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HKIA’s Views on URA District Study for Yau Ma Tei and Mong Kok
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1.  YMTMK Old District Renewal Initiative by URA:

The Old District of Yaumatei and Mongkok (YMTMK) is a densely populated district concentrated with
old buildings and unsatisfactory urban environment much desired to be improved. The Urban Renewal
Authority (URA) recognizes that the past practice of ad-hoc redevelopment of individual plots will not
be able to resolve these known problems in old districts of Hong Kong. URA carried out a 5-year
comprehensive social-economic study and planning of the problems of this district from 2017-2021, to
explore feasible new planning and development ideas to holistically address these critical issues. The
findings and suggestions were presented by URA and Development Bureau to LegCo in Sept 2021 1.
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2. Past Proactive Inputs by HKIA:

The Hong Kong Institute of Architects (HKIA) followed closely on URA’s renewal study of this district
since mid-2017. We formed a Task Group of member architects experienced in urban planning and
heritage conservation to maintain our dialogue with URA proactively throughout the process. Our two
Former Presidents led the Task Group to meet URA Senior Management and working team in July
2018 and October 2021 respectively to exchange views. Our Institute submitted written professional
comments to URA in November 2021, and to the Town Planning Board (TPB) on URA’s Planning
Application in November 2022 to amend the Mongkok Outline Zoning Plan (OZP) 2.

1 Refer to Legislative Council, “Panel on Development Meeting on 28t Sept 2021: Brief Background brief on the district Study for Yau Ma Tei
and Mong Kok conducted by the Urban Renewal Authority”, LC Paper CB (1)/1347/20-21(03).
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2 Refer to Amendment to Mong Kok Outline Zoning Plan S/K3/34A approved by Town Planning Board 22 July 2022
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3. Building and Planning Initiatives Promoted by HKIA on YMTMK Old District:
HKIA in principle supports the preparation of a well-considered long-term comprehensive urban
planning strategy. Communications between HKIA and URA have established some synergies
between our views and their approach. Three points are worth elaborating:
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(a) Transfer of Development Rights (TDR)-3 or Plot Ratio Transfer (see Fig 01):
This planning tool is already well used by overseas authorities, for maintaining low density planning
of a precinct, or conservation of historic buildings or precincts, or encouraging the dedication of
public passage, while balancing the existing property rights of private owners. Nevertheless, this
method is still severely restricted under the current HK framework, and can only be executed on a
case-by-case basis (as proven successful in the conservation of King Yin Lei). Our institute has

3 Transfer of Development Rights (TDR) is a planning concept, meaning a statutory and/or legal framework to facilitate the building bulk (either
in terms of gross floor area, or height, or intensified use) permitted under prevailing planning rules to be transferred to a different site. If it
involves private properties or sites, this method provides opportunity for private owners to forfeit the demolition of existing buildings or
redevelopment of sites to maximum density. Under the regulations of Hong Kong, this means Transfer of Plot Ratio. Although current rules
allow the transfer of plot ratio to an adjoining site by lots amalgamations, the tackling of a more extensive old district, it needs more
comprehensive amendment of outline zoning plans, re-grant of land leases, or relaxation of Buildings Ordinance clauses.
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been promulgating the wider and more flexible adoption of this method in Hong Kong; thus, we
concur with URA’s suggestion of using TDR to tackle the existing density and ownership problems
of YMTMK old district if executed diligently and cautiously.
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Fig 01: Diagrams extracted from HKIA letter to URA in July 2018 showing potential use of Transfer of Development Right mechanisms in old
district: In releasing development pressure of historic buildings, conserving historic buildings, and encouraging dedication of partial private areas
for public passage.
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Connection of Public Open Spaces — Our Suggestion on Pedestrianization of Mongkok Nullah (see
Fig 02):

We believe that offering open spaces or pedestrian routes for public in existing districts does not
always need wholesale demolition of buildings. In our paper to URA in July 2018, we suggested
the exploration of the re-opening up of the historic Mongkok waterway from Nullah Road to coast of
Tai Kok Tsui 4 into a continuous pedestrian walkway, with water-feature and under-road paths,

4 The Kowloon District, from the early development of 1860s, had a number of waterways leading to the west coast, which were later covered
over to become the east-west running streets of the Kowloon Peninsula. One of them, still retaining its peculiar disposition and its historic
name, is the nullah from Tai Hang Tung, cutting diagonally across Mongkok, that discharged into the old coastline at Ferry Street. Despite most
portion of it is now covered over, the above of this concealed route is not yet built over by private properties or major roadways, hence
theoretically feasible to be re-opened and made into a continuous pedestrian walkway.
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referring to successful examples of Cheongggyecheon-ro of Seoul and Kai Tak River of HK. We
are pleased that URA'’s Final District Study presented to LegCo indeed adopted this as one of their
core greening and pedestrianization initiatives. In an old district like Mongkok, severely short of
easily accessible open space and continuous pedestrian routes, this rare remaining underground
linkage maybe a last opportunity for an extensive leisure path with a historic touch.
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[ Glvaan Eigure 17: Yaumatei Temple Street Revitalization Urban Design Study: By Mr Lam Lai Shun, 2001

Fig 02: Suggestion of connecting the historic waterway from Nullah Road Fig 03: Idea sketch of revival of Tin Hau Temple and adjacent
to Tai Kok Tsui to be pedestrian path historic sites into connected public spaces
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(c) Revival of Historic Spaces and Precinct — Our Suggestions on Tin Hau Temple Ensemble (see Fig
03):
HKIA has been following up on the extensive infrastructural project of Central Kowloon Route since
the beginning, particularly on its effect on the historic precincts of Yaumatei around Tin Hau
Temple ensemble 5, which CKR has to run through and remodel. Our letter to the Highways
Department in 2012 already presented our concerns, that the projects appeared to have focused
on engineering issues, but probably short of comprehensive long-term urban planning of the
historic spaces and buildings that the CKR project disrupted and re-provided.
Our proposal at that time urged the reinstatement of the historic Temple Street, and making use of
this once in a century opportunity to re-connect the historic Temple Street and associated precinct
by pedestrian spaces and revitalized historic buildings. Our paper to URA in July 2018 again re-
presented this sketch idea, and we are pleased that URA’s Final District Study presented to LegCo
indeed adopted this as one of their core urban renewal initiatives, using preservation and
revitalization instead of re-development as the main approach.
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5 The Central Kowloon Route (CKR) project, started by Highways Department (HyD) since 2007, who launched public engagement in 2009.
The project involved extensive engineering works from Ferry Street, passing through Kansu Street, to Nathan Road, inevitably affecting
Yaumatei Police Station, re-providing the Jade Market, re-aligning the historic Temple Streets, re-organizing the local communities facilities,
and re-igniting the development risks of old Tong Lau. In particular, the Temple Street used to be a continuous market street historically
associated with the Tin Hau Temple since 1884, and still busy with hawkers as seen in the famous movie of 1960 “World of Suzie Wong", until
abruptly cut by the Yaumatei Carpark building in 1970s. The demolition of this un-matching utilitarian transport structure provides a once-in a
century opportunity to re-instate the historic street to tell the story of the local street-life and the temple.
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Summary:
While HKIA is supportive of the initiative of URA to take up this challenge to approach the urban

planning of YMTMK old district in a holistic manner, we have offered advice to URA on many areas,
which were summarized in our letter to URA in November 2021
(i)  Support in principle TDR to address Area Density, but also need to address Population
Density;

(i) Retain/ reinforce Street Characters, NOT displace Small Stalls/ Shops to new Iconic Buildings;
(i) Need to know more on design of Open Spaces, and effect of Consolidating City Blocks;
(
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Iv) Maintain Diversity for SME, Young People, Ethnic Minority, and Aging Population;

v) Want to see Longer Term Resolution on Traffic Congestions and Implementation of
Walkability;

(vi) Ventilation Corridors and Micro-Climate Improvements;

(vii) Take Lead in Upgrading and Energizing / Rejuvenating Old Buildings and Neighbourhoods;

(viii) Identify Buildings / Streets of Rich Tangible / Intangible Heritage Values; Pursue Adaptive Re-

uses;
(ix) Conserve Temple Street, Tin Hau Temple Ensemble and Yau Ma Tei Fruit Market.

In the coming year, HKIA will continue our dialogue with URA in a constructive manner.
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