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Objectives of the Feasibility Studies

Meongkok is renowned for its unigue streetscape with ubiguitous yet diversified shopping zones. Specialized zones for tropical fishes & aguarium products,
birds, flowers & horticulture products, AV equipment, consumer electronics & mobile phones, toys & models, automobile parts & related products, appar-
els & cosmetics, sports shoes & sports wears scattered around different streets & lanes. All these business operations have contributed to the unigquely

intense & diversified shopping & scrolling experience,

Apart from the conventional approach of complete evacuation, demolition & redevelopment approach; this feasibility studies aims to explore the opportu-
nities of maintaining a balance between redevelopment & maintenance of the unique local character, the established business community & shopping
environment of Mongkok. It aims to open up a constructive dialogue amongst all stakeholders & participants for further development of a practical
proposal that is acceptable to, and could cater for the interests of, all parties.

Although the proposed rehabilitation & redevelopment scheme is not completely supported by all the owners of the K28 site, it provides a possibly accept-
able solution for consideration & further exploration.

[Metad Design Forum Ltd.




Development History of & #£{# and its Neighbourhood

Thirties
Seventies
Eighties
Nineties

K28R E AT REE

Situated between Nelson Street & Argyle Street; 35857 is actually a
portion of Fa Yuen Street of about 150 meters length with about 50
numbers of shops mostly selling sports shoes, sports wears & related
goods. Development of B #E15 could be traced back to the eighties
when there was a trend that people consider sports shoes & sports
wears as fashionable. Since then, sales of sports shoes soared &
retailers proliferated & have gradually developed into the current
specialized shopping street pattern.

Since the thirties, industrial development took place in Hong Kong. The
localities were being used for dyeing & bleaching given the proximity to
the stream. Sai Yee Street HET, Hak Po Street BRI, Pak Po Street
B, Yim Po Fong Street 7R EE] are street names derived from
the previous prevailing industries in the neighbourhood.

Following the fashion trend of sports wear & sports shoes in the eight-
ies, sports wear retailers started to set up their shops in Mongkok
district, #¥E1E became a natural outcome of the clustering pattern of
local business operation mode,

In the nineties, # & has gradually gained its reputation in overseas
countries for its wide variety of choices of sports shoes in a centralized
location, Tourist shoppers from Japan, Europe, USA, South East Asian
countries & more recently China come to the district to search for their
favourable sports shoes. Alongside with the adjacent specialized shop-
ping area for cosmetics, mobile phones & consumer electronic products,
Fa Yuen Street now becomes one of the hottest tourist destinations of
Hong Kong.

In fact F#ETE] has a longer history before evalving into a specialized
shopping district for sports shoes. Before the thirties, the district was
part of Mongkok Village with a stream that local villagers used for
irrigation of crops such as Watercress FIFEE & Tong Choy 3,
where the streets got their present names of Sai Yeung Chai Street
B HIE & Tung Choi Street B3, Fa Yuen Street FE@EHT was the
location previously used for cultivating cut flowers for wholesale in
the nearby Flower Market.

Background of the K28 Project

As the K28 project was one of the 25 prioritized redevelopment
projects previously proposed by the Lands Development Coun-
cil; the Urban Renewal Authority considers it as a commitment
to the neighbourhood, The extent of this project covers lots no.s
78 1o 98 of Fa Yuen Street & lots no.5 61-78 of Sal Yee Street, Site
area is around 3000 sg.m. that involves 14 no.s of buildings, 174
domestic households & 34 shop units,

Design Forum Ltd.
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Super Shopping Mall Development

K28 B ATt IS &

In recent years, there are increasing numbers of large scale
shopping mall developments and many of them are situated in
old districts like Mongkok, Amongst the many common features
of these super malls; fully glazed fagade, decorative stone motifs
& metal cladding, large scale atrium & entrance foyers though all
generate completely new shopping experience, they are never-
theless eroding the unique local character & socio-cultural
network of the existing community & replacing them by generic
design typology.

Circulation and spatial arrangement of super malls also follows
specific planning pattern. Most of the shopping malls are
planned to create an isoated environment, connection to imme-
diate neighbourhood are often discouraged. Lifts, escalators &
food court/ rest zones are situated to ensure maximum expo-
sure & prolonged visitors' traffic to encourage more consump-
tion. As most of the merchants are chain store anchor tenants
with branded products mostly of mass production; variety of
differentiated products are relatively lower than those offered in
districts with shopping streets.

Streetscape Shopping Experience

The existing streetscape shopping experience of Fa Yuen Street 3% #
#i 15 2 natural and unique outcome from decades of spontaneocus
evolution. It is not a planned product. The absence of a rigid order
has also provided opportunities for shops of diversified natures, such
as sports wear retailers, local fast food shops, and beauty/ hair
salons scatter along different streets.

Unlike the shopping experience in a super mall with preprogrammed
circulation patterns to maximize exposure of shops to potential
customers & to prolong the stay in the venue; customers could stroll
along different shops and across different streets of Mongkok to
search for their desirable goods or entertainment at very different
paces & patterns. To many, this streetscape shopping experience is
more appealing & treasured as it allows more freedom for individu-
als.

Design Forum Ltd.



The Recent Trend & Potentials of Upper Floor Retailers

Given the relatively lower rental & lower initial set-up cost than
ground floor shops, there has been a recent thrive of upper floor
retailers in various shopping districts like Monghkok, Tsimshatsui &
Causeway Bay.

Many of these shops are retailers of hip local or Japanese branded
fashion, optical shop, café, bookshop or retailers of pet supplies.
The mode of business operation is very different from shops at
street level & shopping mall.

Apart from the relatively lower rental, competition is not as keen.
As the visitors flow is not as high as shops at ground level, survival
of upper floor shops rely heavily on good service, special charac-
ter of merchandise & atmosphere of the shop. There many upper
floor shops in the JE$EE] neighbourhood, they are mainly
beauty salon, café, bookshop & pet shop.

The following diagram depicts the existing distribution of upper
floar shops along Fa Yuen Street & Sal Yee Street,

B EEHT has existed for almost three decades & the K28 frontage
at Fa Yuen Street has occupled about one third of B ¥
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Connection to Street Level

As the proposed scheme has successfully maintained
the direct connection to street frontage, the existing
browsing along the street shopping behaviour could
be well preserved. Adverse impact to existing shops,
consumers & tourists are kept to a minimum,.

A Theme for the Rehabilitation &
Redevelopment Proposal

The Rehabilitation & Redevelopment proposal could
prevent the large scale replacement of existing busi-
ness operations of 727 as most of the existing shops
could be retained. It could be also provide a favourable
condition for the long term sustainable growth of the
neighbourhood wothout the potential hazard created
by a total up rooting of the existing business commu-
nity & shopping centre.

Mix Use or Commercial Use?

Under the Rehabitation and Redevelopment Scheme,
a significant portion of the upper floor units could be
adopted as either mix-use or shop/office use depend-
ing on the will of the stakeholders & the participating
developers.

K28INB TR

Removal of lllegal Structures &
Improvement of Street Conditions

Upon completion of the proposed works, illegal
structures are to be removed & buildings are
rectified. Overall cheerful, diversify atmosphere
of neighbourhood is expected to be maintained
with a more pedestrian-safe street emvironment.

Improvements of Vertical Circulation &
Provisions of Landscape Terraces

With upper floors being connected to the ground
through new passageways & elevators; condition of
upper floors is further improved. Terraces & Roof
Gardens at various levels with greenery & sitting-out area
are introduced to existing buildings to provide more
open space to be utilized & enjoyed at various upper
floars.

Design Forum Ltd.



Statutory Requirements Checklist of the
Rehabilitation & Redevelopment Scheme of K28

Classification of Site

After consolidation of individual lots; the site for the Rehabilitation & Redevelopment scheme is
assumed to be classified as Class C, i.e. a corner site that abuts on 3 specified streets none of which
it less than 4.5 m wide.

Outline Zoning Plan Land Use Permission

According to the Outline Zoning Plan 5/K/24, the site falls within the Residential (A) type of land use.
It is assumed in the rehabilitation proposal to allow the rehabilitated buildings to be used as office,
eating place, institutional use, shops and services or other uses that may be permitted under
Column 2 of the Qutline Zoning Plan that requires application to the Town Planning Board. (Refers
to the image of Outline Zoning Plan of the site & extract notes of Residential (A) usage for OZP
S/K/24)

| Commercial
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mmﬁmu;u
m-mmnmmma:-

KB B AT e

& mw-m- .

Cutline Zoning Plan

Site Coverage Requirement

Allowable site coverage is abtained by referring to Building [Planning) Regulations, Schedule
1 on ‘Percentage Site Coverages and Plot Ratios’ with the following data and assumptions:

Site area = 2,477 m2

Class of site = Class C

Type of development: Non-domestic

Building height: Over 681m

Allowable maximum site coverage based on the above data = 65%
Thus maximum allowable site covered above podium level (15 m)
= 2,477 m2 x 65% = 1,610.05 m2

Actual site coverage:

Open space provided above 15 m (refer to diagram) = 892.2 m2
Thus site covered above podium level (15 m) = 1584.8 m2
Actual site coverage = 63.98% < 65%

Therefore, the actual site coverage above podium level (15 m) is below the allowable ane.
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Plot Ratio Requirement

This scheme assumes the whole K28 site to be treated as a consolidated single site for calculations of plot
ratio & allowable GFA. This proposal also assumes transfer of plot ratio from the rehabilitation portion to the
redevelopment portion of the site, through the assumed complete demolition of 5 number of lots at 98 Fa
Yuen Street & 81, 83, 85 & 87 of Sai Yee Street, a new high rise building could be constructed to fully utilize
the development potential (i.e. allowable GFA under the transferred plot ratio) with relatively lower distur-
bance to the remaining lots at both ground level & upper levels.

Under the statutory Qutline Zoning Plan for the area, the maximum allowable plot ratio for domestic build-
ing is 7.5 whereas for non-domestic building is 9 (upon successful rezoning application of the site to Town
Planning Board). The development potential of the site is calculated based on the fellowing data and
assumptions:

Site area = 2,477 m2

Type of development: Non-domestic

Maximum allowable plot ratio (under OZP): 9

Thus, maximum allowable Gross Floor Area (GFA) = 2,477 m2x9=22,293 m2

Actual GFA:

G/F =2,427.7 m2

1/F=1922.0m2

2/F & 3/F = 1,966.7 m2 (each floor)

4fF & 5/F =1,571.0 m2 (each floor)

6/F & 7/F =1,362.0 m2 (each floor)

8/F = B11.6 m2

9/F=385.4m2

10/F = 362.8 m2

Thus allowable GFA left for typical office floors = 6,584.1 m2

GFA for each typical office floor = 385.4 m2

Thus no. of storeys of office required above 10/F for developing the site to full potential = 17
Assuming 2 more storeys of M&E rooms are provided at top, the total no. of storeys of the office tower
above G/F is 29.

Flease note that void areas, M&E plant rooms and terrace areas are not included in the actual GFA calcula-
tion as permitted under Buildings Ordinance, Please also note that as no current regulations provide for
situations of the existing balconies over pavement, thus these balconies are tentatively retained as far as
possible and are not included in both site coverage and plot ratio calculations.

Provisions for Means of Escape in Case of Fire

A number of existing staircases are not complying with the current means of escape require-
ments in terms of minimum width & the lack of protected lobby provision. Thus we are
providing three nos. of new escape staircases among the existing buildings and 2 nos. of
escape staircases in the new commercial tower. Some existing staircases are also converted
to protected escape staircases as well, Travel and direct distances as stipulated under the
‘Code of Practice for the Provision of Means of Escape in Case of Fire 1996" have been
preliminarily checked for compliance (please refer to diagram).

[Metas Design Forum Ltd.




Provisions for Means of Access
for Firefighting and Rescue

Access staircase & fireman’s lift that cover both the rehabilitation portion & the redevelop-
ment partion are provided in the new building of the scheme in order to fulfill the current
statutory requirements. Currently we are providing two groups of lifts to the development:
the first group is at one end of the retained buildings while another is at the far end where
the new office tower will stand. One Firemen's Lift is proposed at the new office tower. If
required, the other group of lifts could be converted as well.

Provisions of Barrier Free Access
for the Disabled

Compare to the existing situation where most of the K28 buildings rely on staircases as the
only means of vertical circulation to upper floors; the proposed rehabilitation & redevelop-
ment scheme has introduced additional lift installations to significantly improve the disable
access to both the existing & new floor space.

W Y A

Provisions for Fire Services
Installations & Equipment

Given the fact that majority of the building in the K28 site has been completed for more than 30
years & the original usage of the upper floors is residential, the rehabilitation scheme requires
provisions of updated fire services installations & equipment for high rise building including the
followings:

Audio/ visual advisory systems

Automatic actuating devices

Automatic fixed installations other than water
Emergency generators

Emergency lighting

Exit signs

Fire alarm systems

Fire control centre

Fire detection systems

Fire hydrant/ hose reel systems

Fireman's lifts

Portable hand-operated approved appliances
Pressurization of staircases (where applies)
Sprinkler systems

Static or dynamic smoke extraction systems (where applies)
Ventilation/ air conditioning systems

Although the scope of this feasibility study does not include a detail proposal on the schematic
design of fire services installations & equipments; the redevelopment portion of the scheme could
assume to serve as well the rest of the rehabilitation portion of the scheme for crucial installations
such as the sprinkler systems & related water tanks, emergency generators as well as the fireman's
lift.

et Design Forum Ltd.
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Supplementary Information for K28 Redevelopment Feasibility Study



Method Statement and Precautionary measures for Demolition

According to the proposal redevelopment scheme, the top floors of the existing buildings are to be demolished. During the period of the demolition, the shops at
the ground floor are in full operation. In the view of the above, the following measures are to be undertaken:-

- Install hoarding along Fa Yuen street & Sai Yee street which shall not block the existing shops.

- Install double row bamboo scaffolding and catchfans facing Fa Yuen street & Sai Yee street from the floor to be demolished.

- Install the steel platform just above the floor slab to be retained.

- Install the propping system from the new steel platform to the roof floor.

- Demolished the building by hand tools according the Code of Practice for Demolition of Building 2004 or other relative regulation.

Proposed typical structural framing plans

This is proposed to use concrete beam and column/wall system for this project. Some assumptions are listed below:-
- All slab to be 150mm thk.

- All beams for main tower are 450x750 (BxD) and others are 250x600 (BxD)

- Max. column size for main tower to be Imx1m.

- Wall for main tower to be 450mm thk.
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Foundation Type

Due to the site restriction and in order to reduce the impact on the existing shop owners, the foundation for the area of the existing buildings is to be mini-pile and

foundation for the new main tower is to be bore pile.

Floor Loading for Change of Use |

Regarding the existing buildings, the usage is domestic and its design live load is 2.0kPa. If the usage is changed to be commercial, the design live load will be
increased to SkPa. The increase in loading capacity will require strengthening works on the existing R.C. framed structures and their foundations. For the area of
FA Yuen Street 84 & 86, it is possibility of using existing foundation for increased loading after demolition of the top 4 floors. If the usage is changed to motel or
office, the live load will have to be increased to 2.5kPa or 3.0kPa respectively. The strengthening requirement for the existing structure will be confined to the

existing floor slabs and supporting members only.
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Individual Buildings are linked by New Floor Slabs
Different Roof Level are connected by External Staircase
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Both Ground Floor Shops and Upper Floor Units still very much alive.
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Top View of Roof Garden of Rehabilitation & Redevelopment Scheme Buildings' Wall and Roof surrounded by Greenery
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