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PREFACE

There were over 4,000 aged buildings in Hong Kong as 2017 A 4,000
of 2017. They were built before the new building code A 1960

was introduced in the 1960s. Many of these are not up A

to modern day standards and are lacking in amenities. A

They are approaching the later quadrant of their life 500 A
span. The number is growing by 500 buildings per a
year, a rate which significantly  outpaces A lj NJ
redevelopment. Coupled with the diminishing residual . A

plot ratio in the urban area, this has posed an immense
challenge to the Urban Renewal Authority (URA). Not
only is the volume of work, but also the amount of
resources required to tackle the problem is
astronomical. Planning in Hong Kong needs to gear
up to the challenge and a rethink on the existing
regulatory is necessary. ( ). 2011

¢
I ¢

¢

J L

>

It is against this background we embarked on the
District Study for Yau Ma Tai and Mong Kok (the
Study). We firmly believe that the holistic area-based
approach advocated in the 2011 Urban Renewal A
Strategy is the cornerstone for undertaking urban

renewal work and we need a master urban renewal i A
concept plan (MRCP) to provide a basis from which
our urban renewal projects are selected. The MRCP
represents a blueprint for restructuring the old district,
steering growth towards development nodes and focal
points/special areas which capitalize on strategic
location, inherent heritage assets, unique district
vibrancy and ambience, as well as building up an open
space network in the congested part of the old urban A
area to bring the provision up to the newest planning . (), (0, . O]
standard. Smart city and place making measures are

proposed at the same time to enhance walkability,

improve city vibrancy and enhance living environment. o B A

To bring the planning vision to fruition, innovative and 7% 34%A
workable planning solutions are identified in the Study.
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We have prepared three MRCPs, representing the i + 0 ,

fD0 and 0 scenarios, with different assumptions on

population, development intensity and resource ) A
allocation, which to a varying extent, would meet the
public aspiration for a livable and quality environment.
Under the MR C P fistedario, we are able to increase
the residual gross floor area for the district from the
current 7% to 34%, while maintaining livability and
improvement to amenities. Above all, as compared to
the planned population under the current OZP, we
manage to reduce population density for all the 3
scenarios, while increasing living space for the
residents, increase affordable housing supply and job
opportunities, augment open space and Government
Institution  Community  provision, and improve
walkability and environment. The MRCP will bring a
new city image to the old district of Yau Mong.
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Given the magnitude of changes envisaged in the
three MRCPs, it is quite clear that additional planning
tools are required to break new grounds. In the
Study, we have explored a handful of new planning
mechanisms, notable ones being transfer of plot ratio
(TPR) and street consolidation area (SCA), which
have proven to be able to go a long way to improving
development  potential and to facilitating
implementation.

With suitable planning mechanisms, cooperation of
relevant stakeholders, adequate financial resources,
the vision under the fi +s@enario is achievable, while
that under the fDoand ftoscenario is contingent upon
resource availability. Yet, increasing development
potential for individual sites alone is not a sustainable
solution to solving the urban decay problem. There
is a limit in planning and infrastructural capacities.
New planning mechanisms like TPR and SCA
cannot be applied indiscriminately and indefinitely.
Ways to slow down the recurrence of the urban
decay problem must be identified. The solution lies
in the formulation and implementation of a
comprehensive building rehabilitation strategy to
contain the problem, together with the setting up of
financial and land reserves to facilitate URA to step
up the urban renewal momentum.

The Study has made a tremendous stride in planning
for urban renewal in Hong Kong. The recommended
mechanisms and strategy are not privy to Yau Mong
but are equally applicable to other old areas in Hong
Kong. | wish to stress that a sustainable urban
renewal programme does not rest with URA alone, it
needs the collaboration of all stakeholders. With
concerted efforts, | am confident that we will realize
our vision T to create quality and vibrant urban living
in Hong Kong i1 a better home in a world class city.

(TPR)
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Ir WAI Chi-Sing GBS, JP, FHKENg
Managing Director
Urban Renewal Authority

, GBS, JP, FHKENg
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1.

Background and Objectives

1.1 STUDY BACKGROUND

A Urban decay is a perennial problem across

A A
Hong Kong. The volume of aging building stock
is dramatically increasing;

A Conventional urban renewal efforts were A A R
primarily project-based initiatives, limited in u
scope and dimension;

A A more holistic, district-based approach is A A
needed to deal with the extent, pace and multi- A
dimensional nature of urban decay i

A The Urban Renewal Authority (URA)
commenced the Study in 2017 with the aim to A lj NJ 2017
devise a district-based urban renewal plan for

the study area, and to explore new planning A
mechanisms to facilitate implementation.
Yau Mong 1 t
Pilot for District Based Urban Renewal
A The study area covers Yau Ma Tei and .

Mong Kok Districts with a total area of about AN BOUNDARY STREEZ ot = / y A

212 hectares, the most densely developed N /

and populated areas within the territory (see Ziii AT QWAL 3 W == 4

. . < > K FBE L SWEST
diagram 1.1) ; \\\ 5 PR\NGEF_D\NARD RO ]
A The area is covered by 3 Outline Zoning 2} = | ot

Plans (OZPs), including the approved Mong g} g MONG KOK '\‘?;‘&

Kok OZP (S/K3/33), draft Yau Ma Tei OZP 5 il > e k

(S/K2/23), and portion of the approved %'\ g_; %,&‘, % )

South West Kowloon OZP (S/K20/30). o i AL STREE 2 %

2\ Soo s e R z \-013\
N\ _-— 1 E \‘f&l\ﬂ‘
2| 2 /4
@i 8 4
. &l 8 /
212 A ot e
l 1IN - ‘ /
8| @B A —
. p 3 L WATERLOO ROTEY
u A . 92\—' F N \‘
S/K3/33A Z\ \
SIK2/23 3\ \
®l \
\
SIK20/30, 27 vaUMATEL A
/ SRR D\,
[ .
b B
Legend \‘\.\ y
————— Study Area

JORDA\'\~ %
NROAD ;i
D ffﬁq_.

<)

Diagram 1.1 Study Area
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1.2 STUDY OBJECTIVES

A To formulate new urban renewal strategies A
based on the 5R initiatives (Redevelopment,
Rehabilitation, pReservation, Revitalisation and
Retrofitting) as well as new institutional and
implementation (I&l) mechanisms through a
i di shtarsi eeppoach to urban renewal;

A To achieve the planning vision of restructuring A
the study area into a livable, sustainable, diverse
and vibrant metropolitan hub of Hong Kong via
formulation of Master Urban Renewal Concept
Plans (MRCPs);

A To enhance the effectiveness of urban renewal A
through incorporation of i S mecri tandd Pl a c e
ma Kk i napricepts in  the urban renewal
strategies.

i GR)A U
NJ

p

li MRCPsNJA

A

Three Master Urban Renewal Concept Plans (MRCPs)

3

Three MRCP scenarios, namely MRCP i + g f0g
have been prepared based on a set of assumptions
including development intensity, population size
and resource implication.

Taking into account the objective of population
thinning out in the metro area, the existing
population size (about 213,000) is adopted as the
upper limit for the MRCP development. Other
assumptions include:

A Increase Overall Permissible Gross Floor Area
(GFA) to raise Redevelopment Potential

A Major Upzoning with Introduction of New Planning
Mechanisms (further details in Section 7)

A Stimulate Market Participation to Increase
Resource and Capital for Urban Renewal Works

A Rely on New Planning Mechanisms and

Government Financial and Policy Support to
Facilitate Urban Restructuring

A Reduce Overall OZP Permissible GFA based on
Existing Development Level

A New Planning Mechanisms and Government
Financial and Policy Support are absolute
necessity to Achieve Urban Restructuring

A Maintain Overall Permissible GFA at OZP
Permissible Level

Restructure GFA Mix and Distribution

Strongly Rely on New Planning Mechanisms and
Government Financial and Policy Support to
Achieve Urban Restructuring

o e

To I

A 3
i MRCP + A - A

( 213,000) MRCP
U

poX

l NJ



The District Study for Yau Ma Tei and Mong Kok
Information Booklet

1.3 STUDY PROCESS

COMPREHENSIVE BASELINE REVIEW
SEMEEFTRAR

Review of Physical Attributes Review of Existing Control
Mechanisms & Other Renewal
Opportunities
URBAN DECAY RiTHHRHEEHE
building age and condition w

hE
DENSITY REVIEW INSTITUTIONAL AND
existlngdevelopmentoontml‘mecbanlsms IMPLEMENTATION
RiRiEEEEED : BURAELE R B

ECONOMIC
STRUCTURE PROFILE PLACE-MAKING &

Bt iR BT SMART CITY EXPERIENCE

m QUALITY ii INFRASTRUCTURE
OF LIFE CAPACITY

M EER BRI se

RN HEAE

IDENTIFICATION OF OPPORTUNITIES, CONSTRAINTS &
URBAN RENEWAL OPPORTUNITY AREAS (UROAs)

FREI R T B BRI 34T
ERTHESEIENME (UROAS)

—

REGIONAL
FORMULATION OF 3 MRCP OPTIONS
s TECHNICAL ASSESSMENTS
7 3{E T E A I
ERMSEELE

—

FORMULATION OF 3 RECOMMENDED MRCPs
3

Diagram 1.2 Study Process
1.2

A comprehensive baseline review was conducted covering various physical attributes, urban issues,
existing and overseas control mechanisms, and renewal and restructuring opportunities. With a preliminary
scoring system to evaluate the degree and extent of urban decay, Urban Renewal Opportunity Areas
(UROASs) were identified to cover the whole Study Area. With findings from a series of technical
assessments and supported by Institution & Implementation (I1&l) strategies, 3 MRCPs have been
developed demonstrating new approaches and strategies for district-based urban renewal of the Yau Mong
District.

¢

¢
w
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2. Key Planning Issues

Landuse Structure

Landuse Composition Based on OZP GFA Distribution (Based on URA Data)

Non-Domestic Types of Housing
He (~3,000,000Sqm Affordable Housing
~2,000 Flats
Road Dom?stlc « )
H¢
44.5% ~4,000,000sgm
G/IC ( ivate Housing
: ~46,000 Flats
10.9% )
o
URA Projects 6.8% A Road occupies most of the land area, followed by Residential Uses
+CDA ou. A Provision of Affordable Housing is limited (4% of total residential flats)
+ ~
A A
0.2% 1.6% A I 4%NJ

A The share of sub-divided units (SDUSs) in Yau Tsim Mong District is the highest in Hong Kong, which
contributes 23% of the total number of SDUs in Hong Kong?*
A A lj NJ A 23%*

#According to fA2016 iPlohpeunhaattiico nRebpyorCte nosnusPer sons Living in Subdivided Unitso
2016 - U

Social-Economic Profile

Age Profile and Projection
A In 2016, total population was about

90000 B Age Profile within 213,000

80000 %ul%y Area(2016)" & The number of children and elderly in

70000 * Yau Tsim Mong District is expected to
_ 60000 o increase. In 2028, the age group for
S 50000 Age Profile Projection 65 or above will have the largest
© 40000 within Yau Tsim Mong . Il oth A
= 20000 (2028)" proportion among all other age groups
% 20000 2028 « A The income distribution of the study

10000 I I area is lower than that for the overall

0 Yau Tsim Mong District

0-14 15-24 25-44 45-64 5+

Age A 2016 A 213,000
Monthly Income Profile A A

2028 A 65
35

30 A
o5 I Income Profile within

Study Area (2016) * A
20 2016

*

15 B Income Profile within "According to Planning Departmentos
10 Yau Tsim Mong E)istribution 2019-20280 Jo16 2008

(2016) * : ‘

2016 *Based on 2016 Population By-census

** Based on 2019-2028 Projections of Population Distribution
<10,000 10,000- 20,000- >40,000 2019-2028

19,999 39,999
Income %) )

Percentage

[¢)]
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Quality of Life

Living Space Population Open Space Provision G/IC Facilities
per Person Density

it f
= it _’_%/f Ky

> ol ™\
[ liniliw’u ] @'
Nl A ) ¢
~18.7m2 .
(Territorial median 180 persons / 1000m?2 Per Capita Shortfall in Social
21.4m?) 1000 180 1.13 m? Welfare Facilities
Population Density (person / 1000m?) 1000
200
180
160
140
120
100
80
60
40 I I
20
0 I . | | o E . - - ? [ | ! I —
o A O S I R R Q. $ ey & ST K S
gt Y L g g I S B
SESHTST STE o g S ST e ? &
SR & ¢
BN - 3

Remarks: Population density is expressed as a ratio between land area (excluding road area) and population. Population in Study Area is based on 2016 By-census.
Approximate land areas (excluding road area) and population of other districts are obtained from respective OZPs.
: 2016 , ( )

Environment and Traffic

Environment

Air and noise pollution mainly generated from f
heavy road traffic ‘ ------- 3 O = =@

Traffic

beyond capacity (10 critical junctions based on _
2018 baseline scenario) \

\

\
|
Traffic congestion with critical junctions close to or ,' ‘ ‘ .
\
ST O
2018 10 e

/
\ O v
i 4
\ 74
b @
o ‘\.
Legend © A
o I - 1
© Critical junctions i o \
] O\'
Critical junctions / -
close to or beyond @ ‘\‘
capacity b | 4
~@ ' 5
&gy
Traffic Congestion & Pollution generated by Traffic
Diagram 2.1 Critical Junctions (2018 baseline)
2.1 lj 2018 NJ
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Urban Decay /

Existing Building Age & Condition as of 2017
(over 3,300 buildings)

-2017 3,300
InfiMar gi F?,' 0 andﬁVaﬁr.Ijherdec‘Je Ni |
fiPo oCEopdltlons Domestic Buildings

A 43 A & A 4

Building Age

A

47%

O 50

Resi dent a l

70,000

(2]
7°
S oo _~ 65,000
S 40,000 _—
g 30,000 ~321(g
& 20,000 ’
® 10,000
0
Year 2017 Year 2047
2017W (assume no redevelopment)

2047W
(

Legend

. 30 < Age < 50, Satisfactory/ Acceptable Condition
30< < 50A /

. 30 < Age < 50, Marginal/ Varied/ Poor Condition
30 < <50 A / /

AgeO 50, Satisfactory/ Accept abilie
05A /

-
__’--'-.,P,‘~.

on —

.AgeO 50, Marginal/ Varied/ Poé,._r Con dive
050 / /

o T Diagram.2.2 Urban Décay (as of 2021)
10 Wy 2.2 (021 )
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Density Review

Legend

' Buildings with Redevelopment Ratio <1.5
<15

01.5

1Bui l'dings with Redevel opment

Remarks:

Redevelopment Ratio (RDR) is derived
by a ratio between permissible GFA
(under OZP or B(P)R, whichever more
stringent) and existing GFA. This
indicates relative ease and / or
incentives for redevelopment. As a
general principle, only sites with RDR
1.5 or above would be considered
financially viable for redevelopment.

Slow Redevelopment Pace

A Only 53 private residential related
redevelopments completed in the past 20
years

Diminishing Redevelopment Potential

A >60% buildings with Redevelopment Ratio
(RDR) < 1.5

A Residual GFA only about 7%

Lack of Restructuring Opportunities

A sites with adequate redevelopment potential
are piecemeal and scattered

A Inadequate solution space to meet district
needs

k. Diagram 2.3 Redevelopment Ratio
2.3

Opportunities to Increase Land Use Efficiency

Road space occupies about 44% of existing land
area, of which approximately around half are main
roads that cannot be closed. There is opportunity
to increase land use efficiency through site
amalgamation and road closure to facilitate urban
restructuring.

Legend

4w Trunk Road
e.g. West Kowloon
Corridor

&= Primary Distributor Road
e.g. Nathan Road,
Argyle Street, Waterloo Road

1 ’

=== District Distributor Road
Local Distributor Road
++ Key Character Street

Diagram 2.4 Road Hierarchy
2.4
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Di strict Counscil 6s Concern

From the meeting minutes for Yau Tsim Mong District Council
(DC) and its committees in the past 5 years, it is observed that A ‘
the DC generally concerns about the following key issues: U

¢

A In terms of quality of life and urban decay, improvement A
measures for living conditions of low-income residents, in
particular tackling poor building conditions of decayed SDUs, A
have been long-awaited. Face-lifting various parks, open
spaces and G/IC facilities is also a frequently discussed topic;

A In terms of transport capacity and walkability, DC members
are anticipating solutions to resolve insufficient car parking A
spaces and traffic congestion at various locations within the
district. Better pedestrian safety at road crossings at inner .
streets and main roads is also a major concern; :

¢

A Concerns on the building height of the Sai Yee Street
Redevelopment Project exceeding the existing ridgeline was
expressed.

>

The Study acknowledges the concerns by DC. Holistic and
forward-looking urban renewal works will be recommended A
through formulation of planning proposals, implementation
strategies and technical assessments.

>

Identification of Urban Renewal Opportunity Areas (UROAS)

" UROAmfér to areas where major urban restructuring and renewal initiatives are proposed and
concentrated. A preliminary scoring system is used to assess the level and extent of urban decay on a building
basis. Buildings with Redevelopment (R1) and Rehabilitation (R2) needs by 2047 constitute 80 % and 18% of
existing buildings in the study area respectively. 5 UROAs were identified covering the whole Study Area.
Planning proposals are then formulated to achieve the planning vision and to address the key urban issues
through replanning and urban restructuring.
) : A
A . 2047 (R1) (R2) A
80 %  18% 5 A
A A

12
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3. Planning Vision & Framework
3.1 PLANNING VISION & OBJECTIVES
Vision

ARegener at e Ya lvalMag sugtainahbld, diveese and vibrant
metropolitan hub while reinforcing it as an area representing the rich
local and cultural heritage of Hong Kongo

A 3 3

—
Qo

Key Objectives
A district-based master planning approach is adopted with the following objectives:
A Guide urban regeneration and plan key development nodes and corridors

A Integrate solution spaces within identified redevelopment area

A Promote a r k 6 aconakpt With peripheral underground car-parking system

Facilitate site amalgamation for key developments and more efficient road network configuration

A
A Create comprehensive open space network

A Create multi-level public realm to enhance overall connectivity and walkability
A

Embrace and enhance local identity and characteristics including character streets vibrancy

0

o Do Do J» Do Do e

p

d | ARTRS VY
oy (e
0w 'y
ot
B ¥ =rL
R
1 2
.‘ ]
e 22 > v
e o
= £ .
-
-
g -
T o
B [
BE ~
L G nifhg o
- o' Na
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3.2 MRCP PARAMETERS

3 MRCP scenarios (MRCP fi + &0 & 9 have been developed to achieve the planning goals. The 3
MRCPs are based on a set of planning assumptions and target parameters, demonstrating variations in
terms of development intensity, population size, per capita living space and open space provision. The set
of assumptions are presented as follow:

3 (MRCP + , - & 0 )
A3 ‘
0
MRCP fi + 0 MRCP fi-0 MRCP fi00
Planning Goals Growth and Livability Livability and population Livability and moderate
thin-out population thin-out
Developr_nent Increase Domestic & Non-  Overall Intensity Overall Intensity
Intensity Domestic GFA Benchmark Existing Benchmark Existing OZP
(beyond OZP level at Development Level Permissible Level

strategic locations)

A
)
s & Population Existing population of about 213,000 as upper limit
N'I' Adopting a range of ~150,000 to 213,000 :
213,000
150,000 213,000U
) SpL;‘ég‘ger ~ 22m?to 26m?
I!=i Person (subject(to M?A%%;cenarlos & populat)lon size)
Open Space ~2.5m2to 3.5m?
® per Person (To adopt a benchmark above existing Hong Kong Planning Standards and
—  larget Guidelines (HKPSG) Standard of 2m2)
( p . 2m? )

\
MRCP Development
A Based on the above assumptions and target parameters, the MRCP scenarios follow the same spatial

and planning framework which emphasizes on district theming, strategic development areas, key
corridors, proposed redevelopment sites and public realm network
A Other variations include the number, scale and extent of the various proposed redevelopment sites and

open spaces

-
b

A
A 3 . . . *
. J

14



3.3 MRCP FRAMEWORK

3 Planning Themes, 5 UROAs

Tai Kok Tsui i Mong Kok East & Mong Kok West i
APa-6Ekde Green Communityo fExuberant Commercial Districto
Elevate greening and quality of the public A place beyond shopping with social/cultural,
environment heritage, leisure and recreational attractions
/ |
¢ 0 / N
/

FisE=E
Park-Side
Green Community

KR
Tai Kok Tsui

FHEFRER
Mong Kok East

BHBEE

0 SR

Yau Ma Tei North

EESESUEAEERE

Living Heritage

5 B

Yau Ma Tei South

Diagram 3.1 Planning Themes
3.1

Yau Ma Tei North & Yau Ma Tei South 1
ALi ving Heritagebo
Mix of old and new attractions for long-term regeneration and celebration of unique district identity and heritage

|.
t 0
A

15
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MRCP Framework

=y,
=",
m

&

\42%‘# \\\\“l '

S
o
S

\
*“ wy
(L .
ot \\\\\,\/) :

!

\
\“._.
A
7
Legend \e 4
—.—.. Study Area \
’ (m\\m\\\\\\\\\\\\\\\\\\\“‘ D 4O y 4
! & :
Existing [\ 4
Major Commercial Corridor i 7
e.g. Nathan Road, Argyle Street, Jordan Road .
t : 0 /
/
we=m  Major Character Street 1 5
e.g. Flower Market, Fa Yuen Street, Tung Choi Street,
Temple Street
it 3 A K
. Major Shopping / Retail Street i
e.g. Nathan Road, Bute Street, Shanghai Street
/ tt : ) )
Proposed
* Development Node
* Street Consolidation Area
* Other Special Design and Community Areas
A% Major Public Open Space
>
. Other Existing and Planned Public Open Space 3
N
<0
umnn Major Green Corridor .
J - /'
et Other Pedestrian Corridor 7
4

Elevated Pedestrian Network

=== Proposed YMT Heritage Trail o

° Heritage Interest Point along the Trail

[ ] Existing and Planned CKR and WKT Landscape Deck |
Diagram 3.2 Proposed MRCP Framework
32
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4, Draft MRCPs

4.1 DEVELOPMENT NODES

5 Development Nodes (DNs) are proposed in all MRCP scenarios. They are proposed based on their
strategic gateway locations, physical context such as possibility of urban restructuring (such as site
amalgamation and road closure) and the level of urban decay. With a relatively high mix of non-domestic
components, they are planned in a holistic manner and are envisioned to be anchor developments to steer
economic growth, serve as catalysts for urban regeneration, focal points for public to conglomerate, and
provide opportunities for open space and other public gain. They shall embody special design features in
line with the planning themes to become key district landmarks as well as socio-economic activity hubs.

The 5 DNs are proposed to be connected via various major shopping / character streets or key pedestrian

corridors to create a knitted network.

3

>

>

NULLAH ROAD URBAN
WATERWAY

o

e\\
S
&

WS
ks
S CENTRAL 2
SURBAN PARE

THBRORET
7 S

N
it
&

-

@
A
5

MONG KOK
MARKET
REVITALISATION

ury,
!

s

||Ill“"’“‘“a

AGREENLI NKO

& ..'.'t“)
@YES
YAU MA TEI il 4
WHOLESALE
FRUIT MARKET

oy

b“"":.:‘. ':}n."nﬂ R

g

&

Legend
_._.. Study Area

Proposed Development Node

I Proposed Urban Waterway

Diagram 4.1 Development Node
4.1

S
&
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>

\\\\\\““"II/,
S =
WATERWAY: PARK
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ARGYLE STREET /

COMMERCIAL /

INTEGRATION HUB
/

WEST KOWLOON
GATEWAY

17

NJ

¢

p ST S

o oo P>

(> > x>

&ey Benefits
A Relatively sizable redevelopment area

\

as catalyst for urban regeneration

As focal points for public to
conglomerate

Each DN provides at least 30% site area
as open space

Strategic locations to provide sizable
underground public carparks to facilitate
APark o0b6cWaté&pt
Provide integrated community facilities,
multi-level and sizable open spaces to
enhance indoor-outdoor interaction

Key place-making initiatives to
strengthen district identity and
characteristics

Selected DNs to serve as designated
receiving sites under the proposed TPR
mechanism

¢

30%

iPané&val ko

¢
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Mong Kok East - Nullah Road Urban Waterway

This DN centres around the proposed opening of the
existing decked nullah between Boundary Street and
Nathan Road, which is envisioned to be a new blue-
green feature rejuvenating the city image of Mong Kok.
The DN is composed of:

(i) New Waterway Park to become a green hub for
public leisure and recreation, with a new multi-
purpose complex building accommodating
existing and future uses under the i s i nsigel e
multiple u s éndiative;

(i) Concentration of commercial / service apartment
(high rise gateway tower & low-rise strip) and
residential / service apartment development
along the Urban Waterway, with special
architectural design to further promote vibrancy
and synergy along existing character streets;

(i) Pedestrian subway connecting between north
and south sides of the Urban Waterway will be
proposed;

(iv) Possible connection to Central Urban Park and
Green Link via Mong Kok Market Revitalisation
DN to create a diverse and vibrant leisure
experience;

(v) integrated character street, heritage preservation,
open space, re-provision of public facilities and
underground carpark.

(blue-green
feature) A
o
(i) A 4
A
A
LU
@iy . ) /
I
NJA
E]
(iii) : . ;
(iv)
A
E]
v) [
\

rKey MRCP Variations:

A Development site boundary
A Design of possible extension to west of Nathan Road
A Development intensity

(o 2o 3> W
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Diagram 4.2 Nullah Road Urban Waterway Concept Diagram

4.2

Artist Impression of the Urban Waterway with commercial
development along both sides

Artist Impression of the Urban Waterway with commercial
development along both sides
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Mong Kok Easti Argyle Street Commercial / Integration Hub - /

This DN is envisioned to be a comprehensive
mixed-use development hub to form a high-rise
cluster with the planned Sai Yee Street
Redevelopment Project at the Mong Kok East
gateway location. Capitalising the strategic
location, the development will become a
converging point of at-grade character streets
(Tung Choi Street and Fa Yuen Street), elevated
walkways (Mong Kok Road Footbridge) as well as
the Mong Kok East and Mong Kok MTR Station.
Other key planning and design proposals include:

A Provision of a sizable at-grade plaza with
smooth connection to adjoining character streets
Provision of multi-level open spaces to promote
interaction between indoor / outdoor uses
Provision of internal and external pedestrian
passageways to interconnect with nearby
destinations and pedestrian facilities

Provision of sizable underground carpark and
transport facilities to alleviate traffic congestion

A

Artist Impression.of the at-grade open plaza

A
A
A lj
NJ I NJ
U
A
A A
A
A A
=
LS — Mong Kok East
,'0\\\\\‘\ Station
N
klﬁé Planned Sai Yee Street
"!= Redevelopment Project
i\\‘h
W
Mong Kok

Station

Diagram 4.3 Argyle Street Commercial / Integration Hub Concept Diagram
4.3

Artist Impression of overall development

Key MRCP Variations:
A Development intensity

3
A
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Mong Kok West - Mong Kok Market Revitalisation -

Located at the western entry point of Mong Kok, A
the proposal aims to create a new destination for A
locals and visitors to form an attraction cluster A
together with the nearby Langham Place. The A A Y
new mixed-use development will consolidate A
existing on-street market stalls into a special ’ l
i Mar kHeatl While retaining the A st «f @& Mo NJA A
configuration and integration with comprehensive A
ancillary facilities (such as culinary related F&B, A A
retail and event space), to form a new leisure and 4
community landmark that represents local culture
and identity. The architecture shall present an
undulating profile and sizeable open space on top .
of the Market Hall to create a i Ma r krethe A A
P a r &mbience. Other key components include: A
A
A Mixed-uses including residential, retail,
entertainment, office, hotel & service apartment A A
A Sizable and interconnected open space
A Multi-level public pedestrian passageways SV
interconnecting with surrounding destinations §CENT 7\\‘1’4
and pedestrian facilities EURBAN\PAR@
A Provision of sizable underground public carpark 'v&?m*""ﬁ%’ |
and transport facilities to alleviate traffic ‘ "Ilm\\\\“ M§?§.§§
congestion

LX)

Artist Impression of Sizable Green Space

Key MRCP Variations: 3
A Development site

boundary A
A Development intensity A
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Yau Ma Tei North i Yau Ma Tei Fruit Market (YMTFM -

YMTFM is a unique heritage with high historic,
cultural, social, economic and architectural value.
The proposal is to revitalize it into a tourist attraction
while preserving its special values. Key proposals
include:

A The existing Grade 2 historic buildings are
proposed to be preserved and revitalized for retall,
F&B, recreational and other arts & cultural uses.
The wholesale operations would be relocated to
Hau Cheung Street to promote opportunities of
wholesale operation;

A To further complement the tourism function, new
boutique hotel, open spaces and community uses
are also proposed to the south;

A A new multi-storey building (MSB) at Hau
Cheung Street with modernized facilities for
wholesale operation with topside commercial
(including service apartment) development and
underground carpark;

A A pedestrian subway to link up the two sites, and
sizable open space connecting to the proposed
GreenLink and the planned CKR Landscape Deck
is proposed on the podium of the MSB site,
forming a continuous and seamless green
corridor linking up West Kowloon to Mong Kok
and Tai Kok Tsui.

(Key MRCP Variations:
A Development intensity
A No topside commercial development on MSB
underthe MRCP-0 iscenari o

A
A
0
A
A L
[‘]
A
I NJA
A
A
Yau Ma Tel
Station
DX

Diagram 4.5 Yau Ma Tei Fruit Market Concept Diagram
4.5

Artist Impression of multi-storey building with topside
development and roof-top open space
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Yau Ma Tei South i West Kowloon Gateway

Situated near the West Kowloon Terminus (WKT)
and Austin MTR Station, the site is well-served by
the Express Rail Link, West Rail Line and Tung
Chung Line. Such strategic location presents great
opportunities for a gateway development with
cluster of Super Grade A offices, mixed uses such
as retail, hotel, service apartments, arts and cultural
uses, and residential components to create a
vibrant and iconic landmark at the intersection point
between old Yau Ma Tei and the new West
Kowloon District.

To facilitate the sizable development, site
amalgamation with the adjoining Man Cheong
Street Park is proposed. Series of sizable open
spaces (with various functions such as event space
and pet garden), public carpark and public transport
facilities as well as convenient public pedestrian
passageways (connecting to the adjoining Saigon
Street as well as footbridges along Jordan Road
and the WKT landscape deck) will be provided.

— _—
Artist Impression of overall developme -~
el

¢
A
‘ A
A
- A 4 N
A
A d
NJ
Key MRCP Variations: 3
A Development
intensity A
AGREENL I w?'o
&
4
Kowl_oon Hong Kong West
Station Kowloon Station Austin
Station

Diagram 4.6 West Kowloon Gateway Concept Diagram
4.6
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4.2 STREET CONSOLIDATION AREA

The road layout in the study area was based
on a grid system with a relatively high D’
percentage (44%) of road space. With 4
rationalisation of the road network, the Study ST = 4

has identified a number of roads for closure . -
for pedestrian and open space use. Adjoining A \
small street blocks are amalgamated to form \ Z \
more cohesive redevelopment area which f é Z \
could be used for both affordable housing i i
and private residential/mixed use ’
developments. The identified SCAs are L o \

indicated in diagram 4.7. ) \

Within the SCAs, developments are either i
developed comprehensively as a whole or i /

. . \ V7 /
carved into smaller land parcels for holistic ' % :

development. The road closure area is i

proposed to be countable for GFA calculation A
. ge . . . . /
thus providing incentive for private sector ! o
participation in urban renewal. —— L
Legend 1 i
\ \
\ \
----- Study Area \ \
i
\
Proposed Street Consoﬁ';lation Area '\\
.,'I \_\»\-
Additional Street Consolidation Area S
in MRCPfi +soenario o
MRCP  + . W P
R e \_‘1_--9/

Diagram 4.7 Street Consolidation Area
4.7

po

lj 44%NJ

b

/ o 4.7

¢
¢
¢

Buildings with
Redevelopment Needs

@ Younger Buildings
@ New Buildings

Road

Open Space/ Pedestrian Corridor
/

Existing Context After Site

Amalgamation

Diagram 4.8 Concept lllustration of Street Consolidation Area
4.8




Private Mixed-Use / Residential Development

SCAs are proposed to facilitate a much coordinated comprehensive residential or mixed-used
developments, according to each site context and land use compatibility. Closed road sections could be
transformed into open space / pedestrian corridors to promote walkability. The more sizable and structured

development area could facilitate a better layout for holistic development. It could also potentially provide
more solution space for car parking and other public / community facilities.

A

Affordable Housing (AH)

At present, there is only a small proportion of affordable housing in the study area. Subject to site

configuration and constraints, policy support and resource availability, suitable sites could be identified
within SCAs for affordable housing or Starter Homes. Site selection should consider convenient access to
public transport and proximity to G/IC facilities. The actual provision will be subject to resource availability,
technical feasibility and Government policy directives.
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Prosperous Garden (Photo Credit: HKHS) June Garden (Photo Credit: HKHS)
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4.3 OTHER PROPOSED SPECIAL DESIGN / COMMUNITY AREAS

In addition to the above proposals, the following
sections shall present other special design and T
community areas as shown in Diagram 4.9. iy
These areas are of special design and planning <.
intentions and considerations with the aim to SN
enhance overall place-making impact and to i

create a sense of community. They include:

A
l 4.9N]
A

0
o Tai Kok Tsui Activity Node

9 fiYouth Cultural Placeo in Mong Kok

A 4
Cultural Belt / Civic Node in Yau Ma Tei
/
e Low Rise Cluster
Legend
e Character Streets ——- Study Area

=== Character Streets

Diagram 4.9 Other Proposed Special Design / Community Areas
4.9 i

Tai Kok Tsui Activity Node

Under the MR CP i scénario, the existing Anchor Street Current Tai Kok Tsui
Sewage Pumping Station is anticipated to be over capacity in
view of the increase in development intensity. It is hence
proposed to relocate the facility to below ground of the Anchor
Street Playground for upgrading works, and the site could be
released to form a larger mixed-use development site together
with the adjoining land parcels, including existing aged buildings
in the vicinity, providing a new focal point for residential,
commercial and retail development.

MRCP +

D3
p>

A

Key MRCP Variations: 3
A Proposed under MRCP i +oaly
A MRCP +_
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Youth Cultural Place in Mong Kok

A youth cultural place is proposed near UR A @6%8 Shanghai Street
Preservation Project, and will become a vibrant and unique destination
within the district. Proposed mixed-use functions include residential,
youth hostel, co-working and co-living for young people, together with
other retail, arts, cultural and event spaces as well as possible
preservation of adjoining historic buildings to add interest points.

Reference of Youth Cultural Space

618
A
Key MRCP Variations: 3
A development intensity A
Cultural Belt / Civic Node in Yau Ma Tei /

Proposed Cultural Belt Layout Plan Artist I mpression

' A a
YMT Police Station

/ —

The series of government sites along Kansu Street are
proposed to be linked and replanned to create a
celebrated i Cu | B e takthke heart of Yau Ma Tei. Key U
proposals include:

A

¢

Anewi Ci No & & proposed at the existing Multi- A
Storey Carpark site as a new architectural icon
consolidating nearby civic uses including a new

i J a Market Ha | tooked food hawker bazaar, . .
government offices, public library, community hall, ) ) u
post office and community gardens; A A

A network of open spaces flankingthe A Ci Mo ¢ e 0 A
including Yau Ma Tei Community Centre Rest

Garden (Banyan Tree Stump), and expansion of lj NJA
existing park spaces through the proposed A . B i}
relocation of the Kowloon Government Offices and

the Jade Market, with appropriate revitalisation A

forming a belt of i H e r i Ptaar gkeithda mix of old
and new design elements; and —
Possible adaptive reuse of the Yau Ma Tai Police Key MRCP Variations:

Station (a heritage site) for cultural or community A Larger open spaces in MRCP D0& o
uses scenarios

3
A MRCP 0 & -

¢

¢
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Low Rise Cluster

Located near the YMTFM, the area is proposed to retain a
low-rise character to complement the heritage nature of the
area to form a unique tourism & cultural destination along ¢
the proposed heritage trail network in Yau Ma Tei. The |
cluster is proposed to be rezoned as @ Other Specified
Uses (Mixed Use) 0 (OU(MU)) for mixed-use development,
subject to a lower development intensity of 6 storeys, with
the aim to promote flexible mix of residential, retail, F&B,
hotel / hostel, arts & cultural uses.

- Existing Low Rise Cluster near Hi Lung Lane

A Constant in all MRCP scenarios
6 3

>

Character Streets

As key attributes to the unique identity of Yau Mong and key components of the public realm network,
planning and design guidelines are proposed to sustain the future growth and evolution of the key character
streets including the Flower Market, Tung Choi Street, Fa Yuen Street and Temple Street. The proposals
include: (i) appropriate footpath widening to improve the walking environment; (ii) signage proposals to
maintain unique streetscape characteristics; (iii) part-time pedestrianisation as appropriate to further
improve walkability; and (iv) rezoning of adjoining uses as fi O U ()Mt encourage flexibility for commercial
uses, and to enhance vibrancy of character streets through future redevelopments.

A
U () b (i)
G (iii) ) VI CY)

l NI A

Key MRCP Variations:
A Development intensity

= ¢ IS
Existing Ladies Market, Goldfish Market (Tong Choi Street ) and Flower Market
A 4 34 4
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4.4 OTHER PROPOSALS

Nathan Road / Argyle Street Commercial Spine:

A Strengthen their commercial functions and
encourage redevelopments through rezoning to
fi C &g uses like office, retail, entertainment,
service apartment, etc, and increase permissible
PR along Nathan Road and Argyle Street
(MRCP fi +;0)

Jordan Road iHi §hr eet o

A Emphasize Jordan R o a dfanstion as a key
corridor connecting the West Kowloon Cultural f””
District to Nathan Road as well as towards the K
inner Yau Ma Tei area including Heritage Trail;

A Proposed rezoning to i O U ( M1 )ercourage
commercial development and to enhance
overall city image and vibrancy.

Introduction of A OU ( Mioniag:
A Proposed rezoning of A R( Ao MOU( Mbak) o o
selected locations to allow flexibility for mixed  Legend
uses according to market needs and increase
redevelopment potential (different development
intensity under MRCP /i + 0 & 9.

[ Commercial Spine

I Jordan Road

A / A fOU( MU) o
o . A i NJ
A P « = YMT Heritage Trail
i MRCP + NI
mmr ffGreenlLinko Diagram 4.10 Other Proposals
4.10
A
I NJ U
A
I NJ A A
A 4
A « )
I NJ
A
j MRCP + , - & 0 A
NJ

Nathan Road Commercial Spine Artist’ Impression along character streets

vesan-
™
J

e
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'ihw

-
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4.5 GOVERNMENT, INSTITUTION OR COMMUNITY (G/IC) USES

3

Existing G/IC provision has been reviewed based on the HKPSG and the i wi bk h ®ft coOncerned
government departments. To achieve i s i rsitg,lmalltiple u s e andaddress district and public needs, the
following strategies are employed:

A Retention of Major Facilities: e.g. Mong Kok Stadium, schools, hospital, etc;

A Consolidation of Existing Uses: e.g. new multi-purpose complex near Waterway Park;

A Integration of Premises-Based Uses: Premises-based facilities such as elderly care, community care
and social welfare facilities are proposed to be incorporated into the proposed redevelopment projects
(e.g. Affordable Housing) as far as possible; and

A New GI/IC sites: new G/IC sites are further proposed, and are generally located near existing G/IC
cluster or proposed Affordable Housing sites to promote synergy of use.

A

J L

A U

p>13 >
c
v

A
A
A
A

4.6

One of the St u dopjéctves is to provide more quality A

open spaces under a well-defined network with a clear A
hierarchy for better interconnectivity, place-making A

impact as well as more leisure and green space for .
public enjoyment. Key features are: . U

A Creation of new urban parks or expansion of existing A I U .
parks through new planning mechanisms (e.g. TPR) NJA A
A Integrated provision within Development Nodes
(minimum 30% of development area) as key open A (
space nodes 30%)
A Integrated provision within other designated

redevelopment area to serve local communities A
A Selected road closure or building setback to add .
spatial and visual relief A A
A Face-lifting of existing park spaces to improve appeal .
and attractiveness (e.g. the proposed i N a rPark A A
Systemo) I U NJ

Artist Impression of revitalisation of existing historic_buildings
andinew open.space at the existing YMTFEM premise

e
=

~
= i
S
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Open Space Network and Features

>

As shown in Diagram 4.11, a comprehensive and 411
interconnected open space network is proposed, creating

a diverse and walkable i n e t wio Ydu dMong. Major
components include: U]

b

A Urban Waterway and GreenLink will become two A
essential open space fmodesoin the district, creating a
strong inter-district open space along fi N o 4Sduth
axisq A

A Various open space features of unique themes such
as the Waterway Park, Central Urban Park, Nano Park
system, Heritage Park, as well as integrated open
space within Development Nodes shall form major u
attraction points along thisfi a x;i s 0 A

-
c

b

-

A Six East-West running green corridors / linear parks
will further synergize with other local parks, Nano Park A
system and major character streets within the district
to enhance street vibrancy and connectivity; and A

[entg
b

A The proposed GreenLink will closely link up with the J
pedestrian facilities (at the Central Kowloon Route and NJA A
West Kowloon Terminus Landscape Decks) to fill the
i mi s & i mfgaccomprehensive elevated pedestrian
network connecting the West Kowloon to Tai Kok Tsui
and Mong Kok.

Open Space Provision *
Existing Shortfall € Surplus in MRCP fi+0 Proposal
C MRCPA +a
Artist Impression of Integrated Open Space within
Development Node
.!;.‘:% 2 8 L™ = N J A

y
ttd §
@ <
%

Also includes:-

A proposed POS/POSPD within designated redevelopment sites;

A Existing local Open Space Provision within comprehensive residential
developments (adopting a 1.25m? per person assumption for the MRCP fi +; @nd

A Proposed/Existing Full-time Pedestrian Streets and Enhanced Back Alley.

o 3= 2o

i MRCP + 1.25 NJi
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Open Space Framework
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Diagram 4.11 Open Space Framework
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fiGreenLinko A a

Proposed along Ferry Street, the A Gr e e nita n
key place-making initiative that

(i) fills the A Mi s sLiinngk oestablishing a
comprehensive elevated pedestrian network
connecting Mong Kok and Tai Kok Tsui to the
West Kowloon area; peEz

(i) creates an opportunity for improving E-W
linkage between existing and renewal area
across the carriageway at Ferry Street;

(i) reimagines the Cherry Street Park as a larger
and multi-level open space or leisure hub
with new functions (which could include
indoor recreation or sports facilities); and

(iv) enhances Ferry Street as a key corridor that
links up new attractions and development
nodes, forming a comprehensive and diverse
network connecting various destinations.

The open space along the GreenLink and Cherry 8%

Street Park (at the grade and elevated level) will 3 |

increase from about 3.6ha (existing Cherry Street Bl AGreenlLi

Park area) to about 7.7ha (Diagram 4.12). e R k3

Legend
Open Space

- Elevatéd Trunk Road' ",

. V) " . U
0] A '
i (iv) 3
(ii) A A 3 A
i A .
(iii) . . J
A lj 3.6 lj
NI NJ 77 i 412N)

Artist I mpression of

Children's Playground

Atgrade Level

‘ Existing Open Space

Diagram 4.12 i Gr eenLi 4lR0
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Central Urban Park

The proposed A C e n Unban|Parkd occupies a full
street block at the centre of Mong Kok. With the
existing Mong Kok Road Playground enhanced, the
Park is positioned to strategically link up the A Ur b an
Wat er via the Mong Kok Market Development
Node, which further connects to the proposed

i Gr e e nalongriFérry Street.

The park is proposed to be realized through TPR and
reorganisation of existing G/IC uses. A simple yet
functional design emphasising tree planting and
sizable lawn space is proposed to encourage green
flexible uses with ancillary F&B kiosks to form a
leisure hub within the dense urban setting.

>

¢
¢
px

Urban Waterway Open Space Corridor

The proposed A Ur bWat er wsa yo0be

realized through opening of the existing decked

nullah between Boundary Street and Nathan

Road. The fi B |-Giree einfraéstructure is to be

complemented by open space corridor in the

vicinity, linking to the proposed fi C e n Urbaa |
P a r lcreéating a strong open space axis.
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ANano Park Systemo

The i Na RPak Sy st & to&reate a new open
space system through upgrading the small,
isolated open spaces typical to the dense urban
setting in Mong Kok West as well as integrating
new parks upon future redevelopment. The
design proposal is to apply an appealing and
distinctive design language to unify the style,
colour scheme or other creative components of all
the existing park spaces, and further differentiate
them through cohesive programming or theming.
The main aim is to create a distinctive park
system to promote all-inclusive, intergenerational
and multi-functional uses within the compact
urban environment (Diagram 4.11).

Existing Pocket Parks

lllustrations of Possible Design for Nano Park
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