Public Works Subcommittee

Meeting on 7 January 2009

List of issuesrequiring follow-up actions by the Administration

R

Response

Item PWSC (2008-09)55

Members requested the Administration to consider providing
cover for the spectator stands on the East and West sides, and to
consider whether the design of the spectator stands could be
adjusted to increase the overall number of seats provided at the
Mong Kok Stadium; and to provide a written response on these
suggestions including an estimate of any additional costs, where
applicable, before the relevant meeting of the Finance Committee
(FC), or in due course if a funding proposal on any of the above
suggestions would be submitted separately for the consideration
of FC.

(I) Provision of Additional Covers

1 Under the original proposal, the Mong Kok Stadium
would have around 6 600 seats following redevelopment,
including around 3 400 covered seats at the South and North
spectator stands and around 3 200 seats without cover at the East
and West stands. The estimated capital cost of the project is
$275.5 million in money-of-the day (MOD) prices. Based on
technical advice provided by the Architectural Services
Department, we have reviewed the original design and studied
various options for providing additional covered seating. Our
findings are set out below.

(A) Provision of covered seating on all four sides

2. The provision of cover for the spectator stands on the
East and West sides would have the following implications -

€) additional concrete columns would be required to
support the steel structures for the covers. This would



(b)

involve an estimated additional capital cost of around
$97.2 million (in MOD prices), representing an increase
of 35% in the original project cost, as well as estimated
additional recurrent expenditure of $0.13 million per
annum;

The provision of the additional concrete columns and
steel cover structures would affect the layout of the
spectator stands, and would reduce the total number of
seats in the stadium from 6 600 to about 6 000. In
addition, the sightline of about 600 seats would also be
affected (Enclosure 1);

The Light Emission Diode (LED) screen which will
serve as a scoreboard and other purposes is located on
top of the East stand. This is the best location for the
screen, taking into consideration the very tight site
configuration, the direction of sunlight and the
sightlines of referees, players and most of the spectators.
Relocating the LED screen to a position on top of an
additional cover would lead to the East stand cover
blocking the view of the screen from the East stand and
half of the North and South stands and half of the
playing field. Relocation of the LED screen to either of
the corners between the East and North stand or West
and North would block spectators at the North stand
from seeing the screen; furthermore, the structural
frames for supporting the LED screen would obstruct
the fire exit routes situated at those corners. If an
additional cover were to be provided at the East stand, it
would have to be installed above the LED screen. The
height of the additional cover would be around 28
metres, i.e., nearly 10 storeys high. Such a high cover
would not provide effective shelter for spectators
against rain and sunshine — at least one third of the East
stand would be affected even by light rain and the
whole stand would be in sunlight from 3 p.m. in the
afternoon onwards (Enclosure 2).



(©)

(d)

providing additional cover would lengthen the project
progranme for the redevelopment of Mong Kok
Stadium from the original two years to at least three
years, affecting three football seasons instead of two.
An additional year would be required for: the
preparation of the revised design, detailed drawings and
tender documentation (three months); an extended
construction period (seven months); and funding
application including District Council consultation (two
months). Division A football matches would need to be
held at other venues for a longer period, which could
affect spectators interest in attending the matches, as
they might find those alternative venues less convenient.
The prolonged construction period would not only
affect the Division A football matches and training, but
also cause further inconvenience to nearby residents;
and

nearby residents have raised concerns over the possible
visual and air circulation impacts of the original covers.
Proposals to provide additional cover are likely to cause
further concerns. We would need to consult loca
residents and the Yau Tsim Mong District Council once
again on the redevelopment project, which would
further delay the redevelopment of the Mong Kok
Stadium. The plans showing the visual impact of
additional coversisat Enclosures 3 and 4.

(B) Provision of coversfor the north, south and west sides

We have aso studied the option of providing additional

cover for the spectator stand on the West side as well as at the
North and South sides. The implications of this option are that-

(@

there would be an estimated additional capital cost of
around $52 million (in MOD prices), representing an



(b)

(©)

increase of 19% in the original project cost, as well as
estimated additional recurrent expenditure of $0.08
million per annum;

the number of seats would be reduced by about 300 to
around 6 300 due to the additional concrete columns
and steel structures required for the additional cover on
the West side (Enclosure 1);

the additional construction time for providing additional
cover only to the West stand would be the same as
providing additional cover to both the West and East
stands. This is because the site has a very limited
working area and the construction work has to be
carried out in sequence. The construction of the North
and South stands would be conducted in parallel, using
the East and West stands as working areas. The
construction of the West covered stand could only start
upon the completion of the South stand and works on
the main entrance plaza could start only when the West
covered stand was completed. Hence, the overall delay
would be the same whether one or two additional covers
were to be provided (Enclosure 5).

We have considered using the grass pitch as the works
site so that the construction work on al stands could
proceed in paralel. However, the heavy construction
plant and materials would damage the grass and the
existing underground drainage and irrigation systems.
Restoring the condition of the underground drainage
and irrigation systems would take more than three
months. Re-turfing, which has to be done within the
growing season from April to September, would take a
further three months. To ensure the turf grass can
withstand the heavy usage of league matches, a
complete growing season should be allowed for the
healthy growth of the root system, which implies an
establishment period of 14 months. The time saved



(d)

()

from using the grass pitch as a works area would be
nullified by the time required to repair the damage.
Additional costs would also be incurred;

more rows of seats are provided on the West stand;
therefore the overall height of the West cover would be
higher than the North and South cover. This would be
undesirable from an aesthetic point of view (Enclosure
2); and

any additional cover on the West side would be likely to
cause further visual and air circulation concerns. We
would need to consult local residents and the Yau Tsim
Mong District Council again on the revised
redevelopment proposal, which would lead to further
delay in the redevelopment of the stadium.

(C) Provision of covers for north and south sides (i.e, the

4.

original design in PWSC (2008-09)55)

We consider that the following should be taken into

account when considering whether to proceed with this option -

(@

(b)

5.

the main venue user, the Hong Kong Football
Association has strongly reiterated its request for early
redevelopment of the Mong Kok Stadium based on the
original design (Enclosure 6).

this option would be the quickest and most economical
to implement. It would cause the least visual and air
circulation concerns to nearby residents, and the shorter
construction period would aso reduce the
inconvenience brought to the nearby residents.

In view of the above assessment, we recommend to

proceed with the original design of the redevelopment of Mong
Kok Stadium with covered spectator stands on the North and
South sides. Subject to the FC's approval of 263RS at an

-5-



estimated cost of $275.5 million (in MOD prices), we plan to
start the demolition and construction works in September 2009
for completion in September 2011.

(I1) Increase in Number of Seats

6. We have studied the possibility of increasing the overall
number of seats in the Mong Kok Stadium. Due to site
configuration constraints, the maximum total width of the fire
exit routes provided for the Mong Kok Stadium is very restricted.
Under such circumstances, the maximum number of people that
can be accommodated in the stadium is around 7 000 (Enclosure
7). Under the original proposal to provide covered stands on the
North and South sides, the number of permanent seats that we
can provide isabout 6 600. It isnot feasible to add rows of seats
to the North and South stands because the building is already
planned right up to the site boundary. As regards the East and
West stands, the last rows of seats on these stands are now at
around 11.5 metres above the ground level. Adding rows of seats
higher up would result in the height of the stands exceeding 12
metres above the ground level. Statutory regulations would then
require the total width of the fire exit routes to be increased by
25%. This cannot be achieved within this restricted site
(Enclosure 7). Although we cannot provide more permanent
seats, we can provide 400 temporary seats at the four corners of
the warm up grass area for maor events, bringing the total
number of seats to a maximum limit of around 7 000 under the
original proposal covers at North and South stands only.

(I11) Adjust the orientation of the pitch

7. In response to concerns that the current orientation of
the pitch should be changed from East-West to North-South, we
have studied the possibility of making some adjustments.
However, as illustrated by Enclosure 8, adjusting the orientation
of the pitch is not feasible due to site configuration constraints.



(V) Conclusion

8. In view of the above, we will submit the original
proposal of 263 RSto FC on 24 April 2009 for approval.
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