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ABSTACT

The trajectory of urban development in Hong Kong has produced a culture where property development has
become a powerful force in society that has shaped its key institutions and built up the ethos of property
accumulation as the measure of ultimate success. Driven by three key institutions: the government, property
developers, and the MTR, Hong Kong’s urban railway company, urban development has massively transformed
the territory’s neighbourhoods and communities. This dissertation contributes to the under-researched juncture
between urban transformation and community relations in the context of a development-dominant culture by
considering the case study of Sai Ying Pun, a Hong Kong neighbourhood that has undergone such urban change.
Through a mixed method approach the perspectives of residents and businesses from two key communities, as
well as experts, are studied. The findings reveal that the impacts of urban change are not experienced evenly by
each community, and even if displacement does not occur, the benefits do not fall symmetrically. The research
also demonstrates the continued faith placed in the power of the institutionalised property development
apparatus to enhance the urban landscape and to improve the lives of residents, as well as the enduring belief

amongst Hong Kong people of its potential as a vehicle for upwards social mability.




1. INTRODUCTION

Hong Kong's status as one of the world’s leading financial centres was attained through the growth-promotion
policies of the colonial British administration that placed an emphasis on property development (Haila, 2000). A
symbiotic relationship developed between the government and property developers: real estate provided a large
source of government revenue, and in turn, the government promoted development-friendly policies (Lee &
Tang, 2017). This pro-development agenda has been perpetuated and strengthened since the handover of Hong
Kongback to China.

The unique history of Hong Kong is also manifested in the diverse communities present in the territory.
These include the long-established South Asian community that first arrived via colonial links, the Southeast Asian
population predominantly employed as domestic workers today, other Chinese groups who fled to Hong Kong
during the Maoist upheavals in mainland China as well as more recent arrivals since the return to Chinese rule,
the community of Western residents working for the global corporations that power the territory’s trade
economy, in addition to the native Cantonese population.

Little literature exists on how the dynamics between these cultural groups interact with the realities of
a society driven by progress, property development and the accumulation of material wealth. It is at the
confluence of these unique features of contemporary Hong Kong that this dissertation is situated. Looking at the
case study of Sai Ying Pun, a neighbourhood that has experienced rapid development following the opening of a
new metro station, the attitudes of residents, businesses, and experts toward the changes that have taken place
are investigated. Two specific communities, native Cantonese residents and foreign expatriates will be explored.

This paper addresses key themes around the overarching research question:

What are the social impacts of urban development from the perspective of local residents and key

stakeholders?

Within this central premise are themes around residents’ views on development outcomes, dynamics
between different communities mediated by development, and key drivers of urban development. These are

explored under the following research objectives:

1 To explore what residents want from their neighbourhood and their response to urban development.
2 To understand the impact of urban development on different communities.

3 To understand how the key drivers of urban development are perceived.

The next chapter explores the existing literature around the above themes, both in Hong Kong and
internationally, to identifies gaps in understanding and to provide a grounding for further investigation. The
following chapter introduces the case study neighbourhood, Sai Ying Pun, and details the methodological
framework employed and justifications for the chosen approach. This is followed by an analysis and discussion

of the results, before the final conclusion section, which revisits the original research objectives.




2. LITERATURE REVIEW
2.1. NEIGHBOURHOOD AND THE COMMUNITY

The study of how the mechanisms of the urban environment act on the community and people’s relationship
with their neighbourhood has taken place largely in the West, with limited research conducted in the denser,
vertical urban form that characterise Asian cities. Compared with the West the continuing importance of familial
relations may play a role in shaping their interactions between the private and public spheres (Forrest et al.,
2002). Based on the idea that Hong Kong Chinese social organisation places the pursuit of familial interests over
the needs of the wider community—described as utilitarianistic familism by Lau (1981)—it is noted that lower
levels of social participation, as well as a suspicion of outsiders, prevails in this environment (Lau, 1982).

The high-density urban landscape is another factor that may significantly impact community interactions.
It has been suggested that a crowded environment induces people to maximise their limited amounts of privacy
by decreasing their neighbouring behaviour in order to remain anonymous (Chan, 1997, cited in Mak et al., 2009),
though Mac et al. note that the link between population density and neighbourhood ties in Hong Kong are not
clear, and leaves the question open for future study. The compact nature of Hong Kong, supported by good
transport links that facilitate travel around the territory, also serves to compress time and space. Forrest et al.
(2002) point to this feature, as well the warkings of public housing policy, as factors that may increase feelings
of attachment to a neighbourhood. This strikes as counterintuitive, as good accessibility suggests that spatial
constraints to the formation and maintenance of social bonds should become less significant, and thereby
reducing the need to stay in the same neighbourhood. Indeed, Mac et al. (2009) suggest that a sense of
community may be determined less by spatial or demographic, or socioeconomic factors, and more by
psychological ones, which are individual to the resident.

In a microlevel study of individuals’ relationships with their neighbourhood, Forrest et al. (2002)
observed varying degrees of neighbouring behaviour and made the observation that “the neighbourhood was
important as a symbol and people dearly like living among their own sort, but personal contacts were limited”
(p231). This assessment is brought into sharp relief when respondents in that study described their feelings
towards other Chinese communities. These differences run along linguistic and perceptual lines—the inability to
understand the non-Cantonese dialects spoken, differing political sympathies, and an association with more
unsavoury elements in society.

A noteworthy sentiment to emerge from this study were the physical characteristics that distinguished
neighbourhoods in the construction of residents’ sense of neighbourhood were not historical landmarks, in
contrast to the Western experience. Instead, more utilitarian features were mentioned involving local amenities
such as parks, metro stations, and shopping centres, revealing that urban features do not appear in people’s
sense of nostalgia. Another prominent theme that was repeatedly mentioned as important to a neighbourhood
concerned feelings of safety and quality of the environment, in particular air quality and traffic. Although this
study is exploratory, consisting of 15 qualitative interviews, it provides a suitable context and basis for further

exploration.




2.2. URBAN DEVELOPMENT IN THE PUBLIC CONSCIOUSNESS

Maloutas (2012) observed that ideas about gentrification grew out of the urban development histaries of the
West, notably the Anglo-Saxon traditions of Britain and the US, and as such, come attached with a set of
assumptions informed by these histories. However, he notes that the term becomes problematic when applied
to settings outside of its cultural origin, where a notion that is already intellectually ambiguous loses conceptual
rigour under contextual stretching. The extent to which this occurs when applied to Hong Kong has been
examined by Ley and Teo (2014), who found that processes that appeared to be well described by gentrification
operated under mechanisms different to those that underpinned traditional understandings, and interestingly,
were not described in such terms by the media reporting on developments at the time. When the authors asked
housing specialists for an explanation, it was revealed that displacement was not necessarily viewed as a negative
outcome in the development culture of Hong Kong. In this context, displacement is taken for granted as a natural
part of the development process and an inevitability that has become accepted by society. The specialists
elaborated that as part of the cultural values of Hong Kong, everyone has an interest in property, and
furthermore, it is seen as a vehicle for upwards social mobility. Viewed from this perspective, displacement
caused by property development takes on a more positive aspect: the compensation that displaced residents
can expect to receive offers a path for them to improve their life—confounding traditional assumptions.

An appreciation of the importance of the property market is essential to the understanding of this
sentiment. Hong Kong experienced an economic boom in the 1980s, driven by reforms in China that turned Hong
Kong into a gateway between the mainland and the global economy (Cheung et al., 2018). This attracted large
investments in Hong Kong’s property sector, supported by free market policies that fuelled a sustained economic
expansion until the late 1990s, leading to a rapid rise in homeownership and a middle-class actively engaged in
property investment (Ip, 2018), while also enriching the property tycoons who controlled the largest developers

(Ley & Teo, 2014). The priorities of society were thus reorganised around a reverence for property development:

Because real estate development and (re)development tends to be considered as solid evidence of the
society’s progress, it deserves to be supported, at any cost. In contrast, any attempt to disrupt it is out of
favor, or even condemned by the society. In upholding the principle of highest and best use in the
deployment of land resources under ownership, (re)development projects should thus be rewarded up to
the highest market potential. In such a society, while property owners are the elite, tenants, subject to
displacement, in any redevelopment have no major role to play. Their right to housing is forfeited in favor
of owners’ property rights. More importantly, such practices and precepts are considered “rational” by the

society, which is bound to uphold them. (Tang, 2008: 359)

Two themes contained in this quote, the commodification of property as profit-generating instruments
and the marginalisation of tenants in the development process, serve to highlight the societal costs of the pro-
development ideology that are worth exploring further. The incentive to maximise the value of property has
resulted in the diminution of other priorities, including the preservation of urban heritage. Over the years, many
notable historical sites have been lost, or have been under threats of demolition, in the unalloyed pursuit of
development. In the well-publicised cases of Queen’s Pier and Wing Lee Street, resident engagement and public

consultation have been described as ineffective, and negotiations are characterised by an imbalance of power
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between the dominant government and property owners advocating development, and relatively weaker
residents, interest groups, and the public arguing for preservation (Yung & Chan, 2011). Even worse, Tang, et al.
(2011) describes the practice of the government using the process of public engagement as a legitimising tool to
perpetuate the land (re)development regime.

The expression of the development-as-social-mobility mentality may be found in the reactions of the
Wing Lee Street residents who favoured development in order to receive relocation funds. They were
disappointed when the preservation campaign succeeded (after a Hong Kong film that featured the street won
a prestigious international film award) and as a result were offered small subsidies for renovations (Ley & Teo,
2014). Conflict between residents and developers, then, is often not about resistance to eviction, but over the

level of compensation they are able to negotiate to upgrade their living conditions.

INSTITUTIONALS OF URBAN DEVELOPMENT AND THE PUBLIC INTEREST

BURSTING THE PROPERTY HEGEMONY BUBBLE

Real estate dominates the economy of Hong Kong to the extent that it has been described as a property state
(Haila, 2000). The root of this regime stems from the ownership of all freehold land in the territory by the
government, a legacy from its colonial history, which grants it huge power over land development (Lai, 1998). It
has managed land allocation through market mechanisms, forming close partnerships with private property
developers, which have allowed the state to manage housing policy effectively, while also generating large public
revenues (La Grange & Pretorius, 2005), and enriching property developers (Ley & Teo, 2014). Property
development is one of the most important sectors in Hong Kong, making up the business activities of four of its
10 largest companies by market value, and the source of wealth for all but three of the 10 richest people in the
territory (Forbes, 2020a, 2020b). Moreover, itis estimated that up to 45-50% of revenues in Hong Kong, including
profits and salaries tax, and building industry stamp duties, are development related (Brown & Loh, 2002, Cullen
& Krever, 2006 cited in Koh et al., 2017).

But the celebrated status of property developers in Hong Kong has more recently been questioned. The
pre-eminence of real estate in the collective consciousness is rooted in its promise to improve the lives of the
people through property ownership (Ip, 2018). This paradigm was shaken during the Asian Financial Crisis of the
late 1990s, during which households plunged into negative equity, yet property developers conspicuously
continued to make huge profits (Ley & Teo, 2014). Their conduct has been further examined as criticism became
more widespread through media scrutiny. Practices, such as price manipulation, and the destruction of
histarically significant buildings (Wong & Ng, 2018, Yung & Chan, 2011), caused public discontent and popular
mobilisations, reactions that would have been unheard of in the past. The image of developers and its leading
figures, such as property tycoon, Li Ka-shing, who had once been idolised as role models of success and hard

work, has been much diminished (Ley & Teo, 2014).

A PUBLIC RAILWAY IN THE PUBLIC INTEREST?
The Mass Transit Railway (MTR) operates Hong Kong's urban railway system. In a densely populated territory,

where the majority of the population relies on public transport—47% of public transport journeys are made on




2.4

the MTR (MTRC, 2019)—the company plays a major role in urban development. This is delivered through the
MTR’s Rail-plus-Property (R+P) model, described extensively by Tang et al. (2004), whereby the capital costs of
rail infrastructure are funded by the development of land surrounding a proposed station. The development
value of the land is captured by the MTR and its partner property developers. The resulting large-scale, integrated
shopping complexes, residential estates, and office towers dramatically transforms a neighbourhood. The MTR
hails this model for delivering world-class public transit, creating vibrant neighbourhoods, conserving open space,
and providing economic opportunities (Leong, 2016). This land development cross-subsidisation has made the
company very profitable—a rarity amongst transit operators in the world—and means that it does not rely on
financial subsidies from the state (Tang, 2009).

However, the granting of development rights at greenfield prices (land valuation based on no
development taking place) by the government to the MTR is considered a form of government subsidy, and
leaves it open to criticism for shielding the MTR from having to bid for leaseholds in the open market (Tang & Lo,
2010). It has also been guestioned whether the MTR, as a state-owned company—the government has a 77%
stake—should bear more responsibility for relieving the chronic housing shortage in Hong Kong (there are no
regulations obliging the MTR to reserve plots for public housing). These calls for social responsibility conflicts
with the profit-seeking mission of the MTR, and further antagonises detractors given the favourable terms that
the company purchases development land (Musil, 2019). Other complaints include fare price increases, which
are met with charges of dereliction of public obligation by a profit-making, public company (Yeung, 2008).

Despite criticisms, the R+P model is held up as best practice for financially viable, urban infrastructure
development (Suzuki et al., 2013). However, even in Hong Kong, it cannot be universally applied. R+P model
development relies on the availability of greenfield land. This is not possible on already developed land, such as

Sai Ying Pun. In these cases, a metro station may be built without the surrounding land development.

. DISCOURSES ON IDENTITY IN HONG KONG

The formation of distinct sets of communitiesin Hong Kong is attributable to many historical corollaries. Perhaps
the most significant of these is the colonial heritage of the territory, which has created and moulded the identities
of two groups studied in this paper, the native Chinese population and the community of expatiates. Since the
transfer of Hong Kong sovereignty to China, the dynamics around the concepts of race and nationality have
shifted as new social, cultural, and political landscapes are shaped around the renegotiation of power and
privilege, driven by the receding legacy of empire to be replaced by native Chinee dispensations (Wang et al.,
2014). However, these conceptions still inform much of the subjectivities around identity for foreign residents in
Hong Kong. The role of whiteness and Britishness as a signifier of privilege among expatriates living in
postcolonial Hong Kong was studied by Leonard (2008, 2010). She revealed the varied discourses that exist
among expiates as they negotiate a changing landscape of power and status relations. Inconsistencies in their
positions are shown as some aim to reject the established narrative of privilege in one instance, yet stake a
position that hinges on the same notion in another:

The interplay of discourses in Tina’s talk reveals a constant, contradictory shifting as she negotiates the

positions available to her. She shows impatience with the stuffiness and inflexibility of the British, and

10




2.5.

simultaneously finds difficulty in not positioning herself as white and British in her intolerance of ‘other

people and ways of working. {Leonard, 2008: 55)

This observation reveals the fluidity of positions accessible to expatriates as they navigate identity
discourse, but ultimately situates them in terms of their “otherness” compared to the populations of their host
country (Leonard, 2010). These positions of privilege tend to result in white expatriates occupying the higher
social strata of their adopted home (Chai & Rogers, 2004).

The identity of the Hong Kong Chinese emerged out of the separation of Hong Kong from China under
colonialism. Chinese cultural heritage influenced by British administration created an identity that was not simply
an amalgamation of these traditions, but something distinct and entirely separate from both (Bond & King, 1985).
Since the resumption of sovereignty by China, the underpinnings of Hong Kong identity have been re-examined
as citizens grapple with the competing forces of a renewed push for closer cultural and political links with the
mainland, and the resulting conflict with its own values that this has created (Enri, 2001). Reaction to this more
assertive stance from leaders to engender greater national pride has been seen in the entrenchment of liberal-
democratic values, such as the rule of law and civil liberties, forming a local political identity in opposition to the
values of the Chinese mainland (Leung & Ngai, 2011).

Cantonese is anather key tenet of the territory’s local identity, being unique from the language of its
former coloniser, and the national language (Lai, 2011), and also serves to differentiate Hong Kong peaple from
other Chinese immigrant groups in the territory, as previously discussed. Efforts during the colonial period to
establish the hegemony of English over Chinese, and the resulting resistance to these policies, shaped a local
identity centred around Cantonese as the language of “Hongkongness” (Tsui, 2013), and English as a language of
business, law, and education, as well as a signifier of its international outlook. The identity formed around
language and hybrid values continues to shape the way Hong Kong people define themselves (Fung, 2001; Tsui,

2013).

SUMMARY

It is clear that the various communities that live in Hong Kong, of which only two are investigated in this paper,
occupy different cultural spaces and have their own priorities. Where this is manifested in the sphere of urban
development has received much media attention (Cheung, 2018; Tsui, 2013), but limited academic inquiry. Yet
the transformations taking place in neighbourhoods such Sai Ying Pun have impacted these communities
asymmetrically. There is no consensus on whether these changes can be described as gentrification in the context
of a society where urban development, as the prevailing impetus for social progress, is presumed to be accepted
even by those being displaced, resulting in an institutional framework geared towards enabling it, despite
questions about the wider costs to society. This paper explores the perspectives of the communities experiencing

the results of institution-driven urban development change.
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3. METHODOLOGY
3.1. SAI YING PUN CASE STUDY

Sai Ying Pun was chosen as the case study for this paper because it is a neighbourhood that has undergone
significant development with the opening of the MTR station in 2015 (Lo, 2018). It has a mixed population of
established local Hong Kong Chinese and more recent arrivals of foreign residents. Because the MTR station was
not built under the R+P model (the station was instead built without the MTR developing the surrounding land),
the neighbourhood has not undergone a wholesale urban transformation characteristic of R+P developments.
This has allowed urban change to proceed more organically without large-scale removals of existing residents.
Map 1 shows the area widely considered to be Sai Ying Pun. The neighbourhood is situated on the
western end of Hong Kong Island at a strategic transit location, which includes direct MTR access to Central,
Admiralty, and Causeway Bay, the main business and shopping districts; proximity to the Western Harbour
Crossing arterial route, providing access to western Hong Kong, including Hong Kong Airport; and proximity to
Hong Kong Macau Ferry Terminal, linking the territory with Macau and mainland China. The core of the
neighbourhood, where much of the development has taken place, is considered for the purposes of the paper
to be the area bounded by Des Voeux Road West and Bonham Road on the north-south axis, and Eastern Street

and Water Street/Western Street on the east-west axis.
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Map 1: Sai Ying Pun neighbourhood map (source: OpenStreetMap contributors, adapted by author)

The topography of the neighbourhood is flat terrain from the northern shore until Queen’s Road West

at which point there is a continuous steep incline that defines the main characteristic of the neighbourhood. The
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core area is traversed by a grid of narrow roads running up, and parallel with, the hill (Picture 2 shows an
example), with some portions pedestrianised (marked in yellow on Map 1), including the section of Centre Street
between Second Street and Bonham Road. A noteworthy intervention is the Centre Street escalator, built in 2013,
between High Street and Bonham Road, which transverses a particularly steep section of the hill. The highest
concentration of recent commercial development has occurred on the section of High Street between Western
Street and Centre Street. Several recently built high-end residential estate are shown (the oldest was built in
2009), to give context to the scale of development; as well as the two neighbourhood markets that primarily

serve the working-class population. High volumes of people and traffic are common during most parts of the day

in Sai Ying Pun.
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Picture 2: Busy junction at the foot of the hill at Queen’s Road West (source: Patrick Liu, 2020)

3.2. FIELDWORK
3.2.1. QUANTITATIVE RESIDENTS SURVEY

To gain insights on the views of residents of Sai Ying Pun, a structured questionnaire was conducted. An online
survey was chosen to obviate the need to conduct personal interviews, which was important for the
minimalisation of risk owing to Covid-19 concerns. An online survey provided the further advantage compared
with personal interviews of allowing the fieldwork period to extend beyond the author’s visit to Hong Kong, and
thereby maximising the potential number of completions. Finally, the quantitative nature of the residents survey
lends itself to the medium of a non-interviewer administered survey where elaboration of responses and
exploration of themes of a qualitative nature are not the primary object (McGivern, 2009). It was important to
offer both Chinese and English versions of the questionnaire to allow respondents to answer the survey in the
language they are most comfortable using in order to ensure the fidelity of their feedback.

Interviewees were sourced by snowball sampling, starting from the author’s own connections in Hong
Kong, and from social media, in particular a Sai Ying Pun residents’ group on Facebook. It was recognised that
these sampling methods may produce to bias in the respondent profile towards those who were younger,
particularly engaged in community life (engaged enough to join a Facebook group), and English speaking (the

Facebook group, as well as the author's contacts, mainly use English). Therefore, mail drops were also carried
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out in order to capture a wider demographic of respondents. Invitation letters with a survey link, in both English
and Chinese, were deposited in letterboxes of residential towers in Sai Ying Pun.

The fieldwork period was between 15 July and 5 August 2020. Table 3 shows the final sample sizes and
main subgroup criteria. The two themes explored for subgroup analysis were, length of residency and
native/non-native status. The opening of the MTR station in March 2015 was selected as the cut-off for residency
length because the arrival of the MTR was the catalyst for the rapid development of the neighbourhood. Though
itis acknowledged that development occurred before this point, it accelerated with the start of rail operations.
Moreover, it was decided that selecting a point that had resonance with respondents and that could easily be
recalled was sensible for data gathering practicalities. Primary spoken language and Hong Kong permanent
residency (HKPR) status were utilised as a proxy to differentiate the cultural subgroups discussed in the literature
review. Those who speak Cantonese as a primary language form one subgroup that represents “native residents”
who had spent most of their lives in Hong Kong (all of these respondents also held HKPR). Non-Chinese speakers
(as a primary language) make up another subgroup of people that represent skilled foreign workers, commonly
called “expats”. Though far from a perfect term, for the purposes of simple nomenclature, this subgroup is
referred as “Western residents” or “Westerners” in this paper.! These terms are potentially problematic as a
broad categorisation that are susceptible to interpretation (Lalonde et al., 2013), but they are generally

understood and accepted in Hong Kong.

Selection criteria Completion count

All respondents Currently living and/or working in Sai Ying Pun 91

Long-term residents

have lived/worked before MTR opening 41

Recent residents ...have lived/worked after MTR opening
Native residents ...primarily speaks Cantonese AND has HKPR 17
Western residents ...primarily speaks a non-Chinese language 71

Table 3: Quantitative survey: respondent summary and subgroups

The survey asked respondents about their perceptions of various aspects of the urban form of Sai Ying
Pun, including walkability, access to open spaces, and safety, as well as their overall feeling towards the
neighbourhood. The guestions are posed in the form a 5-point scale comparing Sai Ying Pun as it is today with
how it was before the MTR opened (for long term-residents), or with where they had previously lived or
considered living (for recent residents). Simple analysis was conducted and is shown on all displayed charts: net
favourability (ratings of 4 and 5), net unfavourability (ratings of 1 and 2), and mean score (3.0 indicating neutral
overall favourability). A limited number of open-ended questions were also asked of respondents, inviting them

to elaborate on some of their responses to certain questions, as well as a general question allowing for any

1 A caveat must be inserted to state that the communities that these groupings represent are not mutually exclusive. A native Cantonese
speaker can be assimilated into the Western community and may easily code-switch (culturally and linguistically) between them, and vice
versa. The use of primary spoken language as a discriminator between these communities is clumsy but is the least-worst option for the
purposes of this paper. It is also noted that HKPR does not indicate that a resident was born in Hong Kong. It is likely that most Westerners
with HKPR have been naturalised after living in the territory for seven consecutive years.
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3.2.2.

3.23.

additional comments on topics not covered in the survey. These questions were manually coded with a code

frame built up inductively. The questionnaire is shown in Appendix 1.

IN-DEPTH EXPERT INTERVIEWS

In-depth interviews were conducted with two experts: the local council representative of Sai Ying Pun, District
Councillor Napo Wong, and an estate agent, Houer Cheung, who has extensive experience of the property market
in the Sai Ying Pun area. They are current and former residents of Sai Ying Pun, respectively. These interviews
were semi-structured and conducted in person. This allowed for an interactive exploration of key topics, while
providing the flexibility to expand and elaborate on specific points of interest that arise during the discussion,
including unexpected themes that may occasionally emerge. Each interview lasted for around 90 minutes. Talking
points concerned each expert's area of expertise, as well as their own personal experiences as current/former
residents of Sai Ying Pun. The interviews were conducted at the constituency office of Napo Wong and at a coffee
shop in Hong Kong with Houer Cheung. For clarity of understanding, these interviewees will hereafter be referred

to as District Councillor and Estate Agent.

QUALITATIVE SHOPKEEPERS SURVEY

The perspectives of local business owners were explored through semi-structured qualitative interviews of
Chinese-owned businesses. Shops were selected in the core area of Sai Ying Pun and were conducted on-
premises in Cantonese. The assignment of these businesses as representative of the native community was
established by evaluating the store (predominantly Chinese signage, a clear local “look” to the shop) and asking
shopkeepers whether their main customer base were local Chinese and whether they conducted business mainly
in Cantonese. A semi-structured format was used to obtain richer, qualitative data from shopkeepers. Individual
interviews were not as in-depth as the expert interviews, typically lasting 20 minutes in order to be able to
conduct several of these interviews, and also in consideration of shopkeepers’ time. Profiles of the shopkeepers

are given in Table 4.

Profile Business, years of operation

Shopkeeper A Female, ~40, worker, non-resident  Laundrette, ~1 year

Shopkeeper B Male, ~45, owner, non-resident Florist, ~1 year

Frozen meat shop, 1 week (but has been operating

Shapkeeper C Male, “50, owner, resident another shop in Sai Ying Pun for >20 years)
Shopkeeper D Male, ~45, worker, resident Hardware store, >20 years

Shopkeeper E Female, ~75, owner, resident Restaurant, 26 years

shopkeeper F Female, ~80, owner, resident Vegetable stall in the Sai Ying Pun wet market, ~60

years

Table 4: Qualitative survey: shopkeeper profiles
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3.3.

3.4

LIMITATIONS

The quantitative survey was not randomly sampled, and while it is not intended to be representative, it is
acknowledged that the number of native residents is under-represented. For this reason, detailed subgroup
analysis was not done conducted, as originally intended, and insights should instead be treated as exploratory.
The intention was to mitigate this shortcoming by targeting native residents with on-street, personal interviews.
However, fieldwork took place during the global Covid-19 pandemic, during which time Hong Kong was placed
under prevention controls. It was decided to forego this stage as a result. Planned interviews with Western
shopkeepers were similarly cancelled. As a result, gaining a fuller picture from the perspectives of business
owners was not possible.

It is also recognised that the views of shopkeepersin this survey do not reflect the experience of all local,
Chinese-owned businesses in Sai Ying Pun by nature of the existence of their businesses as going concerns.
Businesses that have closed down as a result of development would provide invaluable insight, but it was not
possible to find this kind of respondent. Finally, it should also be noted that the views of the experts are their

own and do not necessarily reflect the consensus of their respective professions.

ETHICS

Throughout the research process all ethical considerations were adhered to. The experts interviewed gave their
informed consent to be named in this paper, and for their interviews to be recorded for use only for research
purposes. For other interviews, apart from broad demographic information, no personal information was
gathered from respondents that could allow them to be identified. A copy of the Information Sheet and Informed

Consent Form is given in Appendix 2, and the Risk Assessment Form is in Appendix 3.
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4. RESULTS AND ANALYSIS

4.1. THE SHAPE OF DEVELOPMENT IN SAI YING PUN
4.1.1. WHAT DO PEOPLE THINK ABOUT HOW SAI YING PUN HAS DEVELOPED?

Much of the character of Sai Ying Pun is shaped by the urban landscape defined by its physical features.
Experiences of the neighbourhood are informed by the historic, narrow roads set on the hilly landscape. Many
residents (41%) had favourable views on walkability (Chart 5). The most cited reasons for thisinclude comments
about the street layout (narrow roads, pedestrianisation of some streets, well connected streets). But for the
minority of residents (21%) who had an unfavourable attitude, the same narrow roads reduced walkability
because they are more susceptible to crowding, as did the steep terrain of Sai Ying Pun, which was commonly
mentioned. This density problem is mitigated somewhat by Sai Ying Pun MTR station, which offers an alternative
way to navigate the area. Many residents mention cutting through the station as a means to avoid walking on
the streets above. The public subways within the MTR station are air conditioned, offering a respite to the usually
humid Hong Kong climate, and eliminates the need to walk up steep inclines (the station is deep underground
with lift-accessible exits at various points on the hill, making it possible to traverse the area without negotiating
the hills). Some residents also cite the Centre Street public escalator as enhancing walkability and relieving the
problem of the steep gradient.

Attitudes about open spaces is mixed. Residents are ambivalent about the provision of open spaces in
Sai Ying Pun, with similar numbers expressing positive and negative views (Chart 6). Given the high population
density of Hong Kong in general, there is no great expectation of generous amounts of public spaces. It is possible
that residents appreciate the limited public space that exists in the core area— Shopkeeper D mentioned that he
approved of the local parks being upgraded over the past few years—but are put off by the inaccessibility of
larger parks. Sun Yat Sen Memorial Park, the largest park local park, which contains a public swimming pool and

sports centre, is not easily reached and involves a circuitous walk across a footbridge over a multilane

carriageway (Connaught Road West).
More More
walkable Net open space Net
(5) favourable (5) favourable

19%

36%
38% Net Net
unfavourable unfavourable

Less Less 16%
walkable 13% 21% open space 29%

T m
ALL RESIDENTS ALL RESIDENTS
Mean Mean
34 n: 91 31 n: 91

Chart 5: Perceptions of walkability Chart 6: Perceptions of open space
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Safety is cited as an important aspect of neighbourhoods by Forrest et al. {2002), but residents of Sai
Ying Pun appear to have few concerns, and it is not mentioned as a distinguishing characteristic of the
neighbourhood. Only 4% of residents feel negatively about safety, while most (65%) are neutral and feel that the
neighbourhood safety is unchanged, or the same as where they previously lived (Chart 7). Those who moved into
Sai Ying Pun after the MTR opened are more likely to cite in improvement in safety (48% compared with 10% for
long-term residents), while long-term residents predominantly mention safety levels are unchanged (85%),
which suggests that despite the rapid development of the neighbourhood, feelings of safety are not a concern
for residents, and that Sai Ying Pun is generally seen as a safer neighbourhood than those that newer residents
have moved from. Feelings of safety for those who did mention they felt safer mostly derived from community
factors—living in a neighbourhood with people who are friendly, helpful, or like-minded, the absence of

undesirable people, and the amount of people (Chart 8).

v .
safe Net Net Net

(5) 15% favourable favourable favourable
-
85%
B5% Net Net Net
unfavourable unfavourable 48% unfavourable
safe
(1) e
ALL RESIDENTS Long-term residents Recent residents
n:91 n:41 n:so
Figure 7: Perceptions of safety
Fewer undesirable people _ 18%
! peop Example codes:
- Neighbourhood feel
Wealthier / Better people or shops _ 18% - Community mix
- Friendly
Police station nearby _ 14%
n:2g

Figure 8: Reasons given for feeling more safe

Overall, residents feel very favourably towards Sai Ying Pun (70% feel positive compared with 10% who
had a negative view) as shown in Chart 9. This sentimentis echoed by the District Councillor and the Estate Agent
when they were asked about their feelings in general terms about the neighbourhood. The most mentioned

positive features that define Sai Ying Pun are its convenience in terms of travelling to other parts of Hong Kong,
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the range of shops and restaurants that suit residents, and the vibrancy of the neighbourhood (Chart 10).
Attitudes towards convenience are stronger amongst long-term residents, who are much more likely to mention
that ease of travel to other parts of Hong Kong has improved, compared with recent residents, saying that Sai
Ying Pun was more convenient compared with other parts of Hong Kong (90% and 72% respectively) (Chart 11).
This may be expected because long-term residents are likely to clearly remember the transport situation before
the MTR opened in Sai Ying Pun, and newer residents, prompted to move to the area by the presence of an MTR
station, may tend to consider convenience of travel a prerequisite condition and therefore less likely to explicitly
mention it. The vibrancy of the neighbourhood and residents’ feelings of having spaces and people that suit their

lifestyle will be discussed further in the following sections.

Positive

feeling Net Convenient for travel _ 81%
[5] favoumble The shops and restaurants suit
my lifestyle
NS—— -
37% The community of peaple in
Net this area suits me - 2%
unfavourable The neighbaurhaad is safe - 19%
Negative 20%
feeling Many things ta do . 12%
() 10% B -~
d .
ALL RESIDENTS Good investment opportunities
n:91 n:91
Chart 9: Overall feelings towards Sai Ying Pun Chart 10: Top positive attributes of Sai Ying Pun
Easier
for travel Net Net Net
(5) favourable favourable favourable
30%
211 Net Net Net
2 unfavourable unfavourable unfavourable
Harder 18%
(1) 7% 2% 0%
ALL RESIDENTS Long-term residents Recent residents

n: 91

Chart 11: Perceptions of ease of travel to other parts of Hong Kong

n:41 n:so

The most mentioned negative attributes of Sai Ying Pun are concerns over affordability (both housing
costs and daily expenses), the amount of people, and the pollution levels (Chart 12). This trend mirrors the wider
concerns of Hong Kong residents as a whole, suggesting that Sai Ying Pun residents are not unique in this respect
among the wider community of the territory. Certainly, the crowding concerns already discussed contribute to

the pollution problem (in addition to the presence of air conditioning units in almost every household). Both the
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District Councillor and Estate Agent also highlighted pollution and hygiene concerns when asked about the
biggest problems the neighbourhood faces. The concern over air quality is in line with the observations of Forrest
et al. (2002). Hong Kong has among the most expensive housing costs in the world (Reid etal., 2019). It currently
faces a shortage of housing stock (Huang et al., 2015) and given the dominance of property in the Hong Kong
psyche, anxiety over housing affordability is not unexpected. Chart 13 shows the comparison in attitudes of
housing affordability between long-term and newer residents. Almost all long-term residents (95%) stated that
housing affordability had decreased, reflecting the rapid development of Sai Ying Pun over the past few years.
More recent residents are more diverse in their views (a mean score of 2.6 showing a slight skew towards
deteriorating affordability) suggesting that is not generally seen as being prohibitively expensive to live in terms
of housing costs compared with similar neighbourhoods. This assessment is affirmed by the feedback from local
businesses. Shopkeepers C and D describe tenfold increases in their rent levels, while Shopkeeper B, who
operates several stores on Hong Kong Island, said that the primary reason for his opening a Sai Ying Pun store
was the reasonable rent levels. If this were to change in the future, he would reconsider his options. Similar
affordability concerns were also observed when residents were asked about daily expenses (Chart 14),

confirming a trend of general price increase in Sai Ying Pun since the opening of the MTR station.

Housing costs not affordable

Goods and services not -
affordable 4%
There are too many people in -

Sai Ying Pun 36%

wigh rottion [N 30%

The shopsand restaurants do .
not suit my lifestyle 12%

The community of people in this
4%
area does not suit me

The neighbourhood is not safe | 1%

oot [ 16%
n: 91

Chart 12: Top negative attributes of Sai Ying Pun
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Chart 13: Perceptions of housing affordability
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ALL RESIDENTS Long-term residents Recent residents

n: 91

Chart 14: Perceptions of daily affordability

n:41 n:so

. HAS THE DEVELOPMENT OF SAI YING PUN BEEN PERCEIVED AS A SUCCESS?

When asked on his evaluation over the last couple of years of rapid development in Sai Ying Pun, the District
Councillor expressed a positive assessment. He explained that there were some initial concerns about
gentrification that might result from the MTR station opening, but as it transpired, the result was not as severe
as feared. A similar outlook was expressed concerning the rising housing costs that have accompanied the
development of the neighbourhood: it is to be expected and is tolerable. He believes that the much of the
community that existed before the development, catalysed by the MTR opening, is intact and speaks
phlegmatically about the inevitability of rent increases caused by affluent new residents who work in nearby
Central and Admiralty (the business districts) moving to Sai Ying Pun.

A further explanation was also offered: lower levels of inequality in Sai Ying Pun compared with other
areas that have experienced rapid development was mentioned as a possible reason why the neighbourhood is
perceived to have been spared the worst effects of gentrification. Sai Ying Pun is regarded by several shopkeepers
as middle class (Shopkeeper C specifically mentioned shoppers from nearby Mid-Levels, an affluent residential

area, as evidence of this). The absence of public housing estates, being an indicator of poorer social status, in Sai
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Ying Pun was mentioned by the Estate Agent, in reference to the middle-class nature of the area. It is possible
that the relatively low numbers of poorer residents mean that the largely middle-class population have been
able to better cope with the rising property prices as they are at less risk of being displaced. The smaller
differences in social class may mean the conflict between residents has been better avoided.

The positive assessment of development is also informed by the form of urban change that Sai Ying Pun
has experienced. The District Councillor explained that the development of the neighbourhood has progressed
in an incremental way, so that while much change has occurred over time, it has happened without any sudden
changes in the urban landscape. Thisis in contrast to other MTR station projects, which are usually part of large-
scale R+P developments that include residential estates, office space, and shopping centres. This was not the
case in Sai Ying Pun since the R+P model was not applied.

The District Councillor explained that building a shopping centre would not have benefited Sai Ying Pun
because it would threaten the vibrancy of the neighbourhood. Sai Ying Pun is defined by its small shops and
restaurants that sell a variety of goods, which would have been diluted by a large retail development. He added
that shopping malls in Central and Causeway Bay are easily accessible. This view of Sai Ying Pun having preserved
its character is echoed by many residents, as captured by a long-term resident: “| love that despite the changes,
it still retains much of its old charm.” The neighbourhood is also seen as self-sufficient, with only 10% of residents
(Chart 15) feeling that they need to travel outside the area to access services or leisure (shopping, eating out,
parks, libraries, etc.) A majority of residents (66%) have a favourable view on the variety of shops and restaurants
(Chart 16). This opinion is stronger amongst long-term residents (80%), which may suggest that recent

development has beneficially contributed to the vibrancy and urban character of Sai Ying Pun.

More
need to travel Net
(5) more need
41%
25% Net
less need
Less 49%
need to travel
(1)
ALL RESIDENTS

n: 91

Chart 15: Perceptions of the need to travel to other parts of Hong Kong
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Chart 16: Perceptions of the variety of shops

II'IIII
n:a1 n:so

The feeling that Sai Ying Pun has become a neighbourhood that attracts visitors was voiced by some
residents surveyed: “There are now more ‘trademark’ venues in SYP in which people living outside SYP would
come to visit.” Concurrent with this aspect of development is the accompanying fear by others that Sai Ying Pun
is in danger of becoming a victim of its own success, as expressed by one long-term resident: “Smaller Mom &
Pop shops are forced out and replaced with westernised shops and restaurants. House rents have also gone up,
forcing people to move. SYP is now becoming like Soho unfortunately.”

However, the District Councillor is optimistic about the future of Sai Ying Pun based on his experience
of the course of its present development. He defines success as continuing the gradual and incremental changes
that have brought increased prosperity to the neighbourhood he represents. Sixty-five percent of residents with
Hong Kong permanent residency (therefore less likely to be temporary workers) foresee themselves staying in
Sai Ying Pun in five years’ time (Chart 17). The main reasons given for staying in the neighbourhood is that the
area is vibrant, has a community life, and is peaceful (Chart 18). The high mentions of vibrancy suggest that fears
about a dilution of the neighbourhood character is, for now, a minarity concern, as summed up by a resident:
“To me, Sai Ying Pun is at a perfect balance right now, with a vibrant mix of (traditional) local businesses and

residents, and more Western businesses. | hope this mix will be maintained.”
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Chart 17: Likelihood to stay in Sai Ying Pun Chart 18: Reasons for staying in Sai Ying Pun

COMMUNITY LIFE

SENSE OF COMMUNITY

Sai Ying Pun residents generally feel favourable towards the community in their neighbourhood. When asked,
54% of residents stated that the sense of community had grown stronger or was better than where they used to
live (Chart 19). Those who had more recently moved to the neighbourhood had stronger feelings towards the
community (62% felt it was better than their previous neighbourhood), suggesting that residents may be moving
to Sai Ying Pun for the community life. For long-term residents, this was certainly a significant reason for their
planning to continue to live there, with 57% of mentions (Chart 18). Unsurprisingly, the most cited reasons
amongst those with favourable views were related to people (Chart 20). The deep community links that long-
term residents have are evidenced by several of the shopkeepers interviewed. Of the shopkeepers who also lived
in the neighbourhood, most had lived there for most of their lives. They also attest that significant numbers of
their customers are local residents who have also lived in the area for a long time, with whom they are very
familiar. The District Councillor, who has lived in the neighbourhood for 20 years, revealed that the tendency of
residents is to stay in Sai Ying Pun. Mobility often happens internally, with his childhood friends’ experiences
cited as an example. He explained that as people became more affluent, they often chose to move within Sai
Ying Pun or otherwise return after living elsewhere. For example, second generation family members living on
Des Voeux Road West may later move up the hill to the more affluent High Street, as their means allow. In this

way, they maintain their community link as they achieve social maobility.
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Chart 19: Perceptions of sense of community
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Chart 20: Reasons for favourable sense of community

4.2.2. THE EMERGENCE OF TWO COMMUNITIES

Sai Ying Pun before the rapid development brought about by the MTR station opening was mostly populated
with local Cantonese Chinese. The Estate Agent describes how 20 years ago, when the neighbourhood was a
backwater, it would have been very surprising to encounter an English speaker in Sai Ying Pun. Today, this group
of residents make up a very significant part of the community. She notes the generational gap that exists among
the local Cantonese residents: younger people, who can speak English at varying levels of proficiency, are able
to adapt to this new environment, while older residents, representing a more traditional side of Hong Kong, may
have difficulty negotiating the changed spaces that have now become unfamiliar to them, and with a community
that is culturally almost alien.

Owing to the limited sample size of speakers of Cantonese as a primary language in the quantitative
survey (17 respondents), detailed analysis was not conducted on this subgroup. However, the findings are worthy
of limited inquiry as clear disparities emerge between the two community groups that reveal a compelling
narrative. In general, the native Cantonese population tended to express weaker positive sentiments compared
with their Western counterparts on a range of attributes, including feelings towards development in Sai Ying Pun,

a sense of community, and the variety of shops. They are also more likely to mention that the shops and
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restaurants in the neighbourhood do not suit their lifestyle. These observations together build a picture of a
community that is potentially less satisfied with their circumstances in Sai Ying Pun and whose needs are not
fully fulfilled. When asked about their future plans in Sai Ying Pun however, this group is most likely to state that
they will stay. This result probably reflects the reality of this community’s deeper links to the neighbourhood,
and contrasts with the plans of Westerners, who are more mobile, being made up largely of residents of foreign
extraction.

The experiences of shopkeepers surveyed attests to this interpretation, with most having lived and
worked in the neighbourhood for a very long time— Shopkeeper F has operated her vegetable stall for over 60
years; Shopkeeper E has ran her restaurant for 26 years; and Shopkeepers C and D have both worked in their
shops for over 20 years. The exception is Shopkeeper B, who has few links to the neighbourhood. It is the strong
connection that they have with their neighbours and their neighbourhood that motivate them to remain, as well
as the inertia of not knowing how to do things any other way, despite the hardships that they have encountered.
For example, Shopkeepers € and D are able to absorb the tenfold rent increases by increasing their prices, but
also because of the increased business brought in by new residents (though some noted the increased
competition from new shops opening to capture the higher footfall). Most of them say that their customer profile
has remained the same despite the influx of Westerners in the neighbourhood—Cantonese clients who live
locally. Only Shopkeepers B and E report serving other types of customers regularly: B, a florist, says he
occasionally gets Western customers; and E, a restaurateur, proudly describes receiving customers from other
parts of Hong Kong because her restaurant is featured in the Michelin Guide, but these customers are usually
other Cantonese Hong Kong people, and not Westerners.

These local businesses cater almost exclusively to a local Cantonese customer base without attempting
to accommodate Western clients. For example, it was observed in the hardware store and the vegetable stall
that signage was displayed in Chinese only; the other shops had rudimentary English signage at best. However,
itis unfair to conclude that this stance only applies to this community; is also paralleled in opposite circumstances
and it is not uncommon to encounter English only signage and non-Chinese speaking staff when patronising one
of the newer businesses on High Street. Picture 21 shows the contrast in store fronts for businesses catering for
the Cantonese and Western customers. Even amongst the Western population, an emerging sentiment may be
perceived of residents desiring to create a distinct identity separate from other communities, as expressed by
one resident: “Feels like there is a sense of pride among expats living in SYP that’s they’ve broken out or avoided
the obvious/overdone mid-levels zone.”

Thus, a picture emerges of two communities existing alongside each other in the same neighbourhood,
but with limited interaction. There is no hint of any sort of conflict between these communities, however. This
suggestion was flatly rejected by both the District Councillor and the Estate Agent when indicated. There were
also no comments that alluded to antipathy towards other residents. Given Hong Kong's history as a colony and

its current status as an international business hub, mixed communities has become part of its identity.
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Picture 21: Contrasting storefronts of Chinese-owned and Western-owned businesses (source: author, 2020)

. ATTITUDES TO DEVELOPMENT

The perceptions of development and change in the Hong Kong mindset discussed in the literature review is borne
out in the feedback of interviewees, where is sense of sanguinity prevails about the significant changes that have
affected their lives. A lack of sentimentality is detected in the outlook of the Estate Agent despite her having
grown up in Sai Ying Pun, but which is perhaps not surprising given her profession. She says it is a “shame” that
the old urban landscape including some historic buildings is being replaced by new residential estates but
concludes that “that is life”. In a similar vein, the District Councillor readily accepts the dramatic changes to the
social makeup of the neighbourhood because the displacement of the existing population has been fairly limited
and, of the steep rent increases because they are perceived to be commensurate with the neighbourhood’s
upgraded status, which has benefited society as a whole.

Discussing the theme of property development as a route to achieve upwards mobility, the Estate Agent
explained that Sai Ying Pun is a good entry point into the property market because it still has a healthy stock of
old buildings with potential to be redeveloped. She observes that remaining pockets of traditional old buildings
on High Street, the focal point of regeneration, are already being snapped up. Expanding further, she explained
that investment decisions are made with the expectation factored in of continuous development of the
surrounding buildings. For example, a property which may presently offer good views will not be assumed to
maintain that view and that eventually it will be blocked as new buildings will inevitably be built in front of it.
This pricing-in of the impermanence of the urban surrounding is a fitting encapsulation of the rationalistic and
unsentimental mentality of Hong Kong property buyers.

The Estate Agent also revealed the powerlessness of those residents resisting redevelopment. Though
many residents are eager to receive a good offer to be bought out of their home, those who do not wish to vacate
have few options for recourse. She explained that while there are public consultation sessions and avenues to
protest removals, most people do not believe that they will be successful in their petitions. She alludes to these
actions as little more than public relation exercises designed to project an impression of public engagement that

in actuality conceal a fait accompli. She added that the regulatory framework is overly accommodating to allow
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urban change, such as a planning approvals process that usually favours developers, and the difficulty in
obtaining protected status for historically significant buildings. These narratives of the Estate Agent concur with
well-known accounts of resistance explored in the literature review and reinforces the emphasis on progress in
the Hong Kong collective mentality, even in the face of opposition. She succinctly summarises this materialism:
“If you have money, you will make it.”

It can be observed that this development-minded culture contrasts with the sentiments of residents
who appreciate the mixed character of Sai Ying Pun, which includes the community as well as the urban
landscape, as exclaimed by one: “Love SYP. Mixture of old and new culture. Treasure the old buildings too.” The
future trajectory of development in Sai Ying Pun will determine whether this tension between these opposing

values can be resolved.

PERCEPTIONS OF KEY INSTITUTIONS IN DEVELOPMENT

Both the District Councillor and the Estate Agent acknowledge the difficultly of providing services in a densely
populated neighbourhood limited in space. They praise the visible facilities such as the Centre Street escalator,
which eases the journey up a steep hill (Picture 22), and public parks and sitting-out areas in the core of the
neighbourhood. The District Councillor also points to the large Sun Yat Sen Memorial Park and promenade near
the waterfront, as well as proposed public projects in nearby Kennedy Town, as key facilities that benefit the
community life of residents. But conflicts of interest concerns were raised by the Estate Agent over large
residential development projects. The social responsibility of providing services to the community are not being
optimised she claims. She mentions the construction of Island Crest, a recently built high-end private housing
estate, as one of the last plots of large-scale land that could have been used to build a shopping centre. In her
view, the pro-development bias of the government meant that more profitable housing was built, at the expense
of facilities that would have benefited the wider community. While this opinion of the utility of a shopping centre
is disputed by other interviewees, the idea that the public interest is being compromised by the government,

under influence of the property developers has resonance, and hints at the diminished esteem that developers

are held and the impact of their closeness to government on policymaking.
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Picture 22: Centre Street escalator (source: Patrick Liu, 2020)

It does not follow however that property developers are perceived as malevolent. Both the Estate Agent
and the District Councillor independently mentioned the beneficial role they played in regenerating the
neighbourhood. They point to the network of alleyways south of Queen’s Road West that used to be run-down
but have since been beautified with the demolition and reconstruction of adjacent buildings. Murals have been
painted on the walls, the streetscape has been cleaned up, bans against fly-tipping have been enacted, and public
parks have been built (Picture 23). These upgraded spaces are the outcome of developers’ direct action, as well

as the pressure they put on the government to facilitate and execute urban improvement.

Picture 23: Mural in beautified alleyway (source: Patrick Liu, 2020)

In a similar way, the MTR is generally perceived favourably. In its capacity as a transport company the
District Councillor praises its rolein providing appropriate transport solutions. In the case of Sai Ying Pun station,
he has stated his approval of the neighbourhood’s development outcome through incremental changes, but it is
worth noting that the construction of Sai Ying Pun station was not part of a wider large-scale property
development. The District Councillor, at another point in the interview, mentioned West Kowloon as an example
of an area that has suffered negative impacts of urban renewal. While the MTR R+P model was not discussed
during the interview, it is interesting to highlight his unprompted comparisons between the development
experiences of Sai Ying Pun, whose MTR station was not built under the R+P model and which has undergone
more organic urban change, with more dramatic upheavals that characterise other MTR developments, with
West Kowloon being an example of a major R+P project. He cites the large-scale deracination of residents and
small businesses in that area as the main negative impact of urban renewal. The conflict of interest over the
MTR’s public housing provision responsibility explored in the literature review was surprisingly not mentioned
by any interviewee. The relative paucity of public housing in Sai Ying Pun may provide an explanation for this
observation, relegating an otherwise pressing public concern to a marginal issue for residents and stakeholders

in Sai Ying Pun.

29




A final observation is made concerning the conflict between the needs of a specific community and the
wider needs of Hong Kong as a whole. This is evidenced by the resistance of the District Councillor to the planned
construction of major infrastructure near Sai Ying Pun to support a proposed large-scale housebuilding project.
This would involve the construction of tunnels and bridges near Sai Ying Pun to provide transport links. The
objections concern the impact on Sai Ying Pun from this infrastructure construction as well as the high cost of
the megaproject in general to Hong Kong as a whole. Further discussion would be constructive on whether a
concord can be achieved between addressing the wider problems facing Hong Kong, such as the housing shortage,

and the desires and needs at the neighbourhood level.
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5. CONCLUSION

This dissertation investigated the social impacts of urban development from the perspectives of residents and
key stakeholders in Sai Ying Pun, a neighbourhood that has undergone a dramatic urban transformation. The
relative scarcity of academic inquiry at this juncture between institution-led urban change and community
dynamics in a development-dominant society such as Hong Kong justified this study. Three overall themes
comprised this research. The first theme explored Sai Ying Pun residents’ perspectives on their neighbourhood,
and the how its development has played out. Their concerns about the neighbourhood are broadly in line with
those of Hong Kong in general, with affordability, crowdedness, and pollution levels the most mentioned
attributes. Convenience for travel is another defining attribute and is perhaps its most significant characteristic
given that the opening of a new metro station was the catalyst for Sai Ying Pun’s development, and the impetus
for the influx of new residents. The vibrancy of the neighbourhood and the mix of small shops and restaurants
are frequently mentioned as other features. Residents are satisfied overall with Sai Ying Pun for providing most
of their needs and many do not see a need to travel to other parts of Hong Kong. In fact, it has become a
neighbourhood that attracts visitors from other parts of the territory. However, there is a danger that arrivals of
large numbers of residents and visitors will cause the dilution of the character of the neighbourhood and some
residents feel that it is at risk of losing its uniqueness through overdevelopment.

The inevitability of urban development in the mindset of Hong Kong Chinese people is reflected in the
ready acceptance of the dramatic changes that have happened in Sai Ying Pun by local Cantonese shopkeepers
and the experts interviewed. In this conception, displacement is viewed as a vehicle for upwards social mobility,
and in this pursuit, there is a distinct lack of nostalgia about the loss of urban heritage. This outlook is in contrast
to models of development in the West, which views displacement as a largely undesirable outcome. This is a
rather practical and pragmatic attitude in keeping with the materialism that Cantonese people are known for
(Lau, 1982). A reason for this accommodating attitude of native Hong Kong residents is perhaps due to the
organic way that the development took place, and that the negative impacts were not as bad as initially
anticipated.

The second theme investigated the way that urban development affected the studied two communities:
native Chinese residents, and Western residents. A strong sense of community prevailed in both groups surveyed,
but the most salient feature was that these strong community feelings are mostly felt within their own
communities, with limited interaction between them. This lack of integration was not perceived to be
problematic however, and there was no sense of any community tensions, which is likely a result of Hong Kong’s
histary of exposure to foreign influences and Western culture.

The insular instincts of native residents may be a manifestation of the utilitarianistic familism of Hong
Kong Chinese that promote familial bonds over those of the wider saciety as well as a suspicion of outsiders (Lau,
1982). For Westerners, as may be the case for any group that does the gentrifying, the charms of Sai Ying Pun
are valued by the newcomers in their appreciation of the old shopfronts, established communities, and the sense
of authenticity that these are associated with. But this association acts like a social wallpaper (Butler, 2003)—

appreciation at a distance but without any interest in interaction or integration.
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Another noteworthy observation is the asymmetry of sentiment in feelings towards the neighbourhood
between the communities, with native residents feeling generally less positive towards Sai Ying Pun and its urban
transformation. Gentrification without physical displacement has been shown to adversely affect those who
manage stayin place, who end up feeling a sense of a loss of place as their neighbourhood changes around them
(Shaw and Hagemans, 2015). Though more research is needed to determine whether this finding is reflective of
a real deterioration of attitudes among native residents, it may be indicative of a neighbourhood that is less able
to fulfil the needs of one of its communities.

The final theme explored how the key drivers of development: the government, property developers
and the MTR, are perceived. The general response among the experts interviewed were positive towards these
institutions. They are sympathetic to the difficulties of developing an older neighbourhood that lacks space for
expansion and recognise the positive contributions of developers in improving the urban landscape of the
surrounding area of their developments. Sai Ying Pun is notable for having little public housing, of which Hong
Kong is facing a shortage, and it may be worthwhile to further investigate whether opinions may be less
accommodating if it were suggested that more public housing should be built in the neighbourhood. The failure
of the MTR to take on any obligation for public housing provision has been a source of criticism, yet absent from
any feedback from any respondent in this study. In contrast to the dearth of public housing is the glut of high-
end private estates (Map 1 shows some notable ones). This imbalance may be symptomatic of a preference in
the institutions of Hong Kong to prioritise lucrative developments. Whether intended or not, this is the outcome
of a government-developer arrangement that exists in Hong Kong that favours state-led gentrification (La Grange
& Pretorius, 2016; Qian & Yin, 2018) at the expense of lower-income residents.

The drive for development over other priorities has had other undesirable consequences, such as the
relative powerlessness of those who challenge the orthodoxy of the property hegemony by choosing not to
vacate their property. Procedures meant to ensure due process in mediating disputes and settling differences
are seen as tokenistic, designed to bestow legitimacy to decisions already made. Overall, the workings of the
property market in Hong Kong create outcomes that seem to be well described by processes of gentrification.
Although it works under different assumptions, one based on the narrative that development and displacement
will bring beneficial outcomes for all, under closer scrutiny, a familiar pattern of winners and losers emerges.

The themes covered in this dissertation give an overview of the broad strokes of the shape of urban
development in Hong Kong as seen from the perspectives of two major communities. It has highlighted the
asymmetric outcomes experienced by different groups and discussed the impacts of urban development in a
society defined by a reverence for property, as well as the implications of challenging this hegemony. Further
research is needed to expand on the initial explorations of this paper, notably to dive deeper into the native
Hong Kong community, of which only a superficial inquiry was undertaken due to sample size limitations,
expanding research into other important communities, such as the Southeast Asian population employed mostly
as domestic workers who make up the largest minority population in Hong Kong (HKSAR Government, 2016),
and investigating the community impacts from R+P model developments, which trigger much bigger urban
transformations than those which took place in Sai Ying Pun. The social outcomes studied in this dissertation are

not relics of past policies or historical curiosities but have an enduring impact on those affected by it, so further
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study of this under-researched area is beneficial to understanding the forces that continue to shape the lives of

communities today.
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APPENDICES
APPENDIX 1: QUANTITATIVE RESPONDENTS QUESTIONNAIRE

Sai Ying Pun Urban Development Survey

EERPEXERERAE
1. Do you currently live and/or work in Sai Ying Pun? BB BRI EER 7

(Select one answer)
I live in Sai Ying Pun 45 A JE{F1FFEEH%
I work in Sai Ying Pun 45 A FLE PG & 6%
| both live and work in Sai Ying Pun A& A\ {F 78 248 J& {3 B ik ik

2. Didyou live/work in Sai Ying Pun before the MTR was opened in March 2015?
1 2015 £F 3 ARSFEBRIERA MDA SREEEA T ERERER ?
(Select one answer)

Yes &
No

The opening of the MTR in Sai Ying Pun in March 2015 has resulted in increased development in
the neighbourhood (e.g., new housing developments, new businesses opening). The following
questions concern the changes that have occurred in Sai Ying Pun since the opening of the MTR
station.

ECEREPTERIE(L 2015 £F 3 HRIIT » AL EERE oy S - AT R R R
FEYEIA - U EMHIRTE - iR — 2 L E % -

Ask if respondent lived or worked in Sai Ying Pun before March 2015
Compared with before the MTR was opened, what is your view on the following changes that
have occurred in Sai Ying Pun...?

TERLTE BB - SLEMRVE B NE R R DRI - SR LI T SS0RNE ¢

Ask if respondents has lived in Sai Ying Pun after March 2015.

3. Which part of Hong Kong did you previously live in? If you previously lived outside of Hong
Kong, please enter one other Hong Kong neighbourhood that you considered living in.
R DR - BT A EL S ? TRl RN Y EEE
i - FEEBN—ET -

Compared with where you previously lived in Hong Kong, or where you considered living in
Hong Kong, how do you rate Sai Ying Pun on the following aspects...?

B RMERR (SRR AYEELER) Hit - SHEBRREN T SR
15 ?

Ask if respondent has only worked in Sai Ying Pun after March 2015
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For the following questions, please think about another area of Hong Kong that you think has

a similar character to Sai Ying Pun (e.g. in terms of the kinds of shops and restaurants, the
people who live or visit there, or how the area looks and feels).

EEEDUT RN - R — AR R A B R (BRRE)E ~ &ER - FEBIA
B rRAERTE) -

Compared with this place, how do you rate Sai Ying Pun on the following aspects...?

SLaEfE AL - TR R R R AT ?

. Ease of travelling to other parts of Hong Kong

HTEERS B ERERE
(Select one answer)
SH{EF] R aluslid
1 2 3 4 5
Easier Unchanged Harder

. The amount of open spaces in Sai Ying Pun (including parks, sitting areas, informal open
spaces, and green spaces)
EERARRNENNEE (BEAHE - KEE - JEERRREMRELER)

(Select one answer)

UG AR HERRIZE
fidd fii
1 2 3 4 5
Fewer open Unchanged More open
spaces spaces

. Ease of walking around Sai Ying Pun

EEBRSTERNESER
(Select one answer)
BRI EST THE HIEHTT
1 2 3 4 5
Less walkable Unchanged More walkable

If respondent selects 1, 2, 4 or 5, go to question 6. Otherwise skip to question 8.
. You mentioned that Sai Ying Pun is less walkable than before. Why do you think so?
FEET RGTEEREELAMEL - ERESTHST - BRANEHEERTE ?

You mentioned that Sai Ying Pun is more walkable than before. Why do you think so?

EET RGFEREBR DAL - EEERIT - BRATERRRE ?

. The variety of shops and restaurants in Sai Ying Pun

PR P R S BRI

38




(Select one answer)

TEEE L TAHE EEES
1 2 3 4 5
Less variety Unchanged More variety

9. Safety of Sai Ying Pun

EERNTEER
(Select one answer)
FARLE REE g
1 2 3 4 5
Less safe Unchanged More safe

If respondent selects 1, 2, 4 or 5, go to question 9. Otherwise skip to question 11.
10. Why do you feel more/less safe than before?
R PEEERTEER - RUAMEL - B/ FREE?

11. The affordability of living in Sai Ying Pun (in terms of housing expenses, such as rent or
mortgage)
HEERECNTARYE (REREA - OHERERENNS)

(Select one answer)

ik -i=ti AR ikt =t
1 2 3 4 5
Less affordable Unchanged More
affordable

12. The affordability of living in Sai Ying Pun (in terms of the prices of goods and services, such as
grocery shopping or eating out)
EFEEREEN T AR (BLRSER  EE B ASRU/ I EETE)

(Select one answer)

AR JHE HEEAR
1 2 3 4 5
Less affordable Unchanged More
affordable

13. The need to travel to other parts of Hong Kong to access services (e.g., shopping, restaurants,
parks, leisure activities, public services such as libraries and post offices)
HITEIERLMEIRS EIRBIRR (B0 : RY - B0 - CERIRPIRME B S AR sn
B R EBUR)

(Select one answer)
LT KRR JHE HITT RS
il
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1 2 3 4 5
Less need to Unchanged More need to
travel travel

14. Sense of community in Sai Ying Pun

FERRITHERETEES
(Select one answer)
Ry HE I g oR
1 2 3 4 5
Weaker sense Unchanged Stronger sense
of community of community

If respondent selects 1, 2, 4 or 5, go to question 14. Otherwise skip to question 16.

15. You mentioned that the sense of community in Sai Ying Pun is weaker than before. Why do
you think so?
FEEET REGFEERE AL - HENEHESRETET » TRTEEERTE ?
You mentioned that the sense of community in Sai Ying Pun is stronger than before. Why do
you think so?

TEET RGFEERBLATHEL - HENSHEESHNET » TRAEHZERE ?

Ask if respondent has lived and/or worked in ins SYP since BEFORE March 2015. Otherwise skip
to question 19.
16. In your opinion, what are the top three positive changes that have occurred in Sai Ying Pun
since the MTR opened in March 2015.
EEE R 2015 4F 3 A S EREEURER R ERR T B EERATRE ?
(Select up to three answers)
More convenient to travel around Hong Kong H 7% & 8L i [ Iak 5 {5 £
The neighbourhood has become more vibrant {1 [& %5 55751
More things to do than before [ LLFifH LIS B BT 4% 00
Better property investment opportunities T {E'E 1Y LA ke
The shops and restaurants suit my lifestyle g5 & frER 5 5E il Sy A 5E AR
The neighbourhood is safer than before & ER LR DL L& 2 4=
The community of people in this area suits me ] EAY A Bf S T
Other, please specify HAfll » #551EH
There have been no positive changes since the MTR station opened (single response)

b iy A S R P T s g e CI R

17. In your opinion, what are the top three negative changes that have occurred in Sai Ying Pun
since the MTR opened in March 2015.

B RE 2015 £ 3 AEMTEBRIEAR R HERR T ML EPE ?
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(Select up to three answers)
It has become a less affordable place to live than before in terms of the price of goods and
services Tk 5L B IR = » 408 EEMEEIIEH
It has become a less affordable place to live than before in terms of housing costs
HEEERNS - EEAIEEEIE
Pollution has increased J5 2Ly
There are too many people in Sai Ying Pun A 1 5 fd7%%
The shops and restaurants do not suit my lifestyle B55 K & B2 R BE & TR A4 55 AL
The neighbourhood is less safe than before 1 [&E= B LELLAT EVE %4
The community of people in this area does not suit me #HI& AT A H -8 & T
Other, please specify i, » 5&5F0H ¢
There have been no negative changes since the MTR station opened (single response)

AT E AR ARG A it & R e B R 228

18. Use this wording if respondent has lived in Sai Ying Pun before March 2015

Overall, how much of a positive or negative impact has the development of Sai Ying Pun over
the last few years had on your life?
(EIETE - TR R EBENS RN TS ST R R 7

(Select one answer)

JFEams REE JEH EmT R
1 2 3 4 5
Very negative Unchanged Very positive
impact impact

Use this wording if respondent has only worked in Sai Ying Pun before March 2015
Overall, how would you rate the changes that have taken place in Sai Ying Pun over the last
few years?

$BIETTE e B A B R R R 7

(Select one answer)

FEH A R FEHIEE
1 2 3 4 5
Very negatively Unchanged Very Positively

Ask if respondent has lived and/or worked in ins SYP since AFTER March 2015. Otherwise skip to
qguestion 23.

19. In your opinion, what are Sai Ying Pun’s top three strengths?

EREREERBNEN={EESE
(Select up to three answers)
Convenient for travel to and from %7 {H £
The neighbourhood is vibrant # &5 & 17
There are many things to do [& N EEEEFE % T
Good investment opportunities (B&E iy #itk &
The shops and restaurants suit my lifestyle f5 5 5 £ ERAEI & FRAY & B EFE
The neighbourhood is safe & ER {22 4
The community of people in this area suits me &M A B RS
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Other, please specify At » 55558 ©
None 7 ;345 (F {0 {E%# (single response)

20. In your opinion, what are Sai Ying Pun’s top three weaknesses?

TR ERE R =5ERE

(Select up to three answers)
Itis not an affordable place to live in terms of the price of goods and services
EEKT (HE&AREBNS) #5
Itis not an affordable place to live in terms of housing costs
EEAE (BHEEEMAMS) B
Pollution is too high ;5% /K 3F i85
There are too many people in Sai Ying Pun )\ 138 A %5
The shops and restaurants do not suit my lifestyle B55 K & B2 A AE (IS TR A4 G E kL
The neighbourhood is not safe {1 SR EVE 205
The community of people in this area does not suit me {f& A A G @S T
Other, please specify ECAil » FE5FHEH :
None iIf: ;35 {T-{a[§5%85 (single response)

Ask question 33 only for respondents whao have lived in Sai Ying Pun after March 2015.

21. overall, how would you rate Sai Ying Pun in comparison with where you previously lived (or
considered living) in Hong Kong?
PENS - BECHFENIEEE (REYEEEEERN—EiT) B - S
EHEEER

(Select one answer)

1 2 3 4 5
Very negatively Same Very Positively

Ask question 34 only for respondents who only work in Sai Ying Pun after March 2015.

22. Overall, how would you rate Sai Ying Pun in comparison with the place in Hong Kong with a
similar character that you had in mind?
BEAMEATE R B EE UL T ML - TR B IEER

(Select one answer)

IEHEm R E— FEHEIEMH
1 2 3 4 5
Very negatively Same Very Positively

Respondents who live in Sai Ying Pun
TP R A R

If respondent only works in Sai Ying Pun, skip to question 26.
23. Do you foresee yourself living in Sai Ying Pun five years from now?

TR E CERER ARG B AR ERE ?
Yes
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No “F e
Don’t know ~HEE

If respondent does not foresee living in Sai Ying Pin, go to question 36.

If respondent does foresee living in Sai Ying Pun, skip to question 37.

If respondent does not know, skip to question 38.

24, What are the main reasons why you do not think you will continue to live in Sai Ying Punin
five years’ time?

UTH— &R ER A CREFRT B EERERNTIERRE ?
Housing costs will be become too expensive
(Edt= Eht PN T
Living expenses (food, utility bills, groceries) will become too expensive
FEEA ('Y KEES - HAR) HERees
The community | am familiar with has changed
PEE R R R H O AR RV AP L
Concerns over safety
AHEE ML 2
| want to live in a quieter neighbourhood
HA R e E SR A L 5
| want to live in a livelier neighbourhood
HA LR [ ER R
Not enough open space
PE IR LSRRI R 2R 2
| don’t foresee myself living in Hong Kong at all in five years’ time
HHENECEATRIgEETEES
Other reason, please specify

HAMGEA - 555EH -

25. What are the main reasons why you think you will continue to live in Sai Ying Pun in five
years’ time?
MUTH— SR A E AR ERE AR T ERRA ?
Housing costs are cheap compared with similar neighbourhoods
(Bt RNt PN R Mot = 3k
Living expenses (food, utility bills, groceries) are cheap compared with similar
neighbourhoods
GTEER (A1) - KEHE - HAHm) SEEOE g E T
| have / plan to have property investments in Sai Ying Pun
O S P S R
I, or someone in my family, goes to school in this neighbourhood
AN AIEFEENE (O e E
This neighbourhood is vibrant
PR R REES
This neighbourhood is peaceful
P BRI
| enjoy the community life in this neighbourhood

KSR S




Itis a family friendly place
PSR A F T REE L SR T
Other reason, please specify

HAMREA - S -

Other comments
Hth = &,
Ask all
26. Do you have any other comments (positive or negative), general observations, or opinions
about the urban changes that Sai Ying Pun has undergone that have not been covered in this
survey?

HREEREERER R SEBERARR - SEHMEE (REWIT) - BERE
R ? REcREE M ESIe A maEay i -

Demographics
INEES Y 16
27. What is your sex?
SRR
Male S
Female 24
Other HAt

28. What is your age?

SRR IR AE R
18-24 18-24 %
25-34 2534 %
35-44 35-44 5§
45-54 45-54 5%
55-65 55-65 %
Over 65 65 Ll E

29. What is the highest educational attainment?
RS REHRE
Secondary level or below HEEEL L) [VELFE
Bachelor’s degree or equivalent A ELEL(EV T [H]
Master’'s degree or equivalent fE £ {7 2 [H]
Doctoral degree or equivalent fH+-E2{r BV [5]




30. Including yourself, how many people live in your household?
FEFRANREAR (BEESAER)
1 —fir
2 Wiz
3 =fir
4 [afir
5ormore Fireill E

31. How many children below the age of 18 does this include?
[EFTAREE B T AT AR
0 2H
—%
ZES
=&
ra#
ormore F1FEELL

Vb w N e

32. Are you a Hong Kong Permanent Resident (PR)?

BREEIAERE?

Yes &

No &

33. What is your primary spoken language?
fAvEEEE (08B 2
Cantonese EHEE
Mandarin % i#s5
Other Chinese HAfih =
English FLzE
Other HftizE=

- End of survey -
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APPENDIX 2: INFORMATION SHEET AND CONSENT FORM

Information Sheet

HRHEFRERR

Project title BTHE &
Social impacts of urban railway development: Hong Kong local residents and workers’
perspectives

B ERESE AT S - TS R R A R
Researcher B35S A B

Jason Chung

A

Introduction 5| &

You are being invited to take part in a dissertation research project being undertaken by a
master’s student from the Bartlett School of Planning, University College London (UCL).

R T i 2 2 B AU i B R SR SR B 2 o R AR SR e i — 2 R S 2R A R S
FEHH -

Before you decide whether or not to participate it is important for you to understand why the
research is being conducted and what participation will involve.

Ve G2 E R H 20 CAREAEEEV TR RIA D - DU T2 B 2 (1
NZE -

Please read the following information carefully, feel free to discuss it with others if you wish, or
ask the researcher for clarification or further information.

WEATFARSREL N EE - WA LURAA G mIE N - BTS2 HATH A
ISE X Z:or ol

Please take time to decide whether or not you wish to take part.
WA FsE R B RE T HE S IR RRIEE -

Why is this research being conducted? EfTAHFEIEBNERE

This project aims to better understand the impact that new urban railway development has on
local neighbourhoods in Hong Kong from the perspective of those who live and work there.
FEFFIHE EERENE R A LA B4 TR i S SR &R E
Mt It R B A — gL -

Sai Ying Pun has been chosen as a case study for this purpose because it is an example of a
neighbourhood that has undergone drastic changes as a result of a new MTR station being
opened.

FEE AR — (A B AR P S AR TR AR A E S L & AU Ry H B Z= 15

i -
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From interviews with residents, workers, local experts, and planners, this research seeks to

establish whether the aims of planners concerning social outcomes have been met from the

point of view of those most affected by the railway development.

mHEEENER - FHAL - EHERHERRE R - ATE ST L2 Bl E

FF&%EEH—J\EI’]' AFTRE DT R AL » S R E A 5 B E A Bt e AT R
SEAF(SERERE TR - DR I -

Why am | being invited to take part? B PR & HBF2EIEREEE ?

You are being invited to take part because you are a relevant stakeholder in this research,
specifically, a resident or worker in Sai Ying Pun.

SEE RS M P S R B ek A S - E R IR AT B Y R S
R -

Participants have been recruited through local on-street interviews, letter drops, and social
networks and connections.

e maads ~ 55 - 130 A A\ S A HE A 28 -
Do | have to participate? FR.NESEA0E 7

Participation is entirely voluntary. If you decide to take part, you may make a copy of this
information sheet to keep or contact the researcher for a copy.

SRS HFRMERT - WRESEH » o] DIEHEE (72T H 5 26 B RURT - 2l
LT NBHHEA -
You will also be asked to give your consent. You can withdraw at any time during the survey
with no consequences and without haang to give a reason.
MG EECRISHT B EE » ZSEHA O LATE SRR PSR HIEE - R EE
el » FMaIFRHA -

What will happen if | choose to take part? Z:5EH B A2 ?

If you choose to participate in this research, you will be asked to complete a questionnaire after
reading this information sheet and giving your informed consent.

URELHEATE - A EEAMRHES REE R MELTHEEEE - Tk

% e — S -

The questionnaire will be about 10-15 minutes long. You will have the opportunity to review
and change your answers at any point during the survey.

[EIE TR REY 10 2 15 Zid » 38FE op o] DUFEN R B OUE & -
What are the advantages of taking part? 28RS FEENFRE(TE?

There are no immediate benefits for participating in this project and no financial incentive or
reward is offered, however it is hoped that your participation in this project will contribute to
the debate on the social impacts of urban development.

SHUARTEH A LRI T HE el B YA - (B0 S B R T AR T SR ATk
Bt & e EEREE ) -

What are the possible disadvantages of taking part? 2B & HEENI R B PE ?

We anticipate no significant disadvantages associated with taking part in this project. If you
experience any unexpected adverse consequences as a result of taking part in the project you
are encouraged to contact the researcher as soon as possible using the contact details on this
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information sheet.

FeA TR BT H R S R E AR F R 8 - AR R 20308 H TR S (T E MR
Flie 5t - S5 {EFAE S DAV 7S st A B -

In the event you feel your complaint has not been handled to your satisfaction (by the project
researcher or supervisor), you can contact the Chair of the UCL Research Ethics Committee —
ethics@ucl.ac.uk.

AR AR A SEE E TR AR BB R - T DUB 4 (o B S it
JUEE R B e T (ethics@uclacuk) -

If | choose to take part, what will happen to the data?

MREREESHE  FrittaTRES e e R ?

All the information collected about you during the course of the research will be kept strictly
confidential. You will not be able to be identified in any ensuing reports or publications.
FERFFFT RS TP TR B S B ISR (5 B B (R - (EREfR A (T Ao 3 5 ol b R oh e
EATH I S A -

The data will be only used for the purposes of this research and relevant outputs and will not
be shared with any third party. The data may be utilised in the written dissertation produced at
the end of this project, and this dissertation may then be made publicly available via the
University Library’s Open Access Portal, however no identifiable or commercial sensitive
information will be accessible in this way.

WS F YRR A A AR SRR BRI ST E = A E R - 2
A O REHE HITETE H S5 R AT ST avaR S0 op i85 ER 50 o) DT SR B 3 EE Ay B U
ETPR AR - (9% - el SRIRY SRR U (S B AR R AR FE b A 1815 -

What will happen to the results of the research project?

B9EH B G RK ATAE F ?

It is anticipated that the data collected in this project will be included in the dissertation
produced at the end of this project, submitted as part of a master’s degree at University College
London (UCL). If you would like to receive an electronic copy of any outputs stemming from this
project, please ask the contact below who will be happy to provide this.

FfEst4oaH$ Hﬁtﬁﬂ’]@lﬁﬂ%‘%ﬁ*ﬁr’% FITEff RS B b e R f”fi%f%l*] HIRR 7R R L
e AR S B AR SR R » SRR LT AL B E R

Contact Details % 5=,

If you would like more information or have any questions or concerns about the project or your
participation, please use the contact details below.

WA T EATEH (S E » S S AT B A (TR oo » AR as R -
Primary contact FEEBEEE A : Jason Chung B[ 5]

Role B&fir : MSc student {524

Email EHHHE: jason.chung.19@ucl.ac.uk / g.jason.chung@gmail.com
Telephone BEE: +852 6703 2819 / +44 7985 690135

Supervisor JHH & Dr Sonia Arbaci

Role Bgfir: MSc dissertation supervisor il -5 S 2L

Email EE AL s.arbaci@ucl.ac.uk
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Concerns and / or Complaints SRR/ ST

If you have concerns about any aspect of this research project please contact the student in the

first in

MR AIIE E AHE R FTASER - SR WA R AR

bicoii i

If you are happy to participate, please complete this consent form by acknowledge the

stance, then escalate to the supervisor.

Informed consent form

AEFEEE

following statements.

MREEEESAIEE - SHREHI LR SHEEES -

| consent to these conditions:

ENE =N

1 | have read and understood the information sheet.
|| RCMEEEEIAMrIaE R REEE
| agree to participate in the research by completing the questionnaire as
2. | described in the information sheet.
KEEZRMEEEH T RIEEE AR - HEMEHRE -
I understand that my information may be subject to review by responsible
individuals from University College London for monitoring and audit
3. | purposes.
R HIRAE S TR M S S e A T A BRI EE - DU TEIE
HIE -
4 | voluntarily agree to take part in this study.
|| HEFEFRESIEER -
I understand that | may withdraw at any time during the survey without
5 giving a reason and with no consequences.
© | FEH AT LMETE E BRI R - ERASTEE » HUeE TR
B
| understand that the data will not be made available to any commercial
organisations but is solely the responsibility of the researcher undertaking
6. | thisstudy.
T i Sl N R LS (R T S AHAR - DR A B EHIA
e
I understand that | will not benefit financially from this study or from any
7 possible outcome it may result in in the future.
| T A HA S S TR I B Ak AT A EE AT AT R o I S AR
ﬁ @
I understand that my data gathered in this study will be stored
8. | anonymously and securely. It will not be possible to identify me in any
publications.
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W GIRAE BN e SR A B 2 B2 T - R
R T A AR TR B {7 -

| confirm that | understand the inclusion criteria as detailed in the
information sheet.

HHESTIRH O H H & RS E R P HIHE S S8 A LHYFTE -

10.

I understand the data from this project will be considered for repository in
the UCL Open Access repository as described on the Information Sheet but
that this will be anonymised data only.

U HATE Hr B 8 SR P AR A TR T E RSk
SRR A IR - (SR E S -

11.

I am aware of who | should contact if | wish to lodge a complaint.

T T AN RS SR AT - TR T DU A -

12.

I understand that | can contact the researcher at any time using the email
address provided, or the dissertation supervisor using the contact details

provided in the information sheet.

TRHH B3 o] DA {E H At aY SRl L Ie A B - sfEF(E
B AR Ty U e TR -
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APPENDIX 3: RISK ASSESSMENT FORM

RISK ASSESSMENT FORM m

FIELD / LOCATION WORK

modpmmcodo of Practice - MWIMFMSMUHMMN when completing this form

DEPARTMENT/SECTION BARTLETT SCHOOL OF PLANNING
LOCATION(S) HONG KONG
PERSONS COVERED BY THE RISK ASSESSMENT Jason Chung

BRIEF DESCRIPTION OF FIELDWORK

1. Questinnaires to be deposited in letterboxes
2. Personal interviews (likely online)
3. Obervations in public spaces

Consider, in turn, each hazard (white on black). If NO hazard exists select NO and move to next hazard section.

If a hazard does exist select YES and assess the risks that could arise from that hazard in the risk assessment box.
Where risks are identified that are not adequately controlled ﬂ\ov must be brought to the attention of your
Departmental Management who should put te in place or stop the work. Detail
such risks in the final section.

The environment always represents a safety hazard. Use space below to identify

and any risks iated with this hazard
e.g. location, climate, Examples of risk: adverse weather, lliness, hypothermia, assault, getting lost.
terrain, neighbourhood, in |5 the risk high / medium / low ?
outside organizations,
poliution, animals.

Fieldwork conducted in Hong Kong. This is not considered overseas for the author since
he is a resident.

LOW RISK: Observations will be conducted in public spaces — specifically in metro
stations and surrounding public area. These are considered extremely safe. Little risk in
depositing questionnaires in letterboxes since permission will be sought from the tower
block building management, and letterboxes are in public areas that usually have a
doorman at all times and CCTV monitoring.

| CONTROL MEASURES | Indicate which procedures are in place to control the identified risk

[ | work abroad incorporates Foreign Office advice

participants have been trained and given all necessary information

only accredited centres are used for rural field work

participants will wear appropriate clothing and footwear for the specified environment

trained leaders accompany the trip

refuge is available

work in outside organisations is subject to their having satisfactory H&S procedures in place

OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

\
OO0 II\I

m Where emergencies may arise use space below to identify and assess any risks
e.g. fire, accidt Examples of risk: loss of property, loss of life

LOW RISK: Fieldwork taking place on-line (or in safe public areas).

CONTROL MEASURES Indicate which procedures are in place to control the identified risk

participants have registered with LOCATE at hito.//www.fco.gov.ul/en/travel-and-living-abroad/

fire fighting equipment is carried on the trip and participants know how to use it

contact numbers for emergency services are known to all participants

participants have means of contacting emergency services

participants have been trained and given all necessary information

a plan for rescue has been formulated, all parties understand the procedure

the plan for rescue /emergency has a reciprocal element

OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

D|4I m|
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EQUIPMENT Is equipment No If ‘No' move to next hazard

used? If ‘Yes' use space below to identify and assess any
risks
e.g. i ithoard Examples of risk: inappropriate, failure, insufficient training to use or repair, injury. Is the
motors. risk high / medium / low ?

NO RISK: Fieldwork taking place on-line (or in safe public areas) with no equipment.

[ CONTROL MEASURES | Indicate which procedures are in place to control the identified risk

the departmental written Arrangement for equipment is followed

participants have been provided with any necessary equipment appropriate for the work

all equipment has been inspected, before issue, by a competent person

all users have been advised of correct use

special equipment is only issued to persons trained in its use by a competent person

OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

EI|D EI‘EI|EI O

LONE WORKING Is lone working | .. | If ‘No' move to next hazard
a possibility? If 'Yes' use space below to identify and assess any
risks
e.q. alone or in isolation Examples of risk: difficult to summon help. Is the risk high / medium / low?
lone interviews.

LOW RISK: If fieldwork will be conducted in high traffic public areas, these are considered to be extremely safe.

| CONTROL MEASURES | Indicate which procedures are in place to control the identified risk

the departmental written Arrangement for lonefout of hours working for field work is followed

lone or isolated working is not allowed

location, route and expected time of return of lone workers is logged daily before work commences

all workers have the means of raising an alarm in the event of an emergency, e.g. phone, flare, whistle
all workers are fully familiar with emergency procedures

L} OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

Iﬂ||:|||:l||:l
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ILL HEALTH The possibility of ill health alwavs represents a safetv hazard. Use space below to
identify and any risks iated with this Hazard.

e.g. accident, iliness, Examples of risk: injury, asthma, allergies. Is the risk high / medium / low?

personal attack, special

personal considerations | oW RISK: Level of risk the same as normal daily routine.
or vuinerabilities.

CONTROL MEASURES | Indi which procedures are in place to control the identified risk
[H] an appropriate number of trained first-alders and first aid kits are present on the field trip
all participants have had the necessary inoculations/ carry appropriate prophylactics
participants have been advised of the physical demands of the trip and are deemed to be physically suited
participants have been adequate advice on harmful plants, animals and substances they may encounter

participants who require medication have advised the leader of this and carmy sufficient medication for their
needs

OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

o P

TRANSPORT Will transport be NO Move to next hazard
required | YES | | Use space below to identify and assess any risks

e.g. hired vehicles Examples of risk: accidents arising from lack of maintenance, suitability or training
Is the risk high / medium / low?

LOW RISK: Public transport only. Extremely safe by ensuring social distancing an
higienisation.

CONTROL MEASURES | Indicate which procedures are in place to control the identified risk

Bd | only public transport will be used
[0 | the vehicle will be hired from a reputable supplier
transport must be properly maintained in compliance with relevant national regulations
drivers comply with UCL Policy on Drivers http:/iwww.ucl.ac.uk/hr/docs/college_drivers.php
drivers have been trained and hold the appropriate licence
there will be more than one driver to prevent driver/operator fatigue, and there will be adequate rest periods
sufficient spare parts carried to meet foreseeable emergencies
OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

o

Covid-19 precautions ensured when travelling/working in public spaces

DEALING WITH THE Will people be Yes If ‘No’ move to next hazard

PUBLIC dealing with public If 'Yes’ use space below to identify and assess any
risks

e.q. interviews, Examples of risk: personal attack, causing offence, being misinterpreted. Is the risk high /

observing medium / low?
LOW RISK: Observations only. No interaction with public.

CONTROL MEASURES | Indicate which pr d are in place to control the identified risk
all participants are trained in interviewing techniques
interviews are contracted out to a third party
advice and support from local groups has been sought
participants do not wear clothes that might cause offence or attract unwanted attention
interviews are conducted at neutral locations or where neither party could be at risk
OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

rsioo
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WORKING ON OR Will people work on No If ‘No’ move to next hazard
NEAR WATER or near water? If ‘Yes’ use space below to identify and assess any
risks

e.g. rivers, marshland,  Examples of risk: drowning, malaria, hepatitis A, parasites. Is the risk high / medium / low?
sea.

NO RISK: Will not be working near water at all.

CONTROL MEASURES | Indicate which procedures are in place to control the identified risk

[ OO | lone working on or near water will not be allowed
E. coastguard information is understood; all work takes place outside those times when tides could prove a threat
m all participants are competent swimmers
| O | participants always wear adequate protective equipment, e.g. buoyancy aids, wellingtons
| L1 | boat is operated by a competent person
[ O | all boats are equipped with an alterative means of propulsion e.g. oars
participants have received any appropriate inoculations
| O | OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

MANUAL HANDLING Do MH activities No If ‘No’ move to next hazard

(MH) take place? If "Yes' use space below to identify and assess any
risks

e.q. lifting, carrving. Examples of risk: strain, cuts, broken bones. Is the risk high / medium / low?

moving large or heavy

equipment, physical NO RISK: No manual handling activities.

unsuitability for the task.

CONTROL MEASURES | Indicate which procedures are in place to control the identified risk

ll. the departmental written Arrangement for MH is followed
| O | the supervisor has attended a MH risk assessment course

| | all tasks are within reasonable limits, persons physically unsuited to the MH task are prohibited from such
activities

m all persons performing MH tasks are adequately trained

| O | equipment components will be assembled on site

| O | any MH task outside the competence of staff will be done by contractors

E. OTHER CONTROL MEASURES: please specify any other control measures you have implemented:
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SUBSTANCES Will participants No | I ‘No’ move to next hazard

work with If Yes' use space below to identify and assess any
substances risks
e.g. plants, chemical, Examples of risk: ill health - poisoning, infection, iliness, burns, cuts. Is the risk high /
biohazard, waste medium / low?

NO RISK. No substances used.

CONTROL MEASURES | Indi which p d are in place to control the identified risk
the departmental written Arrangements for dealing with hazardous substances and waste are followed
L O |

all participants are given information, training and protective equipment for hazardous substances they may
encounter
[ O ] participants who have allergies have advised the leader of this and carry sufficient medication for their needs
| LI | waste is disposed of in a responsible manner
| O | suitable containers are provided for hazardous waste
.i. OTHER CONTROL MEASURES: please specify any other control measures you have implemented:

OTHER HAZARDS Have you identified | If ‘No’ move to next section
any other hazards? If ‘Yes' use space below to identify and assess any
risks

i.e. any other hazards Hazard: No other hazards
must be noted and
assessed here. Risk: is the risk :|

CONTROL MEASURES | Give details of control measures in place to control the identified risks

Have you identified any risks that are not [NO | ]| Move to Declaration
adequately controlled? | YEs | 7| Use space below to identify the risk and what
action was taken

Is this project subject to the UCL requirements on the ethics of Non-NHS Human Research?

If yes, please state your Project ID Number |:|
For more information, please refer to: hitp://ethics grad.ucl.ac.uk/

The work will be reassessed whenever there Is a significant change and at least annually.
Those participating in the work have read the assessment.
Select the appropriate statement:
| the undersigned have assessed the activity and associated risks and declare that there is no significant residual
risk
lﬁl | the undersigned have assessed the activity and associated risks and declare that the risk will be controlled by
the method(s) listed above

NAME OF SUPERVISOR Dr Sonia Arbaci (signed by email)

SIGNATURE OF SUPERVISOR DATE 01 June 2020

55




The social impacts of urban development in Hong Kong local
residents’ perspectives

GRADEMARK REPORT

FINAL GRADE GENERAL COMMENTS

/ ’] OO Instructor

PAGE 1

PAGE 2

PAGE 3

PAGE 4

PAGE 5

PAGE 6

PAGE 7

PAGE 8

PAGE 9

PAGE 10

PAGE 11

PAGE 12

PAGE 13

PAGE 14

PAGE 15

PAGE 16

PAGE 17

PAGE 18

PAGE 19

PAGE 20

PAGE 21

PAGE 22

PAGE 23

PAGE 24

PAGE 25




PAGE 26

PAGE 27

PAGE 28

PAGE 29

PAGE 30

PAGE 31

PAGE 32

PAGE 33

PAGE 34

PAGE 35

PAGE 36

PAGE 37

PAGE 38

PAGE 39

PAGE 40

PAGE 41

PAGE 42

PAGE 43

PAGE 44

PAGE 45

PAGE 46

PAGE 47

PAGE 48

PAGE 49

PAGE 50

PAGE 51

PAGE 52

PAGE 53

PAGE 54

PAGE 55




