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LEGISLATIVE COUNCIL BRIEF

FORMER MARINE POLICE HEADQUARTERS

INTRODUCTION

At the meeting of the Executive Council on 25 June 2002,
the Council ADVISED and the Chief Executive ORDERED that the
project to preserve, restore and convert the former Marine Police
Headquarters (MPHQ) in Tsim Sha Tsui (the Project) for tourism related
uses should be implemented on the basis of the framework set out at
paragraphs 6 to 7 below.

BACKGROUND AND ARGUMENT

A

2. The MPHQ and the accommodation block of the former
Fire Station are declared monuments under the Antiquities and
Monuments Ordinance (Cap.53).  A site plan is at Annex A.  The
Marine Police vacated the buildings in November 1996.  A number of
attempts by concerned departments to put the buildings to beneficial use
with public sector resources have been unsuccessful.

3. There has been increasing public demand for more to be
done to preserve our heritage assets.  Given budgetary and other
constraints on Government, there is a strong case for a new approach to
preserve and exploit these facilities.  One of the most suitable ways to
do this is to engage private sector resources in suitable projects with
commercial potential.  This will help inject new ideas and a new
dynamism into the process to convert our heritage assets to beneficial use.
This will also enable Government to focus its resources on preservation
work which does not offer a potential for private sector participation.

4. The MPHQ is a rare example of Victorian-colonial
architecture preserved in its original form and integrity.  Given proper
conservation and creative use, it could be turned into a major attraction
for both local and overseas visitors.  The strategic location of the site
and its heritage value offer a good potential for engaging the private
sector to achieve the dual objectives of preserving and restoring the site,
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and developing it as a heritage tourism facility, in line with successful
overseas examples such as Covent Garden in London and Faneuil Hall in
Boston.

Constraints on Development

5. The Project will be subject to considerable site specific
constraints, as well as constraints arising from requirements to preserve
the valuable heritage of the site.  Constraints include -

(a) limits on the potential floor area which may be developed
for commercial purposes

The need to preserve the historic setting of the site imposes a
limit on the extent to which additional space for commercial
developments may be developed on site to enhance the
commercial viability of the Project.  Subject to a detailed
survey, we estimate that the Project will only allow for around
11,500m2 in commercial gross floor area (GFA), comprising
4,300m2 of GFA of the existing buildings and around two
floors of commercial developments below the southern part of
the platform.

(b) constraints on basement developments

Most of the site sits on an elevated platform at a level of about
14 metres above Hong Kong Principal Datum.  There is an
extensive web of disused underground tunnels below the
platform.  The exact alignment and condition of this tunnel
network are not fully known.  Requirements for investigating,
recording, preserving, and stabilizing the tunnels to meet
safety and preservation requirements would add to the costs of
development.  In addition, the proposed railway tunnels for
the Kowloon Southern Link will run underneath the site and
this will prohibit basement developments below the level of
Salisbury Road.

(c) constraints regarding access

The ramp along Canton Road, which is sub-standard,
currently provides access for both vehicles and pedestrians to
the platform.  Upon completion of the development, the
ramp will have to be removed to provide for road
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realignment and footpath and road widening of Canton Road
to improve vehicular and pedestrian circulation in the area.
There will be a need to provide new access to the platform.

(d) cost of restoration and maintenance

The cost for restoring and maintaining the historic buildings
will impose a considerable financial burden on the Project
proponent.  As an indication, routine annual maintenance of
the vacant buildings and the leased premises(1) on the site
currently costs around $500,000, and planned maintenance
on a four-year cycle to prevent deterioration of the buildings
costs around $6 million.  A broad brush estimate also shows
that basic buildings work to restore the monument, without
the necessary fitting out, conversion works and building
services, will cost around $15 million(2).

The Proposal

6. The constraints described in paragraph 5 above impose
uncertainty and hence risk to the Project.  The implementation
framework needs to guard against imposing non-essential requirements
which may erode the financial viability of the Project.  Accordingly, the
Project will be implemented based on the following framework -

(a) the Project will be awarded through an open competitive
process;

(b) mandatory requirements would be minimized to provide
more flexibility to prospective proponents - proposals would
need to meet two key requirements, namely the project
proponent’s demonstrated financial capability to carry
through the Project, and mandatory conservation
requirements;

(c) the successful proponent will be responsible for preserving,

                                          

Notes
(1) The former fire station and quarters and the adjoining structure are leased to Yau Ma Tei and Tsim

Sha Tsui Culture and Arts Association and the Welfare Handicrafts Ltd.  The unused buildings
cover the former MPHQ main building, stable block and signal tower.

(2) The actual cost of restoration will be subject to the intended use of the buildings and the scope of
works required, and could be substantially higher.
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restoring, repairing and renovating the site and the buildings,
and will be responsible for the future management, operation,
and maintenance of the development;

(d) the successful proponent will need to complete all necessary
statutory procedures as required under relevant legislation,
including the Antiquities and Monuments Ordinance
(Cap.53), the Town Planning Ordinance (Cap. 131), the
Environmental Impact Assessment Ordinance (Cap. 499) and
the Buildings Ordinance (Cap. 123) before beginning
construction work on site;

(e) in the light of the focus on preserving the historic buildings
for tourism purposes, assessment of proposals will place
greater emphasis on heritage preservation, the creativity of
the proposals, and economic and tourism benefits than on the
payment to Government.  Proposals received will be
assessed in the following categories, namely -

(i) heritage preservation;

(ii) design and technical aspects;

(iii) economic and tourism value; and

(iv) payment to Government.

A detailed marking scheme will be approved by the Central
Tender Board before tender.  The Administration will also
attach to the tender document information on the marking
system to provide transparency and to ensure better
understanding of the objectives of the exercise;

(f) an assessment panel comprising representatives of concerned
bureaux and departments will be set up to assess proposals
based on the marking scheme; and

(g) in view of the limited commercial viability of the Project, it
is necessary to allow a reasonably long period within which
the successful proponent could generate a return on
investment and would be allowed flexibility to manage and
operate the development.  Accordingly, the successful
proponent will be offered a 50-year land grant for the site.
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7. The Administration have taken a number of proactive
measures to minimize uncertainty and to improve the commercial
potential of this project -

(a) the Administration have drawn up guidelines to spell out the
minimum conservation requirements which must be met by
proponents.  Proposals which fail to comply with the
conservation requirements will not be accepted even if they
score well in other assessment criteria.  Subject to these
requirements, proponents will have flexibility to put forward
development concepts which make business sense;

(b)

B

the Administration have consulted the Antiquities Advisory
Board (AAB), which advises the Antiquities Authority on
matters concerning the Antiquities and Monuments Ordinance
(Cap.53), on the conservation guidelines in draft form.  A
copy of the draft guidelines, without appendices, is at Annex B.
The Administration have informed AAB of our plan to go for a
private sector development in respect of the Project.  The
guidelines will include mandatory conservation requirements
(item (a) above). Members of AAB have no objection in
general to the draft conservation guidelines subject to minor
refinements to some of its terms and conditions;

(c) since the successful proponent will need to seek the Town
Planning Board’s (TPB) approval for his proposed
development concept, the Administration have also consulted
the TPB on the Planning Brief for the site and have received
the Board’s support in general; and

(d) the Administration have carried out preliminary ground
investigation, which has helped us to define the minimum
area where preservation and recording of the underground
tunnels would be a mandatory requirement (item (a) above).
This leaves flexibility to proponents to determine the extent
of commercial developments under majority of the platform.

Timetable

8 The Administration will invite tender in September 2002.
The target is to award the land grant in early 2003.
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FINANCIAL AND STAFFING IMPLICATIONS

9 This Project envisages private sector involvement in making
use of the heritage site as a tourism-themed commercial development.
The Government will grant the Project to the successful proponent
through a 50-year land grant.  It is not possible to predict the revenue
arising from this Project in view of the considerable site constraints.
The costs for annual regular maintenance and major maintenance on a 4-
year cycle are $500,000 and $6 million respectively are now borne by the
Government.  The annual cost for site management is $430,000.  These
costs will be saved upon implementation of the Project.  Implementation
of the Project takes advantage of an established mechanism for land
disposal and will minimize additional staff requirement for future
supervision.  There should not be any staffing implication.

ECONOMIC IMPLICATIONS

10. It is not possible to assess the economic impact of a project
of this nature on its own.  However, the involvement of the private
sector in the development of a heritage tourism attraction making use of
existing monuments will help open up a new avenue for preservation
work, and will provide a model for possible developments along similar
lines in future.  The Project will also help to broaden the range of our
tourist attractions within a prime tourist area.  This will have spin off
economic benefits associated with tourism development.

ENVIRONMENTAL IMPLICATIONS

11. The Project will be a Designated Project under the
Environmental Impact Assessment Ordinance (Cap.499). An
environmental permit will be required for the Project prior to its
construction and operation.

SUSTAINABILITY IMPLICATIONS

12. The Project should not have major sustainability
implications.  It should help us take a step forward to put these historic
buildings to beneficial reuse through private sector investment while
preserving their historical value.
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PUBLIC CONSULTATION

13. The Administration have consulted AAB, TPB and the Yau
Tsim Mong District Council.  They support the general approach to
private sector involvement in a heritage tourism development and more
emphasis on preservation, creativity and tourism benefits in the
assessment process.  Subject to minor refinements to specific terms and
conditions of the draft conservation guidelines, Members of AAB have
no major problem with the draft which will form part of the tender
document.  TPB also approved the Planning Brief for the site.

PUBLICITY

14. To publicize the exercise, the Administration will issue a
Government Gazette and a press release, place advertisements in the local
press, inform the Hong Kong Economic and Trade Offices overseas,
consulates and trade commissions of other countries in Hong Kong and
Chambers of Commerce.  The Administration will also inform parties
who have expressed an interest in the Project before, and launch other
publicity drives such as an “Open Day” of the MPHQ nearer the time.

DRAFTING OFFICER

15. The drafting officer for this paper is Mrs Erika Hui,
Assistant Commissioner for Tourism (2) (Tel. No. 2810 3137).

Tourism Commission
Economic Development and Labour Bureau
3 July 2002










