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3. OPTION FORMULATION 

3.1. Development Options 

Five conceptual development options were generated, each based on a 
particular theme:   
 
Museums Focused Option 

 
3.1.1. This option will see the Site develop into a museum cluster with 

maximum heritage preservation, to recapture the territory’s early 
colonial history.   

3.1.2. The layout plan and development schedule of the scheme are shown in 
Figure 3.1 and Table 3.1 respectively.  To summarise, this option 
involves a plot ratio of 0.54 and a total gross floor area (GFA) of 
5,950m2.   

3.1.3. The main building on the platform will accommodate a Police Museum 
on the G/F and basement (GFA 1450m2), as well as an Environmental 
Resource Centre on the 1-2/F (GFA 2050m2).  The former Fire Station 
Buildings will be converted to a Fire Services Museum (GFA 700m2), 
and the Signal Tower will become a Time Museum (GFA 500m2).  The 
GFA of the area allocated to retail, food and beverage is 1700m2.  The 
tunnels beneath the Site may be further converted into a War Museum.  
To match the theme of heritage museums, the lawn in front of the Main 
Building is designed to be as open as possible.  Gazebo-type food outlets 
are planned to scatter along the sides of the lawn.  While the main 
pedestrian access to the Site is located at Salisbury Road as the other 
options, a minor side entrance from the bus lay-by on Canton Road is 
also proposed.  

Boutique Hotel Focused Option 

3.1.4. This option will see the main building on the Site rehabilitated into a 
Boutique Heritage Hotel with additional commercial uses.   

3.1.5. The layout Plan and development schedule of the option is attached at 
Figure 3.2 and Table 3.2 respectively.  To summarise, this option 
involves a plot ratio of 0.62, and a total GFA of 6,800 m2.  The Boutique 
Hotel will comprise 30 guest rooms in the Main Building and 10 
additional rooms in a row of houses at the edge of the front lawn (GFA 
4100m2).  There will also be a ball room (550m2) and a food and dining 
area of 550m2.  

3.1.6. The former Fire Station Buildings and the Signal Tower will be 
converted into a Fire Services Museum (GFA 700m2) and a Time 
Museum (GFA 500m2) respectively.  Restaurants and cafes are planned 
in a number of gazebos on the southern side with a GFA of 850 m2.  Part 
of the tunnels may be further converted into a War Museum.  While the 





 

Table 3.1 Development Schedule of Museums Focused Option 

 

 Museums Focused Option 

Theme • Creating a Museum Cluster with Maximum Heritage 
Preservation 

Uses • A Variety of Museums 

• Tourism-related Information Centre 

• Retail, Food & Beverage 

Development 
Parameters (indicative) 

Museums and Information Centre  

• Police Museum :  

1450m2 (G/F and Basement of Main Building)  

• Environmental Resource Centre :  

2050m2 (1-2/F of Main Building) 

• Fire Services Museum :  

700m2 (Former Fire Station) 

• Time Museum :  

500m2, including : - 

50m2 (Signal Tower), 450m2 (Outdoor) 

• War Museum : 

War tunnels under platform 

Others  

• Retail, Food & Beverage :  

1700m2, including : - 

600m2 (Former Stable block & Gazebo), 850m2 
(Streetside), 250m2 (Alfresco Dining) 

Total  

• Site Area : 11,000m2 (approx.) 

• Total GFA : 5,950m2 (excluding War Museum and outdoor 
exhibition) 

• Plot Ratio: 0.54 

 





 

Table 3.2 Development Schedule of Boutique Hotel Focused Option 

 

 Boutique Hotel Focused Option 

Theme • Creating a Heritage Boutique Hotel with Additional 
Commercial Use 

Uses • Boutique Hotel 

• Retail, Food and Beverage 

• Small Museums 

Development 
Parameters (indicative) 

Boutique Hotel 

• Guest Rooms and Ancillary Uses :  

4100m2 (Total), including : -  

Guest Rooms: 
2050m2 (1-2/F of Main Building), 30 rooms 
600m2 (2-storey Additional Structure), 10 rooms 

Ancillary Uses and Back-of-House Facilities:  
1450m2 (G/F and Basement of Main Building) 

• Ballroom :  

550m2 (Internal Courtyard) 

• Food and Beverage :  

550m2, including : - 

250m2 (Stable Block), 100m2 (Gazebo), 200m2 (Alfresco 
Dining) 

Others  

• Retail, Food & Beverage :  

850m2 (Streetfront) 

• Fire Services Museum :  

700m2 (Former Fire Station) 

• Time Museum :  

500m2, including : - 

50m2 (Signal Tower), 450m2 (Outdoor) 

• War Museum : 

War tunnels under platform 

Total  

• Site Area : 11,000m2 (approx.) 

• Total GFA : 6,800m2 (excluding War Museum and outdoor 
exhibition) 

• Plot Ratio : 0.62 
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main pedestrian access to the Site is located at Salisbury Road as the 
other options, a minor side entrance from the bus lay-by on Canton Road 
is also proposed.  

Arts and Culture Focused Option 

3.1.7. This option will see the Site develop into a lively arts and cultural venue 
for the public.   

3.1.8. The layout plan and development schedule of the scheme are shown in 
Figure 3.3 and Table 3.3 respectively.  To summarise, this option 
involves a plot ratio of 0.92, and a total GFA of 10,100 m2.  The main 
building on the platform will accommodate a cultural village on the first 
and second floor (GFA 2050m2) and a Chinese Cuisine Promotion 
Centre (GFA 2350m2).  A festival market (GFA 1100 m2) is planned on 
the platform and a multi-purpose performance venue (GFA 1000 m2) is 
proposed underneath the platform. 

3.1.9. The Fire Station Buildings and the small graded building are all planned 
for retail use.  The total area in the Site allocated to retail, food and 
beverage is 3550 m2.  The Signal Tower and the open area around it will 
be utilised as a Time Museum (GFA 500m2).  In this scheme, 
permeability to the Site is increased by linking the platform to the open 
space on the other side of Kowloon Park Drive between Peking Road 
and Middle Road by way of a pedestrian footbridge.  The open space is 
to be turned into an active space with retail fronts and cafes, from where 
the full view of the eastern façade of the Marine Police Main Building 
may be appreciated.  

Urban Marketplace Focused Option 
 
3.1.10. This option will see the Site develop into a lively urban market for the 

public.  

3.1.11. The layout plan and development schedule of the scheme are shown in 
Figure 3.4 and Table 3.4 respectively.  To summarise the main points, 
this option involves a plot ratio of 0.97, and a total GFA of 10,700 m2.  
The western side of the main building and Stable Block will 
accommodate a Chinese Cuisine Promotion Centre (GFA of 2675m2).  
The eastern side of the main building on the ground floor will see 700m2 
allocated to retail, food and beverage.  The first and second floors will 
see a Police Museum of 1025m2.  The under-platform level will contain 
a multi-purpose performance venue of 1000m2,and an area of 2000 m2 
allocated to retail food and beverage.  A festival market is planned to the 
east of the lawn, retail use is planned to its south-west, with a view to 
matching the concept of creating a contemporary and delightful 
atmosphere, full of variety.  

3.1.12. The former Fire Station (500m2) will be converted for retail, food and 
beverage purposes and the Signal Tower and a 200 m2 area around it 
will be formed into a Time Museum. 





 

Table 3.3 Development Schedule of Arts and Culture Focused Option 
 

 Arts and Culture Focused Option 

Theme • Creating a Lively Arts and Cultural Venue for the Public  

Uses • Cultural Village 

• Fun Cooking 

• Festival Market 

• Arts and Cultural Performance 

• Retail, Food & Beverage 

Development Parameters 
(indicative) 

Arts and Cultural Facilities 

• Cultural Village :  

2050m2 (1-2/F of Main Building) 

• Chinese Cuisine Promotion Centre : 

2350m2, including : - 

1700m2 (G/F & Basement of Main Building, Stable Block),  
550m2 (Internal Courtyard), 100m2 (Alfresco Dining) 

• Multi-purpose Performance Venue : 

1000m2, 500 seats (Under-platform) 

• Festival Market :  

1100m2, including :- 

500m2 (Indoor), 150m2 (Gazebo), 450m2 (Outdoor 
Temporary Stalls, excluding circulation) 

Others  

• Retail, Food & Beverage :  

3550m2 (Total), including : -  

700m2 (Former Fire Station), 850m2 (Streetfront),  
2000m2 (Under-platform) 

• Time Museum :  

500m2, including : -  

50m2 (Signal Tower), 450m2 (Outdoor) 

Total 

• Site Area : 11,000m2 (approx.) 

• Total GFA : 10,100m2 (excluding outdoor exhibition area) 

• Plot Ratio : 0.92 





 

Table 3.4 Development Schedule of Urban Marketplace Focused Option 
   

 Urban Marketplace Focused Option 

Theme • Creating a Lively Urban Marketplace for the Public  

Uses • Retail, Food & Beverage 

• Fun Cooking 

• Festival Market 

• Arts and Cultural Performance 

• Museum 

Development Parameters 
(indicative) 

Arts and Cultural Facilities 

• Chinese Cuisine Promotion Centre : 

2675m2, including : - 

1775m2 (West side of Main Building), 250m2 (Stable Block), 
550m2 (Internal Courtyard), 100m2 (Alfresco Dining) 

• Police Museum : 

1025m2 (East side of 1-2/F of Main Building) 

• Multi-purpose Performance Venue : 

1000m2, 500 seats (Under-platform) 

• Festival Market :  

400m2, including : - 

250m2 (Indoor), 150m2 (Gazebo) 

Others  

• Retail, Food & Beverage :  

5550m2 (Total), including : -  

700m2 (East side of G/F of Main Building),  
500m2 (Former Fire Station), 650m2 (Additional Structures 
on Platform), 1000m2 (Streetfront), 2000m2 (Under-
platform), 700m2 (Alfresco Dining) 

• Time Museum :  

250m2, including : - 

50m2 (Signal Tower), 200m2 (Outdoor) 

Total 

• Site Area : 11,000m2 (approx.) 

• Total GFA : 10,700m2 (excluding outdoor exhibition area) 

• Plot Ratio : 0.97 
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3.1.13. Of note is that the entrance way to the Site will be located at the ground 
level of the Fire Station Main Building, which will be turned into a 
grand foyer. Customers and visitors will proceed along a grand flight of 
stairs to the platform, with stepped-height shop fronts and restaurants on 
its two sides.  

Enhanced Commercial Focused Option 
 
3.1.14. This option aims to maximise the development potential of the Site and 

create a tourism-oriented commercial complex.   

3.1.15. The layout plan and development schedule of the scheme are shown in 
Figure 3.5 and Table 3.5 respectively.  To summarise, this option 
involves a plot ratio of 5.8, and a total GFA of 64,000 m2.   

3.1.16. The dominant structure on the Site will be a 22 storey hotel with a GFA 
of 55,000 m2.  The hotel will accommodate 1000 rooms and will be 
erected above the Main Building.  In terms of height, this hotel will be 
comparable to the Peninsular Hotel extension to the east of the Site.  A 
significant portion of the Site will be developed for retail, food and 
beverage purposes (GFA 7950 m2).  Similar to the earlier options, the 
Site will also incorporate a performance venue (1000m2) and a Time 
Museum of 100m2.   

3.1.17. Common Design Elements 

3.1.17.1. While the main points of the respective options have been outlined 
above, there are seven design elements that are common to most of the 
conceptual development options:  

• Preservation of Historical Buildings - All of the historical 
buildings on the Site are preserved, except for the Urban 
Marketplace and Enhanced Commercial Options, which propose to 
replace the small ungraded masonry building near Salisbury Road 
to provide a grand entrance to the Site. 

 
• Open Lawn - Barrack structures currently present in front of the 

Main Building are proposed to be removed in all of these options 
to recreate a colonial lawn.   This lawn aims to enhance the 
prominence of the Main Building, increase its public relevance and 
to promote its façade appreciation.  The lawn will blend in with the 
turning circle of an Emergency Vehicular Access (EVA) leading to 
the platform. 

 
• EVA - An EVA will run from the north-western corner of the Site 

up to the platform in front of the Main Building. 
 
• Pedestrian Access - Pedestrian access to the platform is designed 

at the south of the Site by way of a flight of stairs, with a view to 





 

Table 3.5 Development Schedule of Enhanced Commercial Focused Option 

 

 Enhanced Commercial Focused Option 

Theme • Enhancing Commercial Potential at the Study Site 

Uses • Hotel 

• Theme and Ordinary Retail, Food & Beverage 

• Arts and Cultural Performance 

Development 
Parameters (indicative) 

Commercial 

• Hotel :  

55,000m2 (22-storey Additional Structure over Main 
Building), 1000 rooms 

• Retail, Food & Beverage :  

7950m2 (Total), including : - 

3500m2 (Main Building), 700m2 (Former Fire Station), 
800m2 (Streetfront), 2000m2 (Under-platform),  
250m2 (Additional Structure on Platform),  
700m2 (Alfresco Dining) 

Others  

• Performance Venue: 

1000m2, 500 seats 

• Time Museum :  

100m2, including : -  

50m2 (Signal Tower), 50m2 (Outdoor) 

Total 

• Site Area : 11,000m2 (approx.) 

• Total GFA : 64,000m2 (excluding outdoor exhibition) 

• Plot Ratio : 5.8 
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providing a grand entrance facing the busy Salisbury Road and the 
prominent Cultural Centre across the road.  

 
• Streetside Retail Outlets - A row of single-storey streetside retail 

outlets are planned at the south-western corner of the Site to 
capture the heavy pedestrian flow there.  The retail strip will help 
to draw pedestrians toward the main access to the Site on Salisbury 
Road by providing continuous activities along the edge.   

 
• Tree Preservation and Landscaping - To preserve the existing tree 

clusters at the south-western corner of the Site which are of high 
landscape value, it is proposed to embed the retail outlets within 
the platform slope.  Through careful design, it is proposed that 
encroachment into the trees above may be avoided as far as 
possible.  Similarly existing trees along the western side of the Site 
are to be retained, except perhaps to make way for the EVA access 
to the platform.  Trees at the south-eastern corner of the Site are of 
poor condition and are proposed to be replaced by additional 
landscaping to enhance the green character of the Site.  Additional 
landscaping is also proposed along the eastern side of the Site. 

 
• Transport Facilities – The Site is much constrained in physical 

terms (e.g. topography, railway reserve, need to maintain structural 
stability of the historical buildings, etc.).  It is neither the intention 
to attract private vehicles into this constrained site within the urban 
core.  Hence no car parking spaces will be provided within the Site 
in all of the options.  Other transport facilities, namely 
loading/unloading (L/U) bays and lay-bys for car/taxi and coaches 
(if any), are provided according to Hong Kong Planning Standards 
and Guidelines (HKPSG).  The only exception is the Enhanced 
Commercial Focused Option, where the L/U bays and lay-bys 
provided are fewer than the HKPSG requirement as a result of site 
constraint. 

 
3.2. Evaluation and Consolidation 

3.2.1. Evaluation of the five conceptual development options has been carried 
out against a list of criteria.  The criteria are grouped under seven broad 
categories, namely land use (including tourism significance), cultural 
heritage, design and landscape, traffic and transportation, environmental, 
engineering and financial performance & implementation.  Of the above, 
cultural heritage, tourism significance and financial viability are 
considered the most crucial. 

3.2.2. Relative performance of each development option is assessed against 
each criterion representing the specific desired attributes of the project 
with a rating from ‘very poor’, ‘poor’, ‘fair’, ‘good’ to ‘very good’.  The 
overall performance of the options is further assessed on the basis of 
their respective “sectoral” performance. 
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3.2.3. A table in Appendix III evaluates the respective performance of the 
different options.  A systematic evaluation was undertaken and each of the 
five options was identified to have its own strengths and shortcomings.  To 
summarise these findings: 

• The Museum Focused and Boutique Hotel Focused Options 
perform best in terms of cultural heritage preservation.  The 
Enhanced Commercial Focused Option performed worst in this 
respect. 

 
• The Arts and Culture Focused and Urban Marketplace Options 

perform best in terms of tourism significance and land use 
compatibility/complementarity.  The Boutique Hotel Focused and 
Enhanced Commercial Focused Option performed relatively fair in 
this respect. 

 
• The Urban Marketplace and Enhanced Commercial Focused 

Options generate the highest yield.  The Museum Focused and 
Boutique Hotel Focused Options are estimated to be non-viable.  

 
• There is no significant variation in terms of traffic, transportation, 

environment and engineering between the options.  
 

3.3. Preferred Development Option 

3.3.1. Initial consultation with the Antiquities Advisory Board (AAB) on the 
development options was conducted.  The AAB was of the view that the 
integrity of the monument should be preserved and additional structures on 
the site platform were not preferred.  As for the underground tunnels, 
members generally agree in principle to their demolition though a certain 
typical portion should be kept as a historical record.  Notwithstanding, the 
future developers must make every possible effort to conduct photographic 
and cartographic recording of the tunnels and to salvage historic 
construction materials of the tunnels as far as possible.  Upon further 
deliberation, a hybrid option was consolidated, which seeks to balance the 
three main objectives of heritage conservation, tourism attractiveness and 
financial viability.  

3.3.2. The theme of the Preferred Development Option is to create a cheerful 
hub of contemporary retail and cultural market.  A plan demonstrating the 
Preferred Development Option is shown in Figure 3.6.  The uses of the 
Site would revolve around retail, food and beverage, fun cooking, event 
based outdoor cultural performances, and market places.   

3.3.3. The development parameters of this option are contained in Table 3.6.  
To summarise, this option involves a plot ratio of 0.80, and a total GFA 
of 8750 m2. 

3.3.4. The Main Building will accommodate the Chinese Cuisine Promotion 
Centre on its G/F, basement, internal courtyard and the former Stable 





 

Table 3.6 Development Schedule of Preferred Development Option  

 

 Preferred Development Option 

Theme • Creating a Hub of Contemporary Retail and Cultural Market  

Uses • Retail, Food & Beverage 

• Fun Cooking 

• Event-based outdoor cultural performances/marketplaces  

Development 
Parameters 
(indicative) 

• Chinese Cuisine Promotion Centre : 

2350m2, including : - 

1700m2 (G/F & Basement of Main Building, Stable 
Block),  
550m2 (Internal Courtyard), 100m2 (Alfresco Dining) 

• Retail, Food & Beverage :  

6350m2 (Total), including : -  

2050m2 (1-2/F of Main Building),  
500m2 (Former Fire Station),  
800m2 (Streetfront), 3000m2 (Basement) 

• Time Museum :  

250m2, including : -  

50m2 (Signal Tower), 200m2 (Outdoor) 

• Temporary/Event-based Cultural/Marketplace Uses  

Total 

• Site Area : 11,000m2 (approx.) 

• Total GFA : 8,750m2 (excluding outdoor exhibition area 
and temporary uses) 

• Plot Ratio : 0.80 
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Block (2350m2), whereas retail use is planned on 1-2/F of the Main 
Building (2050m2). 

3.3.5. An open lawn is to be recreated at the front of the Main Building, to give 
prominence to the Building, to enhance façade appreciation and to 
provide for an open area for public gathering and perhaps street 
performance.  To the south-western corner of the Site, a Time Museum 
(50m2) is proposed at the former Signal Tower.  Around the Tower is a 
small public square (200m2) where people may crowd into hurrah for the 
hoisting and dropping of the Time Ball. 

3.3.6. Part of the G/F of the former Fire Station building near Salisbury Road 
will be dedicated for a grand foyer as the main entrance to the Site, with 
the rest of the Fire Station buildings for retail use (500m2).  From the 
foyer visitors may walk upstairs, enjoying street scenery to their left 
before making a turn and find the elegant Main Building revealing itself 
as visitors proceed up the stairs.  Stepped height retail front and 
restaurants are planned intermittently on the two sides of the entrance 
stairs, generating a continuous edge of activities from the ground level to 
the platform (Figure 3.7 a/b). 

3.3.7. Retail use (3000m2) is planned under the platform. Street front shops are 
also planned to the south-western corner of the Site to capture the heavy 
pedestrian flow there.  




	back_25: 


