
 
 
 
4 November 2004 
 
Hon Cheung Yue Yan       By Fax & By Post 
Chairman        Fax No. : 2509 9055 
Home Affairs Panel 
Hong Kong Legislative Council 
Central 
Hong Kong 
 
 
Dear Sir 
 
Re: Submission to Legco Home Affairs Panel regarding the conservation of Central 
Police Station Heritage Complex 
 
In view of the heightened community concerns over the conservation of the Central 
heritage buildings comprising the Central Police Station, former Central Magistracy and 
Victoria Prison (“CPSH’), we are pleased to submit to you on behalf of the Central 
Police Station Heritage Taskforce our proposal for a Citizen-Envisioned Participatory 
Assessment Model (“CEPAM”) as an alternative selection process for the development 
of CPSH (see attached). This proposal is an outcome of a public engagement exercise 
carried out by the Taskforce over the past two months. 
 
CEPAM is developed on the basis of two guiding principles: the “heritage first” principle 
and the “China principles”. If adopted, CEPAM will be a pioneer attempt by Hong 
Kong to implement a local heritage project in line with international best practice. 
 
Although a longer time span and more public resource may be required compared with 
the traditional tender process, the Taskforce is confident that the outcome of CEPAM will 
be much more widely acceptable to the public. This will likely lead to smoother 
implementation of the project and make up for any extra time spent in the selection 
process. This will also be essential to avoid any social friction such as that experienced in 
the harbour reclamation saga. 

 
Due to the rising awareness of the general public on strategic projects such as CPSH, 
broad-based public participation in the entire life cycle of the project is of utmost 
importance. We sincerely hope that Legco members may give full support to the 
principles of CEPAM and urge relevant government authorities to work out the detailed 
mechanisms and engage the public as a matter of urgency. 
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We would also like to draw your attention to comments made by participants at the 
Round Table Forum which are included in the Supplementary Report attached to the 
CEPAM proposal, particularly at the current lack of conservation policy in Hong Kong, 
the need for continuous public engagement, as well as concern at the existing tender 
arrangements. 
 
This is a rare chance for Hong Kong to anchor itself on the path of sustainable 
development and we sincerely hope that neither the government nor the community will 
miss this chance. 
 
 
Yours sincerely 
Central Police Station Heritage Taskforce 
- The Conservancy Association 
- The Hong Kong Institute of Architects 
-  Hong Kong People’s Council for Sustainable Development 
-   LIVE.Architecture Programme, Department of Architecture, the Chinese University of Hong Kong 
- Central and Western District Development Concern Association 
- American Institute of Architects (Hong Kong Chapter) 
-  Action Group for the Protection of Central Police Station Historical Compound 
-  Other Civic Societies 
 
 
Encl.  CEPAM Proposal incorporating report on public engagement 
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Citizen-Envisioned Participatory Assessment Model (“CEPAM”) 
for the Beneficial use of Central Police Station Heritage Complex 

 
 

1. Introduction 
 
This proposal is prepared by the Central Police Station Heritage Taskforce (the 
“Taskforce”) which comprises a broad spectrum of professional bodies, 
environmental groups and community groups (see appendix 1) concerned with the 
development of the Central Police Station Heritage Complex (the Central Police 
Station, Victoria Prison and former Central Magistracy, collectively termed 
“CPSH”).  
 
The essence of this proposal does not only represent the views of the Taskforce, 
but is also the outcome of a community engagement exercise which includes a 
public opinion survey and a roundtable forum of community leaders held on 25 
September 2004. The report of the roundtable forum and the results of the public 
opinion survey are attached in appendix 2 and 3 respectively. 
 
2. Guiding Principles 
 
There is strong support by the community that the development of CPSH should 
be subject to the following two guiding principles: 
 

a) “Heritage First” Principle 
 
When contemplating the future of CPSH, we should, first and foremost, 
put heritage conservation and the enhancement of heritage value in the 
centre of any development considerations. Whilst this “Heritage First” 
principle should not prevent the future development from benefiting the 
community in a multi-faceted manner, such as potential social, economic 
and tourism gains, it does require that the planning, design and operation 
of any development project should not be geared towards the maximisation 
of these corollary benefits at the expense of heritage conservation or 
opportunities for heritage value enhancement.  
 
b) The China Principles 
 
In 2000 the State Administration of Cultural Heritage of the Chinese 
Central Government approved the Principles for the Conservation of 
Heritage Sites in China (commonly known as the “China Principles”) as 
an integrated and methodological approach to the conservation and 
management of historical sites in China. These principles were developed 
through an international cooperative effort. They are developed on the 
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basis of the Venice Charter (1964) and the Burra Charter of Australia 
ICOMOS (1979, revised 1999). As such, the China Principles are 
consistent with international best practice. It is only appropriate that the 
development of CPSH should conform to the China Principles. 

 
3. Citizen-Envisioned Participatory Assessment Model 

 
As an alternative selection process to the tender process used by the SAR 
Government in the development of the Tsim Sha Tsui Marine Police Headquarters, 
the Citizen-Envisioned Participatory Assessment Model (“CEPAM”) is developed 
in accordance with the “Heritage First” principle and the China Principles.  
 
CEPAM will involve a two-stage open invitation to developers, non-governmental 
organisations and charity trusts to submit relevant proposals for the development 
and operation of CPSH. The successful bidder will enter into a 30-year concession 
contract with the government along the model of public-private partnership 
(“PPP”). Compared with a 50-year land lease, this concession model will allow 
the government tighter control and more authority to intervene on behalf of the 
public should unexpected circumstances arise during the concession period. To 
reap full benefits of this PPP model, the government will need to establish a clear 
authority, such as a heritage trust, to take up a regulatory role over the concession 
period. 
 
In order to encourage innovative proposals by potentially resource-poor parties 
(which, if successful in the first stage, may well receive financial backing from 
other parties), the process will be divided into two stages. Separate assessment 
criteria will be used at each stage and they will be fully transparent to potential 
bidders prior to bidding. 
 
 
CEPAM Stage 1 – Pre-qualification 
 
Interested parties will be invited to submit conceptual proposals which will be 
assessed on the basis of the following two criteria: 
 
a) Minimum preservation requirements 
 

The proposal must satisfy all the heritage preservation requirements for CPSH 
as set out by the Antiquities Advisory Board, including initial restoration 
works and on-going maintenance. 
 

b) Financial sustainability 
 

The proposal must be able to demonstrate that the project can, under all 
reasonable business scenario, be self-financing without relying on any 
long-term public funding support. 
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Only proposals that satisfy both criteria will be qualified to enter into the next 
stage. 

 
 

CEPAM Stage 2 – Invited tender 
 
Qualified bidders will be invited to submit detailed proposals either on their own 
or in partnership with one or more supporting partners. The detailed proposals 
must be based on and developed from the conceptual proposals qualified in Stage 
1. 
 
The following assessment criteria will be adopted: 
 
a) Heritage concept and value enhancement (30%) 
 

• Quality of heritage setting and enhancement of heritage 
characteristics to reflect the cultural and historical significance of the 
site (10%) 

• On-going management plan to ensure the enhancement of heritage 
value over the long term (10%) 

• Expertise, transparency and independence of organisational structure 
to oversee the planning, design and implementation of heritage 
conservation plan (10%) 

 
b) Design merits, competence and technical issues (20%) 

 
• Design merits and creativity of development concept (10%) 
• Experience, expertise and track record in managing heritage 

projects (5%) 
• Technical issues including compliance with traffic, environmental and 

planning requirements (5%) 
 

c) Economic and tourism benefits (20%) 
 

• Economic benefits to community (including payments to government) 
under most probable scenario (10%) 

• Ability to establish heritage site as Hong Kong’s landmark to attract 
international tourists (10%) 

 
d) Social and community benefits (30%) 
 

• Benefits to community in strengthening social cohesion, sense of 
history and local identity (10%) 

• Level of public enjoyment in terms of both quantity (degree of 
openness to the public) and quality (depth of involvement) (10%) 
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• Degree of public participation in project planning, design and 
management (10%) 

 
 

In order to obtain a balanced assessment by both professionals and members of 
the public, two different assessment methods will be adopted for the first three 
criteria from (a) to (c) and for the last criterion (d). Citizen inputs will however be 
evident in both assessment methods.  
 
For the first three criteria, an expert assessment panel will be formed with 
representatives from three groups of stakeholders: government, professional 
bodies and community groups. Members of the public can provide their inputs 
through representatives of various community groups. 
 
For the last criterion related to “social and community benefits”, the most 
competent judges are members of the public who are concerned about the 
development. Public assessment can be conducted through a specially designed 
“informed participatory process” so as to ensure, on one hand, that the process is 
fully open to all, and on the other hand, only citizens who are committed to 
understanding the proposals in detail (e.g. after going through public exhibitions, 
briefing sessions and facilitated workshops) will be entitled to give marks to the 
proposals. The public resource to be devoted to this informed participatory 
process will be justifiable for not only helping to select the best proposal, but also 
for its value in public education and improved governance. 
 
4. Public engagement and institution building 
 
Due to the cultural and historical significance of CPSH, it is important that the 
public will be given a chance to develop an ownership of the project. This can 
only be achieved through broad-based public engagement in all stages of the 
project. The following mechanisms should be considered to enhance public 
participation: 
 

• At the planning stage – an opportunity for the public to tour the site 
(e.g. an open day or open week) and envision the future and preferred 
usage of the site. Open charettes facilitated by professional planners, 
architects and community workers will be a useful mechanism. The 
outcome of the envisioning process will be valuable reference for 
potential bidders in preparing their proposals. 

• At the assessment stage – an opportunity for the public to assess the 
merits of each proposal through an informed participatory process (as 
described above) as an integral part of the assessment. 

• At the operational stage – an opportunity to build an ongoing 
institution (e.g. a heritage trust) so that representatives of the public 
can oversee the management of the site and offer ongoing advice in the 
spirit of public-private partnership. 
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5. The way forward 
 
The CEPAM proposed above is an outcome of the public engagement exercise 
during the past month and is also based on two guiding principles: the “Heritage 
First” principle and the China principles. If adopted, CEPAM will be a pioneer 
attempt by Hong Kong to implement a local heritage project in line with 
international best practice. 
 
Although a longer time span and more public resource may be required compared 
with the traditional tender process, the Taskforce is confident that the outcome of 
CEPAM will be much more widely acceptable to the public. This will likely lead 
to smoother implementation of the project and make up for any extra time spent in 
the selection process. Lessons learnt from the harbour reclamation saga can serve 
as good reference. 
 

Due to the rising awareness of the general public on strategic projects such as CPSH, 
broad-based public participation in the entire life cycle of the project is of utmost 
importance. Should the government decide to adopt the principles of CEPAM, 
members of the Taskforce are ready to work in partnership with relevant government 
authorities to work out the detailed mechanisms and engage the public in due course. 
 
 
 
 
 
Central Police Station Heritage Taskforce 
4 November 2004 
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