Chapter 3

An Introduction to the Shopping Centres in TKO

3.1 Introduction


Outshopping occurs when residents are not satisfied with the retail facilities in the town. A knowledge of the retail provision in TKO is then a pre-requisite to an understanding of its outshopping behaviour. It is the objective of this chapter to give a brief introduction to the six main shopping centres in TKO, evaluate their respective retail provision and account for the observed retail patterns. There are 6 shopping centre in TKO, namely, Metro City Plaza, East Point City, Hau Tak, King Lam, Po Lam and Tsui Lam. The first two, which were developed by private developers, can be considered as district centres judging from their concentration on low order comparison goods and their serving population of under 25,000. The last four centres were developed by Housing Department. In contrast, they are local centres serving mainly convenience goods. Besides, their main catchment areas are simple housing estates and are less than 50,000
.

3.2 The District Centres and Local Centres


The first in the list of shopping centres is Metro City Plaza (Plate 3.1), which was developed by Henderson Real Estate Agency Limited. Located on the Yan King Road (Appendix 3), it is surrounded by Po Lam Estate, Metro City and King Lam Estate. There are 103 shops operating in this centre, and this number renders it the largest shopping centre in TKO. Household goods is the most popular category of goods sold in the centre; there are 26 shops selling it, making up 25% of the total number of shops in the centre. The second major type of trade consists of some special services such as interior design, interior decoration and property agencies. The minimum trades in the centre are jewellery, accessories and financial services (Table 3.1).

Plate 3.1: Metro City Plaza


Plate 3.2: East Point City



The second centre is East Point City (Plate 3.2). It was developed by Sun Hung Kai Properties. The location is on the Sheung Ning Road and Chung Wa Road (Appendix 3). The centre has a footbridge connection with Hau Tak Shopping Centre. It is surrounded by Hau Tak Estate, On Ning Garden, Yuk Ming Court and Fu Ning Garden. There are 78 store tenants in the centre. Food retail and clothing are the two major types of trade, which occupy 23% and 24% of the total number of shops in the centre respectively. The minimum trades in the centre are health, beauty and financial services (Table 3.1).
Table 3.1: Proportion of Different Trade in Metro City Plaza and East Point City

Retail Type
Metro City Plaza
East Point City


No. of Shop
%
No. of Shop
%

Food Retail
15
15
18
23

Household Products
26
25
9
12

Clothing
10
10
19
24

Jewellery / Accessories
5
4
8
10

Health & Beauty
8
8
6
8

Entertainment & Leisure
17
17
8
10

Financial Services
2
2
2
3

Others Good & Services
20
19
8
10

Total
103
100
78
100


The third one is Hau Tak Shopping Centre (Plate 3.3). It is located on Sheung Ning Road, just beside Hau Tak Estate and it is connected with East Point City (Appendix 3). The developer is Housing Department. The primary target population of the centre is Hau Tak Estate and the secondary catchment areas are Chung Ming Court, Yu Ming Court and On Ning Garden. It serves about 30,303 residents around it. The centre houses 65 stores, with food retailing being the dominant trade or 29% of all shops. Jewellery, accessories and financial service are the two minimum trades, both of which occupy less than 3% of all shops in the centres (Table 3.2).

The next one is King Lam Shopping Centre (Plate 3.4). It is located in the King Lam Estate (Appendix 3). Its primary catchment area is King Lam Estate and secondary catchment area is Ho Ming Court. It serves about 22,271 residents around it. There are 30 shops in the centre, which is ranked the smallest centre in TKO in terms of the number of stores. Food retail is the largest trade in the centre while jewellery, accessories, financial service and household products are the smallest trades that occupy less than 10% of shops in total (Table 3.2).

Plate 3.3: Hau Tak Shopping Centre


Plate 3.4: King Lam Shopping Centre


Table 3.2: Proportion of Different Trade in Hau Tak and King Lam


Hau Tak
King Lam

Retail Type
No. of Shop
%
No. of Shop
%

Food Retail
19
29
11
37

Household Products
9
14
1
3

Clothing
7
11
4
13

Jewellery / Accessories
2
3
1
3

Health & Beauty
10
15
8
27

Entertainment & Leisure
9
14
3
10

Financial Services
1
2
1
3

Others Good & Services
8
12
1
1

Total
65
100
30
100

Plate 3.5: Po Lam Shopping Centre



The fifth one is Po Lam Shopping Centre (Plate 3.5). It is located in the Po Lam Estate (Appendix 3). Primary catchment area of the centre is Po Lam Estate and the secondary catchment areas are Yin Ming Court and Yan Ming Court. It serves about 31,991 population in TKO. It has 35 shops, with food retail, health and beauty being the most frequently occurring functions in the centre. Each of them occupies 8 stores, making up about 23% of the total number of shops. Jewellery, accessories and financial service are the smallest trades (Table 3.3).

Plate 3.6: Tsui Lam Shopping Centre



The last one is Tsui Lam Shopping Centre (Plate 3.6). It is located on Tsui Lam Road, just beside Tsui Lam Estate (Appendix 3). The primary catchment area of the centre is mainly Tsui Lam Estate and the secondary catchment area is King Ming Court. The population it served consists of about 23,950. It houses 41 shops, 29% of them are food retail (Table 3.3).

Table 3.3: Proportion of Different Trade in Po Lam and Tsui Lam

Po Lam
Tsui Lam

Retail Type
No. of Shop
%
No. of Shop
%

Food Retail
8
23
12
29

Household Products
5
14
7
17

Clothing
5
14
4
10

Jewellery / Accessories
1
3
1
2

Health & Beauty
8
23
9
22

Entertainment & Leisure
6
17
6
15

Financial Services
1
3
2
5

Others Good & Services
1
3
0
0

Total
35
100
41
100

3.3 An Evaluation of the Shopping Centres in TKO


From the retail mix of each centre, we can conclude that there are different kinds of goods in each centre. They basically can provide food, household goods, jewellery, accessories, beauty and health care service, entertainment, leisure and clothing for the residents. However, it does not mean that the quantity and quality can satisfy the residents. The categories of trade are very broad, it does not provide any information on what goods and services the stores exactly provide. It is necessary to have a detail tenant list from each of the shopping centres to get a general idea first (Appendix 5).

Among the eight retail categories, food retail makes up the largest share of activities in nearly all the shopping centres. King Lam Shopping Centre even has approximately 40% of stores that fall into this category. Restaurant, fast food store, snack store have similar proportion of shops in this category. Each of the four local centres, Hau Tak, King Lam, Po Lam and Tsui Lam has a Park’n Supermarket located in it. Thus, food retail is quite sufficient in TKO.


Household goods mainly concentrates in Metro City Plaza and few spread over the other five centres. Many famous department stores and household products companies in Hong Kong, such as Jusco, Watson’s and Manning are also available in the two district centres. Other famous electronic appliance companies, such as National and Fortness are also available in some of the local centres. The household goods sold in TKO is mainly tableware, small household product, lighting utilities, bedding and so forth (Plate 3.7, Plate 3.8). It seems that the provisions of household

Plate 3.7 Household Goods Sold in TKO

Two household good stores in Tsui Lam Shopping Centre. The main products are small furniture and some cooking utilities. They are all very cheap and in low quality.


Plate 3.8 Household Goods Sold in TKO
One household good stores in Po Lam Shopping Centre. The main products are cooking utilities and beddings. They are all very cheap and in low quality.

product are sufficient but it is discovered that only few furniture stores are available in the town.


Plate 3.9 Clothing Store in TKO

This clothing store is located in Po Lam Shopping Centre. The products are only shoes and bags. As illustrated, their selections are limited. All of them are very cheap, no brands and in low quality.


Plate 3.10 Clothing Stores in TKO

Two clothing stores in King Lam Shopping Centre. The main products are clothing shoes and bags. They are all out of fashion. The products are in limited selections, no brands and in low quality.


Clothing is a kind of comparison goods which consumers are willing to spend longer time to shop for it. Although East Point City only has 19 shops categorized as clothing store, it has become the shopping centre which shares the largest clothing activity in TKO. Some popular companies such as Bossini, U2 and Apple Shop are available in it but middle rank to high rank stores, such as Crocodile, Balenciagar and Valentino are absence from the centres. Some local centres such as King Lam and Tsui Lam only have four shops can be categorized as clothing type and half of the four shops are selling bags and shoes only (Plate 3.9). Besides, the shops are just selling some very low quality product with a cheap price whose brands are often unknown and not in fashion (Plate 3.10). It generates a serious problem of insufficient provision of clothing in both quantity and quality.


Regarding the provision of jewellery and accessories, East Point City again provides better quality and quantity of goods for their customers compared with the others. Tse Sui Luen Jewellery, Chow Sang Sang Jewellery and Sing Kwong Jewellery are well-known jewellery companies in Hong Kong. City Chain, Optical 88 and The Optical Centre are also very popular companies in selling watches and glasses. In the local centres, however, only one to two shops fall into that category and they are all providing optical products or services but not jewellery. Hence, provision of jewellery and accessories are rich in district centres but not in local centres.


The provision of healthy and beauty goods and services is moderate no matter in district centres or local centres. Medical product, health centre, clinic and salon share similar proportion of shops in each centre. However, they do not available all the time. Most of them, especially clinic only opens a short period in the morning and evening (Plate 3.11).


Plate 3.11 Clinics in TKO

These two clinics are located in Tsui Lam Shopping Centre. It was taken at 3:45p.m. on Tuesday. They are not always opened.


In respect to entertainment and leisure products and services, they mainly concentrate in Metro City Plaza. The products sold consist of comics, books, toys, photographic products and film development services. The other five centres offer limited number of this type of stores. That kind of stores in local centres are mainly bookshop. Toys, books, stationery and other materials mix together in this kind of small bookshops (Plate 3.12). Hence they can provide basic entertainment and leisure for the residents only. It is found that no shopping centres provide some fashionable entertainment, such as cinema, karaoke, TV game centre. Similar to clothing provision, all six shopping centres are unlikely to provide sufficient entertainment and leisure products or services for the resident.

Plate 3.12 A Bookshop in TKO

A bookshop in Tsui Lam Shopping Centre. Toys, books, stationery and other materials mix together.


As for financial services, it is not exaggerated to say that it has the lowest share of activities in each centre. Four major banks in Hong Kong, namely Hong Kong Bank, Bank of China, Hang Seng Bank and Standard Chartered exist in TKO. However, they spread apart among the six shopping centres and it is inconvenience to travel to a particular bank in other shopping centres for just financial service. Basically, financial service can satisfy the basic needs of the residents but it is not enough. 


Besides the above seven categories, there are some other special goods or services which are not categorized, such as interior design companies, properties agencies and laundries. They are not important because residents seldom partronize them.


The above description shows a great deal of evidence that many basic goods and services are available in TKO, but the quantity and quality is limited and questionable. However, why the shopping centre has such drawbacks? Is it the fault of the developers? All these questions are valuable to answer in this chapter because they are the main factors controlling the retail mix in a shopping centre. In the next section, the tenant mix strategy will be discussed and it will show how the above pattern formed in some local centres.

3.4 Policy in Local Centres


To investigate why the shopping centres in TKO have such retail provision pattern, we should first understand the retail mix policy in the shopping centre. The main focus in this section will be on local centre because they show the drawbacks much.


All local centres were developed by Housing Department. In fact, there are some simple criteria to follow when Housing Department planned the provision of retail facilities for the residents. Basically, different types of centre warrant different trade mix to satisfy the needs of residents. The general distribution of retail spaces provision for local centres in TKO is 12% for market, 38% for eating premises and 50% for all other kinds of shops
. The space shares of the three broad activities were not set rashly. The Housing Department sets it with a feasibility study and this study is used to access the shopping demand of the residents and the viability of the stores. This study considers the household expenditure by types of trades, rent and some retail modelling parameters such as interest rate, yield rate, construction cost and so forth. Answering how those factors and parameters affect each type of trade in the shopping centres in detail are beyond the scope of this dissertation. Perhaps we can figure out how they affect the pattern of retail mix in the local centres.


Hong Kong operates as a free market. Based on this major premise, the Housing Department mere refers to the share percentage of the three major activities as a guideline to develop the centres. Which kinds of store and company should operate in the centres are not within the control of Housing Department. They are decided through two methods, one is compromise and another one is bid. For large space users such as some department stores and supermarkets, compromise is mostly employed. Conversely, for some small tenants, bid is widely used. Let’s take King Lam Shopping Centre as an example. In King Lam Shopping Centre, the large space user is Park’n Supermarket and Housing Department have compromised with it before it operates in the centre. Other small retailers such as Optical 88, Seven-Eleven and the other stores have to bid on the operation in the centre. During the bid, the traders which selling food have to compete the 38% space of the centre against other food traders that are interested in the bid. Other kinds of trader have to compete the 50% space of the centre against other traders that are not categorized as market traders or food traders.


It is obvious that which company operate in a centre is a result of what company interest in operating in the centre and go to bid for it. The result is that middle to high-class stores will not available in the local shopping centre. This phenomenon can be explained with the threshold and range concepts which are important in Christaller’s Central Place Theory. Goods and services that are provided by middle to high-class stores always have quality guarantee and selling with relative high price. They should have higher threshold and range. However, the situations in TKO are unlikely to satisfy the threshold and range for those stores and there are some reasons.


First, the primary catchment areas of the four local centres are mainly public rental housing. This type of quarter largely accommodates residents who are with relatively low income. Their purchasing power is not high normally. Second, more than half population in TKO are economically inactive, they are financially dependent and it will weaken the consumption power of households. Third, there are six main shopping centres in TKO. Shoppers normally patronize the nearest shopping center and that will limit the range of a product. For instance, residents in Tsui Lam Estate will normally shop in Tsui Lam Shopping Centre but not others. It reduces the catchment population in each centre and also makes the consumption power of residents cannot concentrate to support high threshold product. Taken together, the threshold and range of middle to high-class store are unlikely to be satisfied easily in TKO. Under the profit maximization premise of business, no high-class businesses are likely to start in these four centres.


In short, owing to the limited market area in the local centres, it is not practical for many stores and companies to survive in operating a business in such centres especially the one that requires a large threshold and range support level. Besides, the general control on the retail mix causes serious imbalance development in the centre. Using King Lam Shopping Centre as an example, Housing Department just divided the space of the centre into three categories. It does not concern what shops are operating in each categories. As a result, the dominant development of beauty and health trade in the centre defeats the development of household trade, jewellery and accessories trade.

3.5 Summary


This chapter has documented the retail provision of shopping centres in TKO. In sum, the six main shopping centres in TKO can provide different types of goods and services for the residents. Clearly, in the absence of middle to high rank stores, the quantity and quality of them are limited and questionable. Many goods and services are available but many of them sold are in poor quality and of limited selection. In addition, some kinds of store are only available in some centres. Since TKO is a long narrow inlet from north to south in its physical environment, it takes time to travel from one end to the other. It may be inconvenient for the residents to obtain goods or services in other centres within TKO. Nevertheless, the extent to why these drawbacks have contributed to the outshopping behaviour of the residents together the other factors contributing to outshopping behaviour are questions to be discussed in the next chapter.

� The hierarchy of shopping centre adopted here is defined by the Hong Kong Planning Standard and Guidelines (Chapter 6)





� The share proportion of the three major activities are provided by Housing Department
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