularly organize Gospel Cantonese Singing Classes (to understand biblical truths
through lyrics), Faith Discussion Classes (thematic Bible study and various faith activities,
including movies and games), and Hymn Practice Classes (to learn about the Bible and
enhance spiritual life). These classes allow participants to deepen their understanding of
the church and religion, experience God’s care through prayer, foster a trusting faith group,
and build a positive attitude toward life, therefore instilling hope in the participant’s
lives;

o irregularly organized classes such as floral arrangement class, cooking class, food
preparation class, and baking class serve as platforms for congregation members to
develop new skills and deepen relationships with one another. These activities also
encourage participants to bring their family and friends to learn about the church and hear
the Gospel;

s irregularly organized stretching and fitness classes provide working individuals with an

opportunity to relax their tense bodies and offer encouragement to face life's challenges;
and '

e regularly organized uniformed group ( T EBEE | (HIARER) ) and youth
program { TEEIE R, FESTE]) to assist young people in their growth and
develop leadership skills, aiming to build a solid foundation for them to become future
pillars of community.

As a significant religious organization in the District, Tin Chuen Church has drawn
congregation members and those in need from both the Flower Market Area and beyond to
participate the worship, fellowship and various activities. This not only fosters deep emotional

connections with the church but also cultivates friendships and mutual trust among
congregation members. By creating a supportive environment, Tin Chuen Church offered a

platform for congregation members and those in need to share difficulties in life. As 2
result, it has become an indispensable pillar of support for the local community.

However, the Proposed Redevelopment has disrupted their faith practices and existing
community connections. This not only obstructs the transmission of the Christian spirit of love
and care but also leaves congregation members feeling that their future spiritual lives are in
jeopardy, depriving them of essential emotional support. Consequently, they experience anxiety,
accompanied by a profound sense of loss and loneliness, which further impacts their daily lives.

Reprovisioning Tin Chuen Church in the Proposed Redevelopment in Flower Market Area

allows the church to remain in a_familiar setting, fostering a sense of belonging and
encouraging spiritual growth among its congregation members is vital,

Linkage with the Community

Tin Chuen Church feels a strong calling to serve the Flower Market Area by addressing specific
local needs and issues. Over the past 80 years, the church has become deeply integrated into
the Flower Market Area, serving as an essential part of the Distriet.

Tin Chuen Church has been providing its service to the area for over 80 years and established
13
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strong bonds in the community. According to the URA’s “Pegple First, District-based, Public
Participatory™ approach from Urban Renewal Strategy 2011, one of the main objectives of
urban renewal is preserving as far as practicable the social networks of the local community.
The Tin Chuen Church and its provision of service can be traced back to 1937 that is longer
than the establishment of the Urban Renewal Authority in 2003 and even its predecessor, the
Land Development Corporation (LDC) in 1988.

The shortage of social welfare services, combined with economic downturns, has negatively
impacted mental health and led to a rise in disadvantaged groups. With reference to “Samaritan
Befriender Hong Kong 2023 Annual Report™ conducted by The Samaritan Beftienders Hong
Kong in 2023, the analysis on suicide statistics reflected that the suicide rate was 14.55 per
100,000 people, with over 60% of those who died by suicide suffering from emotional illnesses
and about 90% having at least one mental disorder. The individuals affected by suicide
primarily struggle with issues related to mental heaith, employment, and finances, including

both youth and the elderly. This highlights the urgent need for continuing mental health
support and counselling services to reduce the suicide rate as much as possible.

The church consistently offers mental health supports, counselling services and a variety

of sacial welfare services for grassroots families, elderly neighbours, elderly homes, and
disadvantaged groups, aiming to help those in need and share the love and care of Jesus Christ.

The details of counselling services and social welfare services are as the follows:-

* regular care and visits for the elderly neighbours and elderly homes in the District,

providing listening and counselling services as practical snpport for mental health,

while also striving to alleviate caregiver stress as much as possible;

¢ provide free food and distribute donated daily necessities to grassroots families and
disadvantaged groups in the District (such as single-parent families, sub-divided fiat
residents, and cleaning workers), meeting their essential needs and improving their

quzlity of life;

» care for and listen to the needs of grassroots families and disadvantaged groups in

the District, especially the cleaning workers at the Flower Market Road Refuse Collection
Point and Nullzh Road Refuse Collection Point. The chapel at ground floor and common
space at second floor have been opened as comfortable shared public spaces equipped with
air conditioning, offering free Wi-Fi, self-service charging facilities, snacks and beverages.
Thousands of cleaning worker benefit from these services each year;

e distribute free mooncakes to grassroots families and disadvantaged groups in the
District during the Mid-Autumn Festival, celebrating the festival with the wider

community; and

*  provide a comfortabie learning environment and homework tutoring classes for children

in the District, aiming to alleviate the financial pressure on grassroots families caused
by high tutoring costs,

Although the Government established the Mong Kok East Care Team in 2023, its limited
operational timeframe has impeded a thorough understanding ofthe genuine needs of grassroots
families and disadvantaged groups. Furthermore, the social welfare services it offers differ
significantly from those provided by Tin Chuen Church, particularly in critical areas such as
mental health support and counselling service. As a result, the Care Team has fallen short in
effectively addressing the basic living needs of those in need with its own limitation.
Reprovisioning of the premises within the Proposed Redevelopment can strategically address

* The Samaritan Befrienders Hong Kong, (2023), 2023 Annual Report. Retrieved from https://shhk.org. hk/wp-
content/uploads/2024/06/ESBHK2023_Annual-Report_low-res.pdf
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3.5

5.5.1

552

5.5.3

5.5.4

the limitation.

Selected Testimonials Indicating Overwhelming Public Recognition of
Long-term Social Welfare Services by Tin Chuen Church

Tin Chuen Church’s role and contributions in terms of social welfare services are weli-
acknowledged and appreciated by four political and community leaders such as (1) Professor
Ho Kin-chung, BBS, JP, (2) HREILSEZEGEE - BEYH, O) TEELASRAS
FEE  BEENa R EgASe R/ REER - EARRGREEERRER L
B - B/ EEEACEREETS - TIER, and (4) AEHBESARERE -
FR.0N% (Attachment 4 refers).

Professor Ho Kin-chung, BBS, JP BT : " HHEEKEG [ | PEBAJLEHE @ ERE
IR BB BRI o [...] WRERHBIRST - SFEFREET B
@E?fﬁiﬂ T Eﬁﬂ?ﬁﬁ' [ ] BB PR M B R RER DI
W SRR + B IEEE e SRR I » TS ERG
_ﬁ‘_EM [ J ﬁﬁﬁ‘ﬁ&”ﬁffﬁ@ﬁ%ﬂ? » FETEERREHEHIFLRAEHE
A BB Ny + [...] ; [English Translation as} expressed that "Tin Chuen Church [...]
has long been iniegrated into the Flower Market community, becoming an indispensable
pillar of support in the area. {..] It has made an outstanding contribution to maintaining
community cohesion, alleviating caregiver stress, and addressing mental health concerns. [...]
I sincerely hope that the China Christian Evangelical Church Tin Chuen Church can be
appropriately preserved and relocated in the redevelapment plan for the Flower Market area,

allowing them to continue their community services in_a familiar environment. [...] I urge
your bureau to deeply consider the needs of Tin Chuen Church and its unique impovtance within
the community when developing the redevelopment plan."

HAEILSBEREGEE - BEARR 7 fzﬁgﬁﬁ'ﬁﬁﬁﬁﬁ 5 BEBEWTH
AFRINEE) AR GTEHEE L(Eﬁ,u\réﬁ’ﬁib‘éﬁiﬁ?ﬁﬁﬁﬁ [..] SHERZEZ
FOE © 4 Y R RR R R AT BRI AL - [] FEERE
R EREBAT Zﬂﬁﬁﬂfﬂ‘g“ﬂﬁ L] ﬁ??bﬁ@/‘?ﬁéﬁiﬁﬁf B
BRI - KA BT

RIS B RN ]_‘wfgﬁﬁﬁ o [Enghsh Translatlon as] expressed that "The
mission of Tin Chuen Church in serving the community is to help disadvantaged groups by
organizing various activities that encourage a positive mindset in facing life’s challenges. [...]
Josters harmony, unity, and vitality within the community, making Tin Chuen Church an
indispensable presence in the Flower Market Area. Having already long-established in the

community, it has become a cracial pillar of support. [...] For the welfare of the residents in
the Flower Market Area, I sincerely request that arrangements be made for Tin Chuen
Church to be included in the redevelopment plans, with suitable properties provided by the

Urban Renewal Anthority for long-term use. I support Tin Chuen Church in continuing its

valuable services in this community."

EHETAERAONEE  BEERIEREYAIE9R RETR - BEUEMNER
SEEERR YR /AREY - BEEEEEREBERS TN TLLIE
KS‘-IEEE-EEEE 87 4F » AR ERERIBIMEZEE - EHHSIERENAEES
5 SEMEBYE [ TEXRENICEEETILERRES TS - 8

i BIPY - FEE TR A AR RIIER - AR
ﬁi‘%rﬁiﬂﬁﬁ&%ﬁﬁﬁ@ﬂ@ﬁ@ﬁﬁ AR <  [English Translation as] expressed
that*/...] Having been in the Prince Edward Flower Market Area for nearly 87 vears, the
church is now facing relocation due to the Urban Renewal Authority's redevelopment plam,
which severely affects the well-being of the vulnerable communities in the Flower Market
Area. [...] To ensure that the community care services provided by Tin Chuen Church in the
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5.5.5

556

5.5.7

Flower Market Area can be continued, I sincerely request that suitable properities be provided
by the Urban Renewal Authority within the redevelopment plan for long-term use. I support

Tin Chuen Church in continuing its community care services in the Flower Market community,”
Huffﬁ?ﬁ%tﬁﬁﬁl—iﬁ% ?BM\%%T d L ]EEEﬁEﬁﬁz@ 80 f?—‘ﬁ’i’*’[ JERE
o BRI A B B

Wﬂﬂ%&ﬁ@ﬁwﬁiﬁﬁ% » MERTE
BRI BRRE » FRLITER || BN BT R R I8 B LA AR -

[English Translation as] expressed that “[...] has a history of over 80 years in the Mong Kok
Area [...] affecting the various community services and mental health support that local
grassroots families and vulnerable groups have relied on for a long time [...]. I now sincerely
request that arrangements be made for Tin Chuen Church to be provided with suitable

properties by the Urban Renewal Authority within the redevelopment plan, allowing its
community services in Flower Market Area to continye [...]. I support Tin Chuen Church in

its ongoing efforts to serve this community,”

The support and acknowledgement of the role of the Tin Chuen Church has been hlghhghted
above and with the common theme of reconigization of the long-term social welfare service
provided by the Tin Chuen Church and a strong support for the Tin Cheun Church to remain in
the area to serve the community.

The URA should leverage the strong relationships that Tin Chuen Church has cultivated in the
district as a vital communication bridge. The church should he recognized as a must-have

GIC facility that addresses the Government's shortcomings in social welfare services,
effectively helping to resolve community issnes. The contributions of the church to the
community have garnered support and appreciation from political and community leaders
who express deep regret over the churcl's impending relocation and the subsequent cessation

of its social welfare services (Attachment 4 refers). Reprovisioning Tin Chuen Church within
the Proposed Redevelopment is essential for sustainably supporting grassroots families and
disadvantaged groups, providing both practical and emotional assistance.

Pain Point without Reprovisioning

Without reprovisioning Tin Chuen Church in the Proposed Redevelopment, it can lead to the
followings:-

o Jost of a 80 years living heritage;
* lost of social welfare service provision to the existing catchment area;

¢ lost of well-established networks, including local residents, local partners and social welfare
organisations; and

¢ lost of use of Tin Chuen Church’s facilities / social welfare services to its congregatmn

members and the public, such as free meals, shared public spaces equipped with air
conditioning (free of charge), distribution of free daily necessities.

16



Representation Statement 1o
Draft Urban Renewal Authority on Sai Yee Street / Flower Market Road (YTM-013) Development Scheme Plan
No. S/K3/URAS/1 in Mong Kok East, Hong Kong

i
7.1

7.1.2

7.14

Justifications for Reprovisioning in the Proposed Redevelopment

Effort to Preserve our Living Heritage in the Yau Tsim Mong (YTM)
District

By preserving Tin Chuen Church in the Proposed Redevelopment, it can achieve the
followings:-

¢ ensure the continuity of church operations, meeting the spiritual needs of its congregation

members;

e maintain the organization of various physical, mental, and spiritual activities designed for
congregation members, grassroots families, and disadvantaged groups, thereby promoting

mutual _care, strengthening community cohesion, and fostering a harmonious

envirgnment;

e preserve social welfare services and counselling services, particularly for grassroots
families, elderly neighbours, and disadvantaged groups, providing mental health supports

and alleviating caregiver siress;

» address the basic living needs of grassroots families and disadvantaged groups, improving

their quality of life; and

» retain the church as an essential G/IC facility that addresses the Government’s shortcomings

in social welfare services, effectively helping to resolve local issues and sustainably
supporting grassroots families elderly neighbours, elderly homes, and disadvantaged
groups,

Nestled between the bustling neighbourhoods of YTM District, Tin Chuen Church holds a
distinctive position as its one of the major churches in this vibrant stretch. Its striking
characterized by modern operations, create a lasting impression on all who pass by. This
contemporary aesthetic not only enhances the visual landscape of the Flower Market Area but
also symbolizes a beacon of hope and community spirit.

As a vital landmark, Tin Chuen Church serves as a spiritual and social hub, fostering
connections among residents and visitors alike. The church holds deep cultural significance for
the community as it has been the venue of major religious ceremonies, including weddings,
baptisms, and significant festival celebrations. Yt brought the community together and
created sense of belonging,

Relocating Tin Chuen Church outside the Flower Market Area would mean losing its historical
context. The church is deeply intertwined with the community’s history, serving as a witness
to significant events and changes over the years. Relocation could preserve this connection,
diminishing its role as a historical landmark that tells the story of the community.

Reprovisioning Tin Chuen Church in the Proposed Redevelopment would retain the

community connection, fostering a strong sense of community identity and celebrating
the shared history.
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7.2  Retaining the Well-established Effective Partnership Platform to Deliver
Timely Social Welfare Services

7.2.1 By retaining Tin Chuen Church in the Proposed Redevelopment, it can achieve the followings:-

¢ maiptain_a well-established network of partnerships with various_social welfare

organizations and local pariners to collaboratively provide essential social welfare
services and offer care and visits to grassroots families, elderly neighbours, elderly homes,
and disadvantaged groups; and

e foster the redevelopment of older districts while minimizing social impact as much as
possible.

7.2.2  Tin Chuen Church has actively collaborated with various social welfare organizations and local
partners® over the years, successfully establishing a robust network of partnerships.
Together, they provide essential social welfare services, offering care and visiting grassroots
families, elderly neighbours, elderly homes, and disadvantaged groups in the District. Lefters
from several of these social welfare organizations indicate their appreciation for the
collaboration with Tin Chuen Church and their desire to continue this valuable partnership
(Attachment 5 refers).

7.2.3  Conservatively estimating, it could take at least 10 — 15 years to re-establish the existing scale
of partnerships in a new location. To avoid disruption in social welfare services and to maintain
cooperation with local partners, it is essential to reprovision the church in_the Flower
Market Area within the District.

7.3  Defending the Critical Components of High Accessibility and Visual
Prominence of the Location

73.1  Withreference fo Para. 5.2.5 of Chapter 8: Internal Transport Facilities of Hong Kong Planning
Standards and Guidelines (HKPSG)", it stated that “/...] putting activity nodes, generators and
atiractors within the neighbourhood or walking distance of 500m in early stage of land use
planning or in an incremental approach for the existing urban area; and concentrating high
density housing, employment and other lond uses at or close to rail stations and other transport
termini. ”, There ate two MTR Stations and various public transport options within S00m radius
of the Subject Site as referenced to Para. 3.1.3 and Figure 3.1. This makes the Flower Market
Area highly accessible and within a comfortable walking distance, providing convenience
for congregation members and participants who rely on the public iransport.

7.3.2° Additionally, the presence of a loading and unloading bay ountside the premises further enhances
accessibility for all visitors, particularly the elderly and disabled, ensuring that evervone can
easily reach the church and participate in its activities,

7.3.3  Relocating to a new site will create a disruption to the members and may even lead to a decrease
in congregation members, especially if the new location is less accessible or unfamiliar to
existing congregation members. This uncertainty can create anxiety regarding the church’s
future and. its viability. Therefore, reprovisioning Tin Chuen Church within the Proposed

? The social welfare organizations and local partners include Yang Memorial Methodist Social Services — Mongkok Integrated
Family Service Centre ({SEMEAZRIL @RISR - EALKFSHERIET.L); Chong Lap (HK.) Co. Ltd. (AII1(EH)H
FRAE]); Manna (TSRS ), PRAXIS ( FHEEAL  BIRAT); Hong Kong Church Network for the Poor (S FiR a5
&84&); Kwong Wong Hospital Chaplaincy Limited (B fe44:3 T 750V B]); Association of Hong Kong Hospital Christian
Chaplaincy Ministry Limited (8B Slerab{X 5 &); Evangelical Free Church of China Social Service i3t SriRi%
); Medicare Resources Limited (BRREREIRAE)

4 Planning Department, (2024). Chapter 8: Internal Transport Facilities of HKPSG. Retrieved from
https:/fwww.pland.gov.hld/file/tech_doc/hkpsg/full/pdEchs.pdf
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7.4

7.4.1

742

7.5

7.5.1

7.5.2

7.5.3

Redevelopment would help maintain participation in worship services, fellowship, and
various activities.

Retain an Icon for Placemaking and Urban Design

With reference to the Urban Renewal Strategy by the URA, urban renewal should take a
“People First, District-based, Public Participatory” approach. In the process of carrying out
urban renewal, it should embrace the concepts of sustainable development and building a
quality of city including considering the urban design. Placemaking is about improving the
quality of public spaces and the lives of the people who use them. Tin Chuen Church and its
provision of social welfare services have serving as a center for community activities for over
80 years and fostering social interactions via events, services and ceremonies. Besides
providing a physical icon to the Flower Market Area, it is a pinnacle member in the provision
of the proving suppotting networks for individuals and families and contributing to social
cohesion. Tin Chuen Chureh is one of the focal points of the area, serving as a placemaking
icon. The Church consists of open areas to the public and has a highly accessibility catchment
area for its members.

Overall, Tin Chuen Church plays a multifaceted role in urban design and placemaking by
providing an icon to the area and fostering community connections. Its influence can lead to
more vibrant, inclusive, and resilient urban environments.

Significantly Impact the Long-Established Catchment Area

Tin Chuen Church does not only space to relocated but the for its vital existence is the being
within the established catchment area. ' Tin Chuen Church is not seeking for new premises or
just a size equivalent of its operation, instead the existing catchment is the major concern. As
referenced to (c) of Table 1, relocating Tin Chuen Church, may lead uncertainty regarding
congregation size, including a potential decline in attendance. Such a move could disrupt the
strong relationships that have been built with current congregation members over the years and
make it challenging to attract new members. Without the support of a robust congregation,
maintaining or expanding the church's operations and social welfare services becomes
increasingly difficult. '

According to Tin Chuen Church’s past experience, any relocation site, whether permanent or
temporary, must meet the following specific site acquisition criteria:-

1) itmustbelocated in the Flower Market Area within the District to effectively continue
providing the existing social welfare services within its current catchment;

2) it must have a minimum area of about 670 sq.m. to accommodate the existing and future
congregation members, those in need, and activity participants; and

3) it must feature with ground floor with high-quality accessibility, including barrier-
free facilities, as well as a designated loading and unloading bay outside the premises
to serve elderly and disabled.

Effort was made by Tin Chuen Church to search for the similar premises in the District that
meet the specific site acquisition criteria outlined in Para. 7.4.2. With reference to the
Preliminary Property Valuation Report carried out by the commissioned surveying consultant
in September 2024, the values of Tin Chuen Church’s properties are as follows: (1) commercial
use (ground floor) is about HK$28,000 / sq.ft.; and (2) residential use (first to third floor) is
about HK$6,000 / sq.ft.. Even with compensation from the URA, it remains exceedingly
difficult for Tin Chuen Church to find an affordable property that meets the specific site
acquisition criteria in the District for church’s relocation.
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-.7.5.4.. The most viable approach is to reprovision the church within the Proposed Redevelopment,

ensuring an affordable cost and the continuation of regular church operations to provide
social welfare services in the long run. .

7.6  Opportunity to Further Strengthem the Already Well-established
Clustering and Social Harmony Network

‘7.6.1 The Subject Site is situated in one of the core areas of the District, characterized by its high
density and dynamic landscape. This unique geographic context fosters a concentration of
diverse entities, including residential buildings, retail commercial facilities, educational

institutions and public space. The Flower Market Area is at a strategic location, combined
with convenient public transportation, facilitates high foot traffic, attracting a wide range

of visitors, acting as a critical component for the place-making evolution in the Flower
Market Area. This vibrant environment is further amplified during festivals and sports events

at the surrounding sports grounds and stadium, drawing large crowds. From an urban planning
perspective, this phenomenon exemplifies the 'clustering effect' in spatial term.

7.6.2 The spatial clustering fosters synergistic interactions that promote various church’s

activities and social welfare services, which_benefit the local community and encourage

the collaboration between the church and various social welfare organizations. The close
proximity of residential establishments and public spaces promotes community engagement, as

residents are more likely to utilize the services and participate in activities offered by the church
and its local partners. As a result, reprovisioning Tin Chuen Church in the Flower Market Area
of the District can strengthen community cchesion and enhance the sense of belonging

within the community.

7.7  Create as an Exemplar of Impact Investment, In line with Prevailing Social
Policy

7.17.1  Tin Chuen Church has made it a policy since day one as having an open door policy to support
the community. It continues with this tradition toady with its opened chapel at ground floor and
common space at second floor which served as shared spaces for public enjoyment. This is a
forerunner event to the Pilot Programme on Community Living Room outlined in the Para, 194
(if) of Policy Address 2024°, '

7.1.2  As referenced to Para. 4.1.5, Tin Chuen Church situated in the major residential clusters,
combined with social and economic facilities such as schools, retail commercial, leading to the
cramped conditions. From the urban planning perspective, there is an urgent need for more
shared spaces to improve the quality of life for local residents and those in need. With reference
to a Study Report of “Unopen Space: Mapping Equitable Availability of Oper Space in Hong
Kong"® conducted by Civil Exchange in 2017, residents of Mong Kok have access to only 0.6
sq.m. open space per person, significantly lower than the HKPSGs® recommended standard of
2 sq.m. of open space per person, The study finding indicates that the living environment in the
District is overcrowded. Over the year, Tin Chuen Church, have taken the social responsibility
role to open its door to fulfil the demand for quality space in the community.

7.7.3 Inrecent years, during the economic downturn caused by the Covid 19 pandemic, Tin Chuen
Church invested years of accumulated donations (about HK.$7,000,000) to upgrade the facilities
and to carry out renovations, aiming to create a comfortable public shared space equipped with
air conditioning to grassroots families and disadvantaged groups to enjoy. Reprovisioning the
chureh in the Proposed Redevelopment not only addresses the basic living needs of those in

3 HEKSAR, (2024). The Chief  Executive’s 2024 Policy Address, Retrieved from
https:/fwww.policyaddress.gov.hk/2024/public/pdf/policy/policy-full_en.pdf

6 Civic Exchange, (2017). Unopened Space: Mapping Equitable Availability of Open space in Hong Kong. Retrieved from
https:/fcivic-exchange.org/wp-content/uploads/2017/04/20170224PO Sreport FINAL. pdf
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8.13

8.1.4

. pmeed -but also provides a more spacious living environment, particularly beneficial for

individuals recovering from mental illness.

Conclusion

This representation statement expressed Tin Chuen Church’s comments and grievances on the
Draft DSP, including the URA failed to acknowledge the church and its provided social welfare
services in the Stage 1 and 2 SIAs and not considered Tin Chuen Church as a “Living Heritage”
to the area, despite it is long presence and deep connections with the local community and
organisations. The forced relocation could affect the social welfare services catchment area and
disrupt the well-established network partnerships it has cultivated over the 80 years.

Tin Chuen Church acknowledged the URA has reserved about 20,000 sq.m. of non-domestic
GFA for GIC facilities in the Draft DSP. In this connection, Tin Chuen Church request URA

to provide a svitable premises with a minimum area of 670 sq.m. to continue its operations

within its current social welfare catchment area in the Proposed Redevelopment. It should
be acknowledged this represents only about 3.5% of the total reserved GIC GFA.

Tin Chuen Church requests for the reprovisioning of their premises in the Proposed
Redevelopment with the following justifications:-

» preserve our living heritage in the Yau Tsim Mong (YTM) District;

e retain the well-established effective partnership platform to deliver timely social welfare
services;

o defend the critical components of high accessibility and visual prominence of the location;
¢ retain an Icon for Placemaking and Urban Design;

e protect significantly impact the long-established catchment area;

o strengthen the already well-established clustering and social harmony network; and

» create an exemplar of Impact Investment, in line with prevailing social policy.

The aforesaid demonstrates that Tin Chuen Church deserves favourable consideration by the

URA in light of the justifications provided in Paras. 7.1.1 — 7.7.3. We trust that the TPB will
see fit to adopt the request of reprovisioning Tin Chuen Church to the Proposed Redevelopment

on the Draft DSP,
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Attachment 1

Authorization Letter from Tin Chuen Church



19 July 2024

Our ref.:
Your ref.:

By Post and Email

Attn.: M. Frank Wong

Dear Mr. Wong,

RE: Consultancy Services in respect of Nos. 225-227 Sai Yee Street, Mong Kok, Hong Kong
- Authorization Letter-

By signing this Authorization Letter, we, Tin Chuen Church hereby authorize you, Prudential Surveyors
International Limited (PSIL /the Consultant), to liaise, correspond and attend meetings on behalf of Tin
Chuen Church with all relevant Government Departments and other bodies, as necessary, in respect of

matters relevant to the captioned purpose.

. The Authorization Letter is with effect from the date of the below signature signed for one year.

Yours sincerely,

e . / _—

-
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(2 ) ) -
Position: (jgﬂ prmaa, E 2 "é fD Cinbovs

Date: »'- 07~ )o,}ér
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Supporting Letter from Evangelical Free Church of China
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Supporting Letters from Congregation Members of Tin Chuen Church
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Supporting Letters from Political and Community Leaders
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Attachment 5

Supporting Letters from Social Welfare Organisations and Local
Partners
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We aim to gather a diversified team who are committed to social welfare, THE COMMUNITY CHEST
creating a “social services laboratory” that provides innovative, professional and diversified social services. 2 MBE
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CUrgent OReturn receipt OExpand Group [ORestricted [OPrevent Copy

fom: rarry Tono R

Sent: '2024-10-23 2= 16:22:16

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

Cc

Subject: Representation on the Draft Urban Renewal Authority Sai Yee
-Street / Flower Market Road Development Scheme Plan No.
S/K3/URA5/1

Attachment: 20241023_(PSITCCMKRS_to TPB_Form No. Sé.pdf;

20241023_(PSILITCCMKRS_to TPB_Representation

Statement.pdf

Dear Sir / Madam,

Please find the attached Form No. $6 and the representation statement on the Draft Urban Renewal
Authority Sai Yee Street / Flower Market Road Development Scheme Plan No. S/K3/URAS5/1 for
your kind consideration. The hardcopy of the Form No. S6 and the representation statement will be
delivered to the office in due course.

Should you have any enquiries, please feel free to contact the undersigned.
Thank you.
Regards,

Harry Tang
Planning and Development Executive

Pruden Professional Services Limited

A Multi-disciplinary Professional Services Platform for City Planning, Design and Developnrent Excellence
- "Creating Limitless Possibilities”

Planning and Development Exccutive - Pruden Professional Services Limited

All Rights Reserved, Participatory Professional Services Limited (PPS). The information contained in this communication is
strictly confidential and intended solely for the use of the intended recipient(s). The copyright in this communication belongs to
PPS and may contain information that is private and confidential. PPS is not responsible for any mis-transmission by'a third party
of this email.



Form No. 86 S& 5

Reference No,

For Official Use Only EFEES

B Rt Date Received
U H

The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents {if any} should be sent to the Secretary, Town Planning Board, 15/F, North Point Government
Offices, 333 Java Road, North Point, Hong Kong.

AT S R IR R B R (P TR ) R - HIRORE R STRAE IR 3 e A) o 2
I BRI N 333 SRR S 15 IRTTRBIZE R &Ry -

Please read the “Town Planning Board Guidelines on Submission and Processing of Representations and Further Representations” before you
fill in this form. The Guidelines can be obtained from the Secretariat of the Board {15/F., North Point Government Offices, 333 Java Road,
Morth Point, Hong Kong = Tel.; 2231 4810 or 2231 4835) and the Planning Enquiry Counters {PECs} of the Planning Department [Hotline: 2231
5000) {17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha Tin Government Dffices, 1 Sheung Wo
Che Road, Sha Tin, New Territories), or downloaded from the Board's website at hitp:/fwww.tpb.gov.hk/ .

BTSN SACAIBTE TR TR A R R TR M e i — bR, I AR 2 SR RES | - OMES IR
BT (S LI 333 WILMBTESE 15 H) - G55 2230 4810 =9 2230 4835 RIRUISEATR AR 2 S A (FIE: 2231
50000 EsAbAme 233 SitAE A Y 7 RO T LRI 1 BOVMBNH &% 14 1) W I BER A GIEEED R
(288 http://www.tpb.gov.bik/ ] »

This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block fetters, preferably in both English and Chinese. The representation may be
treated as not having been made If the required information is not provided.

RS OIS R B4R THE - PRI 2 A SR R SRS R B S AL - R Ay A LA TEN TR BT L
ok MUBINEOREE O STE « (SRSSREEIRAEATTR SR - RIZEM A oT iU AR 2= et -

In accordance with the Town Planning Ordinance (the Qrdinance), the Board will make available all representations received for public
inspectlon as soon as reasonably practicable at the Board's website and the PECs.  The representations will be available for public inspection
until the Chlef Executive in Council has made a decision on the plan in question under section 9 of the Ordinance.

1RIR CHRFTRIERD) (FIR T ) SR e Qi eI EITTIORER T - SeHURTIEI0TEIaE i S i R R
AR R A AR EEITRRE G TR aRIR IREIT o IRt BRI LA Bk

Person Making this Representation (known as “ Representer” hereafter)

R EEMAL (TR THRIEAL)

Full Name 48 / & (Mr. /Ms./Company/Organization* $54:/21-/25S]/ABHE )
Tin Chuen Church

{Note: for submission by person, full name shown on Hong Kong ldentity card/Passport must be provided)

GER: BEARY - HHEUEESHE WRARKNEE)

2. Authorized Agent (if applicable) B A (MMBWH)

Full Name %% / &8 (Mr./ Ms./Company/Organization* S5 /20-/ 2 BIAREE )

Prudential Surveyors International Limited

(Note: for submission by person, full name shown on Hong Kong |dentity card/Passport must be provided)

GEE: BOHARY AN TIREFES(E ERATKNEAH)

* Delete as appropriate R EFHEAR
Please fill in “NA” for not applicable ltem FTEFEMOTEE M T SFER




Form No.S6 3 S6 3

3.

HRESEHOARE  REERH)

The plan te which the representation relates (please
specify the name and number of the plan)

e LE BB (a4 R SRR Street/Flower  Market Road (YTM-013)

Draft Urban Renewal Authority on Sai Yee

Development Scheme Plan No. S/K3/URAS5/1

Nature of and reasons for the representation EE3RRYME B

Subject matters BEIHTE® | oppoesing the subject matter?

Are you supporting or

(R R B SRR Reasons FH

Draft Urban Renewal
Authority on Sai Yee
Street / Flower Market

Road (YTM-013) [ support 37 Please see attached for details
Development Scheme [ oppose K2
Plan No. $/K3/
URAS/

[0 support ZFf
O oppose E#f
O  support XH
O oppose ¥

Any proposed amendmants to the plan? if yes, please specify the details.

B ARG M ERISET? WE0EE - SREEaEY -

f the representation contalns more than 20 pages, or any page larger than Ad size, 4 hard copies and 1 soft copy are required to be provided
for the submission. Provision of email address is also required.

AR 20 HatE R —EA/NMER A BIFEESIEN A — AT SR —(BE0REa o BANSERILE -

Please describe the particular matter in the plan to which the representation refates. Where the representation refates to an amendment
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Executive Summary

During the planning process, the Urban Renewal Authority (URA) failed to acknowledge Tin Chuen
Church and the social welfare services provided by them in the Stage 1 and 2 Social Impact
Assessments. URA missed the chance to be aware of the utmost important of the presence of Tin Chuen
Church. In fact, Tin Chuen Church has been actively operating and providing social welfare services in
the Flower Market Area since 1937. Its long presence and deep connections with the local community
and organisations can grant Tin Chuen Church as being a “Living Heritage”.

URA’s Draft Development Scheme Plan No. S/K3/URA5/1 (the Draft DSP) for the Proposed
Development Scheme on Sai Yee Street / Flower Market Road (YTM-013) (the Proposed
Redevelopment) is flawed without considering and consulting a living heritage in the area. Tin Chuen
Church was requested by the URA to make this representation to the Town Planning Board (TPB),
expressing its comments and grievances on the Draft DSP proposed by URA during the public
inspection exercise.

As a result of the Proposed Redevelopment, Tin Chuen Church has been forced to be relocated, however
this is not a simple matter of compensating for spaces. Instant, the current catchment (area of its
congregation members and organisations) must be also be considered if the operations and services of
the Tin Chuen Church is to be continued. Therefore, any relocation should be in close proximity of the
current location so as not to disrupt the current catchment or affect its access.

Tin Chuen Church acknowledged the URA has reserved about 20,000 sq.m. of non-domestic Gross
Floor Area (GFA) for Government, Institution, and Community (GIC) facilities in the Draft DSP. In
this connection, Tin Chuen Church request URA to provide a suitable premises with a minimum
area of 670 sq.m. to continue its operations within its current social welfare catchment area in the
Proposed Redevelopment. It should be acknowledged this represents only about 3.5% of the total
reserved GIC GFA. ‘

The strong presence and high recognition of the social welfare services provided by Tin Chuen Church
is recognised by its congregation members and political and community leaders through supporting
letters. It is rational to allocate space for Tin Chuen Church as it has a long-established network in the
area, comparing to allowing the use of the space by a rookie organisation without local experience of
operating.

Without reprovisioning Tin Chuen Church in the Proposed Redevelopment, it could lead to the lost of
the existing catchment area for Tin Chuen Church which could bring about the demise of Tin Chuen
Church and the lost of a 80 years old living heritage. In addition, it would cause the disruption of social
welfare services to the Flower Market Area to recipients that need the service the most.

Tin Chuen Church requests for the reprovisioning of their premises in the Proposed Redevelopment
with the following justifications:-

e preserve our living heritage in the Yau Tsim Mong (YTM) District;

e retain the well-established effective partnership platform to deliver timely social welfare services;
e defend the critical components of high accessibility and visual prominence of the location;

e retain an Icon for Placemaking and Urban Design;

e  protect significantly impact the long-established catchment area;

e sirengthen the already well-established clustering and social harmony network; and

e  create an exemplar of Impact Investment, in line with prevailing social policy.
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The purpose of this statement is to furnish the members of the TPB with details of the justification on
the representation statement and other necessary information to facilitate the TPB’s decision. We trust
that the TPB will see fit to adopt the request of reprovisioning Tin Chuen Church to the Proposed
Development on the Draft DSP
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Introduction

The Urban Renewal Authority (URA) Draft Development Scheme Plan No. S/K3/URAS5/1 (the
Draft DSP) for the Proposed Development Scheme on Sai Yee Street / Flower Market Road
(YTM-013) (the Proposed Redevelopment) was published for public inspection on 23.08.2024.

As the premises of Evangelical Free Church of China (EFCC) — Tin Chuen Church (4P ERECE
EPEE &R SAD) (Tin Chuen Church), Nos. 225 and 227 Sai Yee Street (the Subject Site) falls
within the Draft DSP, PRUDENTIAL SURVEYORS INTERNATIONAL LIMITED (PSIL) is
instructed by Tin Chuen Church hereby to submit a representation statement to the Town
Planning Board (TPB) to express their deeply concerned views and comments on the Draft DSP
during the public inspection exercise (Attachment 1 refers).

Tin Chuen Church request URA to reprovisioning a suitable premises with a minimum
area of 670 sq.m. to continue its operations within the Proposed Redevelopment.

Background to the Representation

As noled in the 2023 Policy Address’s directives to implement the recommendations of the

District Study for Yau Ma Tei and Mong Kok (YMDS) and to commence the redevelopment

at “Nullah Road Urban Waterway” in Mong Kok East, the URA commenced the Draft DSP for

the Proposed Redevelopment under Section 25 of Urban Renewal Authority Ordinance (URAO)
as the first implementation of a project proposed under the recommendations of the Master

Urban Renewal Concept Plan (MRCP) as devised from YMDS,

The Draft DSP was approved by the Financial Secretary for commencement of the Proposed
Redevelopment in 2023/24 and the URA’s Board also approved the submission of the Draft
DSP on §4.12.2023 under Section 25(5) of the URAQ to the TPB for consideration.

In accordance with Section 23(1) of the URAQ, the URA notified the public in the Government
Gazette about the commencement of the Proposed Redevelopment on 15.03.2024. The area of
the Proposed Redevelopment is situated in Mong Kok East in the Yau Tsim Mong (YTM)
District, covering an area of about 29,315 sq.m.. The Draft DSP comprises Site A and Site B
(Figure 2.1 refers), the details are as followings:-

e Site A is further divided into five sub-sites, including Site A1 — AS5. These Sites are
proposed for a comprehensive residential development with commercial facilities and at-
grade open space and/or development of low-rise retail blocks.

e Site B is proposed for a comprehensive mixed-use development with a combination of
residential / commercial / hotel / office / retail uses and the provision of Government,
Institution, and Community (GIC) facilities, inciuding to provide about 20,000 sq.m.
non-domestic Gross Floor Area (GFA) for reprovisioned / upgraded / new G/IC /
recreation / sports uses.

According to the Section 25(5) of the URAO and the Town Planning Ordinance (TPO), the
URA respectively submitted the planning report (i.e. necessary background information and
planning proposal) with the Stage 1 Social Impact Assessment (SIA) on 18.03.2024 and the
Stage 2 SIA on 30.04.2024, seeking agreement of the TPB to exhibit the Draft DSP for the
Proposed Redevelopment. After thoroughly reviewing the planning report and the SlAs, it
should be acknowledged_that in both Stage 1 and 2 SIAs the role and services provided
by Tin Chuen Church were ignored and not considered in the planning process.
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2.1.5

2.1.6

Upon receiving information about the Proposed Redevelopment during the stage of completing
SIA works, Tin Chuen Church proactively organise an in-person meeting with URA. On
23.05.2024, a meeting was held among the representatives of URA, including the Managing
Director of URA, Ir Wai Chi Sing, GBS, JP and representatives of the Tin Chuen Church, In
the meeting, URA instructed Tin Chuen Church to submit the deeply concerned comments
and grievances to the TPB during the written representation period of the Outline Zoning
Pian (OZP) amendment process. URA advised that the TPB is the only institutional body that
can address the requests.

A 2-month public inspection exercise has commenced from 23.08.2024 under Section 6 of the
TPO. Members of the public are suggested to provide a written submission to the TPB to
express views and comments on the Draft DSP during the public inspection exercise. The
representation statement is therefore submitted o serve the same purpose.

Reason for the Representation

With the URA announcing the Draft DSP, Tin Chuen Church is now facing forced relocation,
which will affect its services catchment area (also its congregation members) and distupt the
well-established network of partnerships it has cultivated since 1937 with the well-established
social welfare organisations and elderly homes in the District. Without providing any relocation
arrangements within the Proposed Redevelopment, the Proposed Redevelopment will severely
affected hundreds of congregation members in its service catchment area who will face the lost
their religious venue for worship and fellowship, further disrupting the social welfare services
currently provided to those in need.

Tin Chuen Church does not only need space to move but due to its special role as a major social
welfare service provider in the community, the current catchment and the convenience access
are also a vital feature that will affect the survival of Tin Chuen Church and their provision of
social welfare services, It should be understood, that there is a symbiotic relationship between
the Tin Chuen Church and the focal community: This relationship have been deeply developed
and enshrined over the past decades, Tin Chuen Church is a critical component of the place-
making evolution happening in the Flower Market Area. Therefore the removal of Tin Chuen
Church would have a catastrophic affect to Tin Cheun Church and the local community it serves.

With its long-established presence of over 80 years, Tin Chuen Church is absolutely qualified
as a “living heritage” in the area. Tin Chuen Church and with the social welfare services
provided is considered an iconic_institution in the area. Therefore, the title of a “Living
Heritage” is not without its merits.

In response to Para. 2.1.4 of this representation statement, the findings from Stages | and 2
S1As indicate a significant lack of recognition for the importance of Tin Chuen Church in terms
of its role as a long-established social welfare provider. This indicates there was insufficient
consultation by the URA for this planning arrangement for this Draft DSP. In the Para. 5.1 of
Stage 1 SIA, Tin Chuen Church as mentioned only an “existing use”. Tin Chuen Church and
its provision of social welfare services were not mentioned anywhere at all in Section 7
“Recreational, Amenity, Community and Welfare Facilities” for the area in the same report.
Without acknowledging the role of Tin Chuen Church, URA’s plans are flawed without
considering and consulting a living heritage in the area. This indicated a lack of consultation
and proper planning in terms of the allocation of the social services (including Church) in the
Draft DSP. This type of practice is against the URA’s planning obligations set forth in the
Urban Renewal Strategy 2011', which advocates for a “People Fist, District-based, Public
Participatory” approach to urban renewal. Such an approach should balance the interests and
needs of all sectors in the community.

Urban Renewal Authority, 2011). Urban Renewal Strategy. Retrieved from

https:/Awww.ura.org hk/f/page/186%/4861/URS_eng_2011.pdf
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3.15

3.1.6

With reference to the Urban Renewal Strategy 2011, Tin Cheun Church would like to respond
to the following Urban Renewal objectives in Table 1.

.Tin Cheui Chiurch Response. ..~

[T

a)

Preserving buildings,
sites and structures
of historical, cultural

Tin Chuen Church is the Living Fleritége with over 80 yeal's in

the Flower Market Area. The building is striking characterized
by modern operation, creating a lasting impression on all who

pass by. Its convenience access with two MTR stations is an ideal
location for the provision of social service. With the
implementation of the Proposed Redevelopment, Tin Chuen
Church will be forced to relocate and it would be lose its historic
building and its service catchment.

or architectural value

Tin Chuen has deeply integrated into the Flower Market Area
over the past 80 years, serving as an essential, cannot afford to
lose, part of the District. The Proposed Redevelopment
diminishes the role of Tin Chuen Church as a historical landmark
that tells the story of the community, With merely provision of
670 sq.m. of GIC in the Proposed Redevelopment, it represents
only 3.5% of total reserved GIC GFA. Given the above, the’
accommodation of Tin Chuen Church can easily be achieved.

b) Preserving as far as
practicable local
characteristics

Tin Chuen Church as a social welfare provider, which addresses
the Government’s shortcomings in social welfare services and
helps to resolve community issues. The Proposed Redevelopment
leads to lose the long-established service catchment of over 80
years along with hundreds of congregation members, much
needed social welfare services, and well-established social
network, including local residents, local partners, and social
welfare organisations. Many of our supporting letters and past
experience of parinership with local organisations suggested that
the well-established social welfare networks is in existence
beyond doubt.

¢) Preserving as far as
practicable the social
networks of the local
community

d) Providing more open | Tin Chuen Church is a significant religious organization in the

space and | District. 1t has opened its chapel and multi-function rooms as
community / weifare shared open spaces for public enjoyment. With the
facilities implementation of the Proposed Redevelopment, Tin Chuen

Church will no longer be able to address the basic living needs
and to provide a more spacious resting and social space in a
comfortable living environment.

Table 1: Tin Cheun Church Response to the Urban Renewal Objectives

With reference to Para. 2.1.3 of this representation statement, URA has reserved about 20,000
sq.m. of non-domestic GFA for re-providing, upgrading, and establishing new recreational and
GIC facilities in the Draft DSP, it reflects the URA’s recognition of the current shortage of
in social welfare services. By allocating only 3.5% of total reserved GIC GFA, the presence
of Tin Chuen Church can be retained in the area. Reprovisioning Tin Chuen Church in the
Proposed Redevelopment would prevent the further interruption of the church’s operations,
ensuring the continuation of various social welfare services and physical, mental, and spiritual
activities for grassroots families, elderly neighbours, elderly homes and disadvantaged groups
in the District. 1t is rational to allocate space for Tin Chuen Church as it has a long-established
network in the area, comparing to allowing the use of the space by a rookie organisation. Asa
result, this proposed aflocation will foster the redevelopment of older districts while

8
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minimizing social impact as much as possible,

Considering the significant contributions and positive impact of Tin Chuen Church to the area,
it should be recognized as a must-have GIC facility that mitigates the Government's
shortcomings in social welfare services. Therefore, the EFCC fully supports Tin Chuen
Church requesting URA io provide a suitable premises with a minimum area of 670 sg.m.
to continue its operations within its current social welfare catchment area in the Proposed
Redevelopment {Attachment 2 refers). Detailed justifications for this request are provided in
the Paras, 7.1.1 - 7.7.3.

Site Context

The Site and its Surroundings

Subject Site Contex!

The Subject Site is part of the Site A, which situated at Sub-Site Al and bounded by the
southwest of Boundary Street Sports Centre and Boundary Street Recreation Ground, to
northwest of Queen Elizabeth School, and east of Mong Kok Police Station. The Subject Site
comprises two connecting 4-storey tenement blocks (ground, 1* to 3™ floors), namely Nos. 225
and 227 Sai Yee Street.

A site visit was carried out on 19.07.2024. Per observations from the site visit, the Subject Site
is currently occupied by Tin Chuen Church and used as a chapel / bible auditorium on ground -
floor and activity rooms on the above floors, with two separate gated entrances accessible via
Sai Yee Street. Vertical circulation in each of the tenement block is served by one common
staircase.

The Subject Site is generally accessible by road, public transport (including franchised buses,
green mini-buses and taxis) and pedestrian networks. Within 500m radius of the Subject Site,
there are two Mass Transit Railway (MTR) Stations, which respectively about 250m from the
Prince Edward Station Exit A, about 300m from the Prince Edward Station Exit Bl as well as
about 450m from the Mong Kok East Station Exit C (Figure 4.1 refers). Additionally, over 80
nos. of bus stops and green mini-bus stops have been identified within the 500m radius,
facilitating transportation for passengers travels.

Demographic Profile

A Freezing Survey (“FS”) was conducted for the Stage 2 SIA dated April 2024 for URA’s
Development Scheme YTM-013. A total of 359 residents were documented in the FS. The
demographic profile indicates a significant number of age 65+ (elderlies) and also 1 person
household size (singletons). The elderlies and the singletons are a vulnerable group of society
and it is a representative profile of the population which is the targeted service group of Tin
Chuen Church's social welfare services. If Tin Chuen Church were to relocate, this unique
operating demographic catchment area to Tin Chuen Church would be lost, Tables 2 and
3 below iilustrate the population distribution by age groups and household size.
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'ula"h”’“%% istribu ‘t1
y s!:,,“, velt ﬁ !el}
R YN0 13 (Appros: Per
0-14 o
(Children) 1% 40
15-24 0
(Youth) 6% 22
25 - 64
(Economically 57% 205
active age group)
65+ o
(Elderlies) 23% 83
Age mf:om'latlon 39 9
not provided
Total 100% 359
Table 2: Population by Age Groups
ORI Within the Sthefe | Territorialy, Con
0 (Vacant) 0% N/A N/A
1 36% 21% Higher
2 25% 31% Lower
3 12% 24% Lower
4 19% 15% Higher
S 5% 6% Similar
6 or above 3% 3‘Vz Same
Total 100% 100% N/A

Table 3: Distribution of Household Size

Surrounding Context

The Subject Site is surrounded by predominantly roads, pedestrian walkway, and other uses
such as schools, sports centres, parks, flower market, medium- and high-rise residential
buildings with non-domestic uses on ground floor, commencxal buildings, shopping mall and
MTR Stations. The details of the current surrounding contexts are as follows (Figure 4.2
refers):-

s to the immediate north of the Subject Site is Heung To Middle School (Mong Kok Branch),
Police Sports and Recreation Club, and existing medium- and high-rise residential
buildings;

e to the northeast of the Subject Site are Tai Hang Tung Recreation Ground, Fa Hui Park,
Chan’s Creative School, and existing medium- and high-rise residential buildings;

e to the immediate east of the Subject Site are Boundary Street Sports Centre, Mong Kok
Flower Market, and Mong Kok Stadium;

e to the southeast of the Subject Site are Queen Elizabeth School, Mong Kok East MTR
Station, MOKO Shopping Mall, and existing medium- and high-rise residential buildings;
and

. e to the immediate west of the Subject Site are Mong Kok Police Station, Prince Edward

MTR Station, and existing medium- and high-rise residential buildings.
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5

5.1

The Tin Chuen Church
Background

The history of Tin Chuen Church can be traced back to the Danish missionary Rev. Karl Ludvig
Reichelt who came to China for missionary work and established the EFCC in 1888 in Asia.

The first church of EFCC in Hong Kong was established in 1937 at Prince Edward Road,
namely “Tai Tsz Church” (now known as Tin Chuen Church). Over the years, Tin Chuen
Church has acquired two connecting 4 storey tenement blocks (ground floorand 1* to 3™ floors)
in Nos. 225 and 227 Sai Yee Street (the Subject Properties) to facilitate its social services.

As measured on the Approved General Building Plans and A&A Plan, saleable area of ground
floor of the Subject Properties is 205.94 sq.m. or thereabouts, but excluding the yard — an
ancillary area of 26.57 sq.m. and common part thereof. The saleable areas of the upper floor
units of the Subject Properties are tabulated in Table 4.

UF

2/F - 93.5 -
3/F - - 93.5

Total Saleable Area of the Subject Properties: | About 670 sq.m.

Table 4: Saleable Areas of the Subject Properties

The existing use of the Subject Properties are tabulated in Table 5:

PR 1225 Sai Yeé Street CUOETT T 227 Sai Yéé Street
G/E Worship hall, multi-function room for social welfare services and toilet
1/F 6 nos. multi-function rooms for social welfare services
2R 7 nos. multi-function rooms for social welfare services and toilet
6 nos. multi-function rooms for social
3/F -~ - . .
welfare services and toilet

Table 5: Existing Use of the Subject Properties

Over the last 80 years, the Tin Chuen Church has provided valuable and adapted social welfare
services to the local community. Through, a trial and error and observation approach, Tin
Chuen, has observed the demand and needs of the community and have tailor made its free
services given the resources limitation to serve the community. Table 6 is a list of the recent
extended social welfare services provide by Tin Chuen Church.
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5.2

5.2.1

522

523

i

A listof tHELMaj o
Redht Years}%;“[fl -
Communal worship and sermons

Worship and fellowship Services

Gospel Cantonese Singing Class

Bible Studies

Baptism and Ceremonies to welcome new members

Faith Discussion Class

Hymn Practice Class

Counselling / Consulting Group Meeting for elderly, adult, and teenagers/ youth

Mental health support and counselling service

Handy Craft, Fiora and Flower Arrangement Class

Cooking Class

Stretching and Fitness Class

Uniformed Groups

Collaborate with social welfare organisations to provide regular care and visits with the

elderly neighbours and elderly homes (including free haircut services);

e Provide regular care and listen to the needs of grassroots families and disadvantaged
groups, especially the cleaning workers at the Flower Market Road Refuse Collection
Point and Nullah Road Refuse Collection Point. Provide free lunch and open the chapel
at ground floor and activity rooms above as a comfortable resting area

e Implement multi caring program and education program to the community, including

FECAZEMEOETE ) S - T TIRMEIR, BREEERELIETS ) 5Tl - TOh My
FF | SRR o A

e Provide free food and distribute the donated daily necessities with" social welfare
organisations, including " PeaceBox PR RATRITE

« Distribute free mooncakes to grassroots families and disadvantaged groups

L]

e« & & 5 & » 8 0 2

s Provide a comfortable learning environment and homework tutoring classes for children

Table 6: List of the Recent Extended Social Welfare Serviees Provide by Tin Chuen
Charch \

Congregation Membership of Tin Chuen Church

Currently, there are about 700 nos. of congregation members regularly participate in
worship, fellowship, and various activities at the church. By offering a range of practical,

emotional, and mental health support to the community, such as regularly visits to elderly
homes, public education on the importance of mental health and counselling service, Tin Chuen
Church has fostered strong and extensive social relationships and a robust community care
neiwork in the District.

Tin Chuen Church exemplifies the mission and purpose of the EFCC by consistently
addressing community issues while promoting mutual care and fostering a harmonious
community in the District. Congregation members expressed deep regret over the forced
relocation and are concerned about whether they will be able to reprovision the church in the
District {Attachment 3 refers).

Tin Chuen Church serves as a model of how religious organizations can effectively support
their community. By reprovisioning Tin Chuen Church in the Proposed Redevelopment, it

would enable the church to maintain long-term operation, meet the spiritual needs of its
congregation members, and strengthen community cohesion through a variety of social

activities for participants.
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5.3

5.3.1

532

53.3

534

5.4

5.4.1

Social Welfare Services to the Community

Tin Chuen Church not only provides a place for worship and fellowship but it also offers
counselling services and regularly organizes various physical, mental, and spiritual
activities for congregation members, aiming to help those in need and share the love and care
of Jesus Christ. The details of various physical, mental, and spiritual activities are as the
followings:-

o irregularly organize Gospel Cantonese Singing Classes (to understand biblical truths
through lyrics), Faith Discussion Classes (thematic Bible study and various faith activities,
including movies and games), and Hymn Practice Classes (to learn about the Bible and
enhance spiritual life). These classes allow participants to deepen their understanding of
the church and religion, experience God’s care through prayer, foster a trusting faith group,
and build a positive attitude toward life, therefore instilling hope in the participant’s
lives;

» irregularly organized classes such as floral arrangement class, cooking class, food
preparation class, and baking class serve as platforms for congregation members to
develop new skills and deepen relationships with one another. These activities also
encourage participants to bring their family and friends to learn about the church and hear
the Gospel;

e irregularly organized stretching and fitness classes provide working individuals with an

opportunity to relax their tense bodies and offer encouragement to face life's challenges;
and ~ '

e regularly organized uniformed group ( " EE/VEE  (HIREE) ) and youth
program ( T @I B , B EEETHI) to assist young people in their growth and
develop leadership skills, aiming to build a solid foundation for them to become (uture
pillars of community.

As a significant religious organization in the District, Tin Chuen Church has drawn
congregation members and those in need from both the Flower Market Area and beyond to
participate the worship, fellowship and various activities. This not only fosters deep emotional
connections with_the church but also cultivates friendships and mutual trust among
congregation members. By creating a supportive environment, Tin Chuen Church offered a
platform for congregation members and those in need to share difficulties in life. As a
result, it has become an indispensable pillar of support for the local community.

However, the Proposed Redevelopment has disrupted their faith practices and existing
community connections, This not only obstructs the transmission of the Christian spirit of love
and care but also leaves congregation members feeling that their future spiritual lives are in
jeopardy, depriving them of essential emotional support. Consequently, they experience anxiety,
accompanied by a profound sense of loss and loneliness, which further impacts their daily lives.

Reprovisioning Tin Chuen Church in the Proposed Redevelopment in Flower Market Area

allows the church to remain in a familiar setting, fostering a sense of belonging and
encouraging spiritual growth among its congregation members is vital.

Linkage with the Community

Tin Chuen Church feels a strong calling to serve the Flower Market Area by addressing specific
local needs and issues. Over the past 80 years, the church has become deeply integrated into
the Flower Market Area, serving as an essential part of the District.

13
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54.4

5.4.5

Tin Chuen Church has been providing its service to the area for over 80 years and established
strong bonds in the community. According to the URA’s “People First, Districi-based, Public
Participatory” approach from Urban Renewal Strategy 2011, one of the main objectives of
urban renewal is preserving as far as practicable the social networks of the local community.
The Tin Chuen Church and its provision of service can be traced back to 1937 that is longer
than the establishment of the Urban Renewal Authority in 2003 and even its predecessor, the.
Land Development Corporation (LDC) in 1988.

The shortage of social welfare services, combined with economic downturns, has negatively
impacted mental health and led to a rise in disadvantaged groups. With reference to “Samaritan
Befriender Hong Kong 2023 Annual Report’” conducted by The Samaritan Befrienders Hong
Kong in 2023, the analysis on suicide statistics reflécted that the suicide rate was 14.55 per
100,000 people, with over 60% of those who died by suicide suffering from emotional illnesses
and about 90% having at least one mental disorder. The individuals affected by suicide
primarily struggle with issues related to mental health, employment, and finances, including
both youth and the elderly. This highlights the urgent need for continuing mental health
support and counselling services to reduce the suicide rate as much as possible,

The church consistently offers mental health supports, counselling services and a variety
of social welfare services for grassroots families, elderly neighbours, elderly homes, and
disadvantaged groups, aiming to help those in need and share the love and care of Jesus Christ.
The details of counselling services and social welfare services are as the follows:-

e regular care and visits for the elderly neighbours and elderly homes in the District,
providing listening and counselling services as practical support for mental health,
while also striving to alleviate caregiver stress as much as possible;

e provide free food and distribute donated daily necessities to grassroots families and
disadvantaged groups in the District (such as single-parent families, sub-divided flat
residents, and cleaning workers), meeting their essential needs and improving their

quality of life;

¢ care for and listen to the needs of grassroots families and disadvantaged groups in
the District, especially the cleaning workers at the Flower Market Road Refuse Collection
Point and Nullah Road Refuse Collection Point. The chapel at ground floor and common
space at second floor have been opened as comfortable shared public spaces equipped with
air conditioning, offering free Wi-Fi, self-service charging facilities, snacks and beverages.
Thousands of cleaning worker benefit from these services each year; :

s  distribute free mooneakes to grassroots families and disadyvantaged groups in the
District during the Mid-Autumn Festival, celebrating the festival with the wider

community; and

s provide a comfortable learning environment and homework tutoring classes for children
in the District, aiming to alleviate the financial pressure on grassroots families caused

by high tutoring costs.

Although the Government established the Mong Kok East Care Team in 2023, its limited
operational timeframe has impeded a thorough understanding of the genuine needs of grassroots
families and disadvantaged groups. Furthermore, the social weifare services it offers differ
significantly from those provided by Tin Chuen Church, particularly in critical areas such as
mental health support and counselling service. As a result, the Care Team has fallen short in
effectively addressing the basic living needs of those in need with its own limitation.
Reprovisioning of the premises within the Proposed Redevelopment can strategically address

! The Samaritan Befrienders Hong Kong, {2023). 2023 Annual Repori. Retrieved from htips:/sbhk.org.hk/wp-
content/uploads/2024/06/ESBHK2023_ Annual-Report_low-res.pdf’
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553

554

the himitation.

Selected Testimonials Indicating Overwhelming Public Recognition of
Long-term Social Welfare Services by Tin Chuen Church

Tin Chuen Church’s role and contributions in terms of social welfare services are well-
acknowledged and appreciated by four political and community leaders such as (1) Professor
Ho Kin-chung, BBS, JP, (2) iHiE LA BREGE S - HEH, O) BEETAEREG
FGE  EMESHROSEEeRE /SRR DOUNKEREEEIREG R S
SEEERS - FEOEEMEKERBESIS - TR, and (4) BHENBUSHRRRERR -
S0 (Attachment 4 refers).

Professor Ho Kin- chung, BBS, )P | T AREHE . ]—fE—EMM Yo=1:]
G il R B "[ ]ﬁyéﬁfﬁ@'ﬁﬂxﬂ“ PENERTSIET) ~ BOAEY

53 4 4 u’ﬁ'@fiﬁtﬁﬁ’@ﬁé’w
HEM [ ] {Eﬁﬁﬁﬁ ﬂ%’j&f@ﬁ%ﬁ FELTEBTRE R G RRELLE
IR B Ry + [...] s [English Translation as] expressed that "Tin Chuen Church [...]
has long been integrated into the Flower Market community, becoming an indispensable

pillar of support in the area. [...] It has made an outstanding coniribution to maintaining
community cohesion, alleviating caregiver stress, and addressing mental health concerns. [...]
I sincerely hope that the China Christian Evangelical Church Tin Chuen Church can be
appropriately preserved and relocated in the redevelopment plan for the Fi lower Market area,
allowing them to continue their conununity services in a familiar environment, [...] I urge
your bureau to deeply consider the needs of Tin Chuen Church and its unique importance within
the community when developing the redevelopment plan.”

HMREILSBEEYRE - BEVRT © (AREEHIHBIVRE - BEHEENT A
;@"@fﬂiﬁfﬂ fi@ﬁiﬁ%‘iﬁf L(Jf fint 'ﬁﬁi‘ﬁ‘ﬁéﬁ.ﬁﬂ?ﬁfﬁ@%ﬁ [ ] SHEREE

;ﬁ _,ﬁ_ qﬁz‘ﬁ?{%‘,z_ ﬁE;jfﬁg&b’ﬂ@ﬂﬂEﬁ J [Enghsh Translation as] expr essed that “The
mission of Tin Chuen Church in serving the community is to help disadvantaged groups by
organizing various activities that encourage a positive mindset in facing life’s challenges. {...]
fosters harmony, unity, and vitality within the community, making Tin Chuen Church an
indispensable presence in the Flower Market Area. Having glready long-established in the
community, it has become a crucial pillar of support. [...] For the welfare of the residents in
the Flower Market Area, I sincerely request that arrangements be made for Tin Chuen
Church to be inciuded in the redevelopment plans, with suitable properties provided by the
Urban Renewal Authority for long-term nse. I support Tin Chuen Church in continuing its
valuable services in this community."

FHMBTAERETONEE BEESeSEdAagR EEEE - BYHKERK
BEERREE, SR - Sy OEREREAERENTS SRR TR
XFIERECHN 87 £ HRERRERINHTYEZEE - EBHHSIERIHITES
HERE ST EEE .5 T BREERTCEE T MRS E AL - 1B
SRR A AR R WP S TR SRS EA R RIAER - AR
BRXEHBNTEHTEEFMEHBIRTE - L [English Translation as] expressed

that“f...] Having been in the Prince Edward Flower Market Area for nearly 87 vears, the
church is now facing relocation due fo the Urban Renewal Authorily's redevelopment plan,
which severely affects the well-being of the vulnerable communities in the Flower Market
Area. [...] To ensure that the communily care services provided by Tin Chuen Church in the
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5.5.6

3.5.7

Flower Market Area can be continued, I sincerely request that suitable properties be provided
by the Urban Renewal Authorify within the redevelopment plan for long-term use. I support
Tin Chuen Church in continuing its communily care services in the Flower Market conmumnity.”

BUEE'EEI%“?&EELE*EE *M\iﬁﬂ%‘r d [ ]Eﬁﬂﬁgﬁﬁﬁf?ﬂﬁf/ﬁf[ JEFE
T3 A Ao 3 _ .' ) 22! ; E 5 }ﬁm
ﬂm&mﬁ%&ﬁﬁﬁ

' R né’fﬂlf"ﬁ
BRI BIRR » LI [ JFART f«fﬁ?z‘ﬁ’:‘%‘ﬁ %z-?i iila_? Lﬁfﬁfﬁﬂﬁ! IEE = 4

[English Translation as] expressed that “/...J has a history of over 80 years in the Mong Kok
Area [..] affecting the various community services and mental health support that local
grassroots families and vilnerable groups ave relied on for a long time [...]. Inow sincerely
request that_arrangements be made for Tin Chuen Church io be provided with suitable
properties by the Urban Renewal Authority within the redevelopment plan, gllowing ifs

community services in Flower Murket Area to continue |.. ] I support Tin Chuen Church in
its ongoing efforts to serve this community."”

The support and acknowledgement of the role of the Tin Chuen Church has been hlghhghted
above and with the common theme of reconigization of the long-term social welfare service
provided by the Tin Chuen Church and a strong support for the Tin Cheun Church to remain in
the area to serve the community.

The URA should leverage the strong relationships that Tin Chuen Church has cultivated in the
district as a vital communication bridge. The church_should be recognized as a must-have
GIC facility that addresses the Government's shortcomings in social welfare services,
effectively helping to resolve community_issues. The contributions of the church to the
community have garnered support and appreciation from political and community leaders
who express deep regret over the church's impending relocation and the subsequent cessation
of its social welfare services (Attachment 4 refers). Reprovisioning Tin Chuen Church within
the Proposed Redevelopment is essential for sustainably supporting grassroots families and
disadvantaged groups, providing both practical and emotional assistance.

Pain Point without Reprovisioning

Without reprovisioning Tin Chuen Church in the Proposed Redevelopment, it can lead to the
followings:- ’

» lost of a 80 years living heritage;
¢ lost of social welfare service provision to the existing catchment ares,

o lost of well-established networks, including local residents, local partners and social welfare
organisations; and

» lost of use of Tin Chuen Church’s facilities / social welfare services to its congregation
members and the public, such as free meals, shared public spaces equipped with air
conditioning (free of charge), distribution of free daily necessities.
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7.1

7.1.4

7.1.5

Justifications for Reprovisioning in the Proposed Redevelopment

Effort to Preserve our Living Heritage in the Yau Tsim Mong (YTM)
District

By preserving Tin Chuen Church in the Proposed Redevelopment, it can achieve the
followings:-

e ensure the continuity of church operations, meeting the spiritual needs of its congregation
members;

« maintain the organization of various physical, mental, and spiritual activities designed for
congregation members, grassroots families, and disadvantaged groups, thereby promoting

mutual care, strengthening community cohesion, and fostering a harmonious
environment;

 preserve social welfare services and counselling services, particularly for grassroots
families, elderly neighbours, and disadvantaged groups, providing mental health supports

and alleviafing caregiver stress;

e address the basic living needs of grassroots families and disadvantaged groups, improving

their quality of life; and

e retain the church as an essentia} G/IC facility that addresses the Government’s shortcomings
in social welfare services, effectively helping to resolve local issnes and sustainably
supporting grassroots families elderly neighbours, elderly homes, and disadvantaged

roups

Nestled between the bustling neighbourhoods of YTM District, Tin Chuen Church holds a
distinctive position as its one of the major churches in this vibrant stretch, lts striking
characterized by modern operations, create a lasting impression on all who pass by. This
contemporary aesthetic not only enhances the visual landscape of the Flower Market Area but
also symbolizes a beacon of hope and community spirit.

As a vital landmark, Tin Chuen Church serves as a spiritual and social hub, fostering
connections among residents and visitors alike. The church holds deep cultural significance for
the community as it has been the venue of major religious ceremonies, including weddmgs

baptisms, and significant festival celebrations. It brought the community together and
created sense of belonging.

" Relocating Tin Chuen Church outside the Flower Market Area would mean losing its historical

context. The church is deeply intertwined with the community’s history, serving as a witness
to significant events and changes over the years. Relocation could preserve this connection,
diminishing its role as a historical landmark that tells the story of the community.

Reprovisioning Tin Chuen Church in the Proposed Redevelopment would retain the
community connection, fostering a strong sense of community identity and celebrating
the shared history.
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7.2 Retaining. the Well-established Effective Partnership Platform to Deliver
Timely Social Welfare Services

7.2.1 By retaining Tin Chuen Church in the Proposed Redevelopment, it can achieve the followings:-

o maintain_a well-established network of partnerships with various social welfare
organizations _and local partners to collaboratively provide essential social welfare
services and offer care and visits to grassroots families, elderly neighbours, elderly homes,
and disadvantaged groups; and

» foster the redevelopment of older districts while minimizing social impact as much as
possible.

7.2.2  Tin Chuen Church has actively collaborated with various social welfare organizations and local
partners® over the years, successfully establishing a_robust network of partnerships.
Together, they provide essential social welfare services, offering care and visiting grassroots
families, elderly neighbours, elderly homes, and disadvantaged groups in the District. Letters
from several of these social welfare organizations indicate their appreciation for the
collaboration with Tin Chuen Chuyrch and their desire to continue this valuable partnership
(Attachment 5 refers).

7.2.3  Conservatively estimating, it could take at least 10 — 15 years to re-establish the existing scale
of partnerships in a new location. To avoid disruption in social welfare services and to maintain
cooperation with local partners, it is essential to reprovision the church in the Flower
Market Area within the District.

73 Defending the Critical Components of High Accessibility and Visual
Prominence of the Location

7.3.1  With reference to Para. 5.2.5 of Chapter 8: Internal Transport Facilities of Hong Kong Planning
Standards and Guidelines (HKPSG)?, it stated that "/...] putting activity nodes, generators and
attractors within the neighbourhood or walking distance of 500m in early stage of land use
planning or in an incremental approach for the existing urban area; and concentrating high
density housing, employment and other land uses at or close to rail stations and other iransport
termini.”. There are two MTR Stations and various public transport options within 500m radius
of the Subject Site as referenced to Para. 3.1.3 and Figure 3.1. This makes the Flower Market
Area highly accessible and within a comfortable walking distance, providing convenience
for congregation members and participants who rely on the public transport.

7.32  Additionally, the presence of a loading and unloading bay outside the premises further enhances
accessibility for all visitors, particularly the elderly and disabled, ensuring that everyone can
easily reach the church and participate in its acfivities.

7.3.3  Relocating to a new site will create a disruption to the members and may even lead to a decrease
in congregation members, especially if the new location is less accessible or unfamiliar to
existing congregation members. This uncertainty can create anxiety regarding the church’s
future and its viability. Therefore, reprovisioning Tin Chuen Church within the Proposed

3 The social welfare organizations and local partners include Yang Memorial Methodist Social Services — Mongkok Integrated
Family Service Centre (JEMBTEHIR QIR ~ AR ARIERTE L), Chong Lap (HK.) Co. Lid, (AINL(E#VF
MR\ E]): Manna (UEGRRS T); PRAXIS ( THEB AL BB SD); Hong Kong Church Network for the Poor (B g
4asY: Kwong Wong Hospital Chaplainey Limited (B F 4 TAR4LS]); Association of Hong Kong Hospital Christian
Chaplainey Ministry Limited (% bhait sk £ 54 &); Evangelical Free Church of China Social Service (#iti#t &R TS
): Medicare Resources Limited (B FERAED
4 Planning Department, (2024). Chapter 8: Internal Transport Facilities of HKPSG. Retrieved from
https:/iwww.pland.gov.hi/file/tech_doc/hkpsg/full/pdfich8.pdf
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7.4.1

74.2

7.5 .

7.5.1

7.5.2

7.5.3

Redevelopment would help maintain participation in worship services, fellowship, and
various activities.

Retain an Icon for Placemaking and Urban Design

With reference to the Urban Renewal Strategy by the URA, urban renewal should take a
“People First, District-based, Public Participatory” approach. In the process of carrying out
urban renewal, it should embrace the concepts of sustainable development and building a
quality of city including considering the urban design. Placemaking is about improving the
quality of public spaces and the lives of the people who use them. Tin Chuen Church and its
provision of social welfare services have serving as a center for community acijvities for over
80 years and fostering social interactions via events, services and ceremonies. Besides
providing a physical icon to the Flower Market Area, it is a pinnacle member in the provision

_of the proving supporting networks for individuals and families and contributing to social

cohesion. Tin Chuen Church is one of the focal points of the area, serving as a placemaking
icon. The Church consists of open areas to the public and has a highly accessibility catchment
area for its. members.

Overali, Tin Chuen Church plays a multifaceted role in urban design and placemaking by
providing an icon to the area and fostering community connections. Its influence can lead to
more vibrant, inclusive, and resilient urban environments.

Significantly Impact the Long-Established Catchment Area

Tin Chuen Church does not only space to relocated but the for its vital existence is the being
within the established catchment area. Tin Chuen Church is not seeking for new premises or
just a size equivalent of its operation, instead the existing catchment is the major concern. As
referenced to (c) of Table 1, relocating Tin Chuen Church, may lead uncertainty regarding
congregation size, including a potential decline in attendance. Such a move could disrupt the
strong relationships that have been built with current congregation members over the years and
make it challenging to attract new members. Without the support of a robust congregation,
maintaining or expanding the church's operations and social welfare services becomes
increasingly difficult.

According to Tin Chuen Churcl’s past experience, any relocation site, whether permanent or
temporary, must meet the following specific site acquisition criteria:-

1) it must belocated in the Flower Market Area within the District to effectively continue
providing the existing social welfare services within its current catchment;

2) it must have a minimum area of about 670 sa.m. to accommedate the existing and future
congregation members, those in need, and activity participants; and

3) it must featurc with ground floor with high-quality accessibility, including barrier-
free facilities, as well as a designated loading and unloading bay outside the premises
to serve elderly and disabled.

Effort was made by Tin Chuen Church to search for the similar premises in the District that
meet the specific site acquisition criteria outlined in Para. 7.4.2. With reference to the
Preliminary Property Valuation Report carried out by the commissioned surveying consultant
in September 2024, the values of Tin Chuen Church’s properties are as follows: (1) commercial
use (ground floor) is about HK$28,000 / sq.fi.; and (2) residential use (first to third floor) is
about HK$6,000 / sq.ft.. Even with compensation from the URA, it remains exceedingly

_ difficult for Tin Chuen Church to find an affordable property that meets the specific site

acquisition criteria in the District for church’s relocation.
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7.54 The most viable approach is to reprovision the church within the Proposed Redevelopment,
ensuring an affordable cost and the continuation of regular church operations to provide
social welfare services in the long run.

7.6 Opportunity to Further Strengthen the Already Well-established
Clustering and Social Harmony Network

7.6.1 The Subject Site is situated in one of the core areas of the District, characterized by its high
density and dynamic landscape. This unique geographic context fosters a concentration of
diverse entities, including residential buildings, retail commercial facilities, educational
institutions and public space. The Flower Market Area is at a strategic location, combined
with convenient publie transportation, facilitates high foot traffie, attracting a wide range
of visitors, acting as a critical component for the place-making evolution in the Flower
Market Area. This vibrant environment is further amplified during festivals and sports events
at the surrounding sports grounds and stadium, drawing large crowds. From an urban planning
perspective, this phenomenon exemplifies the Mclustering effect" in spatial term.

762 The spatial clustering fosters synergistic interactions that promote various church’s

activities and social welfare services, which benefit the local community and encourage
the collaboration between the church and various social welfare organizations. The close

proximity of residential establishments and public spaces promotes community engagement, as
residents are more likely to utilize the services and participate in activities offered by the church
and its local partners. As a result, reprovisioning Tin Chuen Church in the Flower Market Area
of the District can strengthen community cohesion and enhance the sense of belonging
within the community.

7.7  Create as an Exemplar of Impact Investment, In line with Prevailing Social
Policy

7.7.1  Tin Chuen Church has made it a policy since day one as having an open door policy to support
the community. It continues with this tradition toady with its opened chapel at ground floor and
common space at second floor which served as shared spaces for public enjoyment. This is a
forerunner event to the Pilot Programme on Community Living Room outlined in the Para. 194
(ii) of Policy Address 2024,

7.72  As referenced to Para. 4.1.5, Tin Chuen Church situated in the major residential clusters,
combined with socia! and economic facilities such as schools, retail commercial, Jeading to the
cramped conditions. From the urban planning perspective, there is an urgent need for more
shared spaces to improve the quality of life for local residents and those in-need. With reference
to a Study Report of “Unopen Space: Mapping Equitable Availability of Open Space in Hong
Kong"® conducted by Civil Exchange in 2017, residents of Mong Kok have access to only 0.6
sq.m. open space per person, significantly lower than the HKPSGs’ recommended standard of
2 sq.m, of open space per person. The study finding indicates that the living environment in the
District is overcrowded. Over the year, Tin Chuen Church, have taken the social responsibility
role to open its door to fulfil the demand for quality space in the community.

7.7.3  In recent years, during the economic downturn caused by the Covid 19 pandemic, Tin Chuen
Church invested years of accumulated donations (about HK$7,000,000) to upgrade the facilities
and to carry out renovations, aiming to create a comfortable public shared space equipped with
air conditioning to grassroots families and disadvantaged groups to enjoy. Reprovisioning the
church in the Proposed Redevelopment not only addresses the basic living needs of those in

3 HKSAR, (2024). The Chief Executive’s 2024 Policy Address. Retrieved from
Intps:/Awww.policyaddress.gov.hk/2024/public/pd fpolicy/policy-full_en.pdf

& Civie Exchange, (2017). Unopened Space: Mapping Equitable Availability of Open spacc in Hong Kong. Retrieved from
https:/feivic-exchange.org/wp-content/uploads/2017/04/20170224POSreport_FINAL.pdf
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8.1.3

need but also provides a more_spacious living environment, particularly beneficial for
individuals recovering from mental iliness.

Conclusion

This representation statement expressed Tin Chuen Church’s comments and grievances on the
Draft DSP, including the URA failed to acknowledge the church and its provided social welfare
services in the Stage 1 and 2 SIAs and not considered Tin Chuen Church as a “Living Heritage”
to the area, despite it is long presence and deep connections with the local community and
organisations. The forced relocation could affect the social welfare services catchment area and
disrupt the well-established network partnerships it has cultivated over the 80 years.

Tin Chuen Church acknowledged the URA has reserved about 20,000 sq.m. of non-domestic
GFA for GIC facilities in the Draft DSP. In this connection, Tin Chuen Church request URA
to provide a suitable premises with a minimum area of 670 sq.m. to continue its operations
within its current social welfare catchment area in the Proposed Redevelopment. It should
be acknowledged this represents only about 3.5% of the total reserved GIC GFA.

Tin Chuen Church requests for the reprovisioning of their premises in the Proposed
Redevelopment with the following justifications:-

» preserve our living heritage in the Yau Tsim Mong (YTM) District;

» retain the well-established effective partnership platform to deliver timely social welfare
services;

e defend the critical components of high accessibility and visual prominence of the location;
+ retain an {con for Placemaking and Urban Design;

e protect significantly impact the long-established catchment area;

e strengthen the already well-established clustering and social harmony network; and

» create an exemplar of fmp_act Investment, in line with prevailing social policy.

The aforesaid demonstrates that Tin Chuen Cl;urch deserves favourable consideration by the
URA in light of the justifications provided in Paras. 7.1.1 — 7.7.3. We trust that the TPB will

see fit to adopt the request of reprovisioning Tin Chuen Church to the Proposed Redevelopment
on the Draft DSP. '
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Attachment 1

Authorization Letter from Tin Chuen Church



19 July 2024

Our ref.:
Your ref.:

Attn.: Mr: Frank Wong

Dear Mr. Wong,

RE: Consultancy Services in respect of Nos. 225-227 Sai Yee Street, Mong Kok, Hong Kong
- Authorization Letter-

By signing this Authorization Letter, we, Tin Chuen Church hereby authorize you, Prudential Surveyors
International Limited (PSIL/ the Consultant), to liaise, correspond and attend meetings on behalf of Tin
Chuen Church with all relevant Government Departments and other bodies, as necessary, in respect of

matters relevant to the captioned purpose.

_The Authorization Letter is with effect from the date of the below signature signed for one year.

Yours sincerely,

-
;S

s ) oo Mg N sy

Bowl & Doners

ST ol
Position: (1 e,

Date: »-l- 07~ .»\),)f’r



Attachment 2

Supporting Letter from Evangelical Free Church of China
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Attachment 3

Supporting Letters from Congregation Members of Tin Chuen Church
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Attachment 4

Supporting Letters from Political and Community Leaders
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Attachment 5

Supporting Letters from Social Welfare Organisations and Local
Partners
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