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EXECUTIVE §MMARY

Chinatown, like otherhistorical districts in Singapore such as Kampong Glam, Little India
and Boat Quay, has a rich history and cultural identityThese districts have beenthe
subject of conservation efforts by the Government, but they primarily extend to the
physical conservation of buildings and structures. In recent times, there has been
commentary from certain segments of the public that Chinatown has lost much of its
social fabric and is increasingly catering tthe tastes oftouri sts. Also, it has been reported
that property investors have been buying up conservation shophouses such as those in
Kreta Ayer due to their perceived potential to appreciate in value, resulting in tenancy
changesAll of this hasled to a sense that Chirtawn is gradually losing the character and
vibrancy that it once had. This raises the question of whether conservation policy should
Ci AZOOOEAO OI A1 O DOT OAAO 1T OEAO ET OAT CEAIT A

such as practicestrades, knowledgeand cultural spaces.

In the course of our research, a refrain that often emerged was that the intangible cultural
heritage of Chinatown was unér threat due to 1) a perceived loss of community spirit,

2) a perceived loss of authenticity and 3) a highly competitive real estate market in
Chinatown which has resulted in the displacement ofome traditional trades and
businesses.With respect to the last factor we were unable to obtain sufficiently
representative quantitative data to make specific concluens about the property market
and the displacement of traditional trades in particular. Nevertheless, our qualitative
research shows that thishas beenexperienceal at least by some business owners in Kreta
Ayer. In addition, it has also been pointed outhiat interactions between government
agencies and other stakeholders such as business owners need to be improved. To
address theseissues there needs to be, in the longerm, a revival of interest from the
general Singaporean community in Chinatown not just asspace, but as a place. Without
an interest in the heritage of Chinatown, there is no demand generated for the goods,
services and experiences in Chinatown, which not only affects the level of community
participation in Chinatown, but also the survivabilityand renewal of businesseshere. In
the shorter term, there is a need to help traditional businesses remain relevant so that

they canenhance theircompetitivenessand continue to thrive in Chinatown




To this end, we propose three broad policy measures to baken by the relevant agencies:

1) Setting up adedicated statutory heritage trust (by the Government, spearheaded
AU #EET AOlgentyptite Sihghpbrk Tolirism Board);

2) Improving the commercial viability of traditional trades and businesses (bythe
Singapore Tourism Boardand the National Heritage Board, with the involvement
of businessowners and theChinatown Business Association);

3) Revitalising Chinatown to attract the interest of youths (by the Kreta Ayer-Kim
3AT C #EOEUAT 06 #1,brné stdiuboly Bebithge #ustipiofosed A A
above, with the involvement of the Ministry of Education, private organisations

and others).

While we consider that the setting up of a heritage trust would be the most
comprehensive proposal, we recognise that stsuccessfulimplementation would lik ely
require extensive consultations ad feasibility studies, making it the least likely option to
be implemented within the short-term. Thus, our other proposals for improving the
commercial viability of traditional businessesand making Chinatown more attractive to
youths, are measures that the relevant agencies could embark onmnsiltaneously or

alternatively.




INTRODUCTION

l. Chinatown z The Stage of Qur Story

#EET AOI x1 EO A EEOOI OEA AEOOOEAOQO! ahd wad OAA x
originally conceived by Sir Stamford Raffles to be a settlement for Chinese immigrants.

Each dialect group of the same provincial origin occupied a different sectéihus, the

Cantonese settled in Temple Street and Mosque Street; the Hokkienstleet in Telok Ayer

Street; and the Teochews settled in South Canal Road and Carpenter Stfeg&he

enduring sense of community and cultural vibrancy that subsequently emerged can still

AA ARAOAAOAA O1T AAuh &£O0T 1T Ol OOET A niaikddd @& AOET T C

hustle and bustle of annual Chinese festivities.

Contrary to its name, however, Chinatown represents a shareplural and multi -layered

space within which various ethnicities, religions, communities and cultures cexist. It is

home to the Sri Mariamman Temple, the oldest Hindu temple in Singapore; the Jamae

-T ONOGA j Al 061 ETTx1 AO -AOGEEA #EOIEAQh TTA 14
Hock Keng Temple, dedicated to the Chinese deMazu. These places of worship, which

date back tothe 19t century, remain prominent landmarks of Chinatown to this day.

The historical identity and cultural vibrancy of Chinatown shapes and informs its

intangible cultural heritagez A A&l O 1T £ O1 AEAl AAPEOAI OEAO E
be inherited by future generations4 While the concept of cultural heritage does not lend

itself easily to crisp definitions, it is inextricably tied to the relationships, social memory

and ways of life of a community that can often span generations. Hence, cudtlineritage

is a dynamic asset that evolves over time, as relationships are constantly forged and

collective experiences are gradually accumulated.

1 See Appendix A.

2Turnbull, C. M. (1989) A History of Singapore, 1819988. 2d ed. Singapore: Oxford University Press.
3 Karthigesu, T. and Soo H. W. (200@iscover Singapore: Heritage TrailSingapore: National Heritage
Board.

4 Kwok, K. W., C. J. Wee W. L., and Chia, K. (20R&hinking Chinatown and Heritage Conservation in
Singapore Singapore: Singapore Heritage Society, p. 17.

5



#1 1 OAOOAOCEIT T A&£EAEI OO0 EAOA EAA A Ai 1T OEAAOAAIT A
the years. In 1989, a pilot conservation project in Chinatown was undertaken by the
Government to demonstrate its commitment to conservation, which included the
restoration and reconstruction of shophouses. In addition, between 1989 and 2005,

various sub-districts within Chinatown progressivelyreceived conservation status.

Today, Chinatown is a complex, and perhaps therefore contested, urban landscape that
straddles bah the old and the new. Its eclectic mix of traditional and contemporary

offerings f ranging from medicinal halls and teahouses to novelty cafes and bars, caters

to a diverse local and tourist population. The timéhonoured Teo Chew Book Stor@

Upper Cros Street, for example, was founded in 1937 and is now operated by its third

generation owner’ Meanwhile,Lepark, a newcomer to Chinatown in 2015perated until

recenty8il T OEA OT 1T £01 b AAODPAOE | /£ editddfpartihas@® O0AOE
Oi -33ET 6 OADPAO AAO -Aldrphse BvardDpacely AT AOTI Ol OE ET E A/
(both past and present) and visitors may very well have different understandings of and
expectations for Chinatown as a social, cultural and commeat space, and may thus react

ET AEAZAOAT O xAUO Oi OEA AOOOAT O OOAEAAOI OU

[I. Our Client & Partner z The Singapore Heritage Society

This Policy Analysis Exercise (PAENas carried out in partnership with the Singapore
Heritage Socety (SHS)a non-profit and non-governmental organisation heavily involved
in heritage conservation in Singapore. Their work is guided by the definition of heritage
AO OOEA 1 EOET ¢ maAdinklliddsAredibcaveri@oEfdrgotm st bek;

5 Urban Redevelopment Authority, SingaporeConservation, ChinatownAvailable at:
https://www.ura.gov.sg/uol/conservation/conservation -xml.aspx?id=CNTWIN

6Singapore Tourism BoardPlacemaking(Available at: https://www.stb. gov.sg/aboutstb/what -we-
do/Pages/Placemaking.aspx?AspxAutoDetectCookieSupporty1

7( T h / 8 QldBuosto@sin Sngapore Which Have Stood the Test of@igie 4 EA 3 O0OAEOO 4EI A
Singapore. 5 February. (Available ahttp://www.straitstimes.com/lifestyle/arts/bookstores _-that-have-
stood-the-test-of-time).

8 |t ceased operations on 30 September 2017. Leow, D. (201@kastropub Lepark to close erBeptd A A O 6

Channel NewsAsia. 18 September. (Available at:

http://www.channelnewsasia.com/newsl/lifestyle/gastropub -lepark-to-close-end-september-9227884).

9& AOT AT A AU hFounder ¢f I:hprrl?;oq)ftﬂpSSpa(De Lepark Carmen Low Wants to Bring Back the

Kampung Spirib 8 & AT AT A j 1 ACAUET AQqh BBelat CAPT OA8 po - AOAE8 j! O
http://www.femalemag.com.sg/design/founder -of-hip-rooftop-spacelepark-carmen-low-wants-to-
bring-back-the-kampung-spirit/ ).

10 Supra at note4.
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sustaining living heritage; and promoting cultural authenticity and vibrancy. As a
moderate and independent voice for conserving both tangible and intangible heritage,
3(380 EAU AEmEI 000 ET OAOAAOAEh DOAI EA AAOAA(

wit h various government agencies.

We believe that SHS is in a unique position to advocate for the preservation, promotion

AT A OAOEOAI EQAQCEIT T £ #EET AOI x1 80 ET OAT CEAIT A
the lay of the land and has long champiomecultural authenticity in this historic district.

Moreover, the Government has generally been receptive to moderate civil society groups,

and SHS has built strong working relationships with agencies like théJrban
Redevelopment Authority (URA)and the Singapore Tourism Board (STB)

We began our PAE by consulting SHS, in order to gain a better understanding of their
perspective on the issues and challenges in Chinatowis part of these consultations we
met with tenants in Chinatown, such as the performingarts group Drama Box
Additionally, we participated in guided field trips and tours hosted by SHS and URA, so as
to experience andappreciate first-hand the environment and demographics extant in
Chinatown. Theseactivities also presented us with the opportunity to have informal
conversations with the owners of longstanding businesses and organisations such as the

Shun Tak Clan Associatipwhich complemented our client consultations.

[11.  Problem Definition Z Threats & Challenges to
# EET A OlCuliurdl® eritage
Our PAE is focused I 1 OAEACOAOAET ¢ #EET AOI x160 EIT OAI
addressing its potential threats. The definition of intangible cultural heritage can be
adapted from the 2003 Convention for the Safeguardmof Intangible Cultural Heritage
i OOEA #1 11CeldptédEbly thé QNESCO General Conference. It refers the

practices, knowledge, objects and cultural spaces associated with communities and

groups, which individuals recognise as part of their culturbheritage.1?2 Transmitted from

11 UNESCQR003). The Convention for the Safeguarding of Intangible Cultural Heritadeticle 2.
(Available at: https://ich.unesco.org/en/convention ).
12 |bid.



https://ich.unesco.org/en/convention

generation to generation, cultural heritage is constantly recreated by communities in

response to their environment as well as their interaction with nature and history, and it

provides them with a sense of identity andcontinuity. In this context, the notion of

OOAAEACOAOAET ¢c8 AT OAEI O OEA DPOAOAOOAOET T h

of cultural heritage 12 Hence, it is both forward and backward-looking.

Although Singapore is nota signatory to the Convetion,14 efforts have been made to

safeguard our intangible cultural heritage. For example, the National Heritage Board
P .("q 1 ABTAEAA A OOOOAU EI cmpo

intangible cultural heritage. This survey is expected tbe completed by early 20185

Oi

) O OET O1 A Al O AA 171 OAA OEAO #EEIT AOI

from the physical spaces within the built environmentt £0AO Al 1 h

POl
AOOAAI E
x1 60 EITC

plays a key role in shaping its character ah identity. 16 This relationship between

intangible and tangible heritage was recognised by NHB. Thus, in its 2015 survey on

SEI CADPI OA8O OAT CEAT A

EAOEOAGCAN

heritage located within the buildings, structures and sites surveyed?

("

EOAEAEI

According toURA Chinatown comprises four distinct sukdistricts as shown in Figue 1:

Kreta Ayer, Telok Ayer,Bukit Pasoh and Tanjong Paga® each with its own distinct

character and history.

13 |bid, Article 3.

14 The States Parties to the Convention for the Safeguarding of the Intangible Cultural Her{{2@@3).

(Available at: https://ich.unesco.org/en/states -parties-00024).

5, AGET T Al (AOEOACA " INAB®Iduhches Burveydmintaddibke cyltgatieriages O

(Available at:

http://www.nhb.gov.sg/~/media/nhb/files/media/releases/new%20releases/media%20release%20 -

%20nhb%20launched%20survey%200n%20intangible%20cultural%20heritage.pd).

16 Koh, M. & Melic, K. (2017)A Historic Heart: How Heritage Districts Can Make Cities More Liveable
Centre for Liveable Cities, Singapore. (Available dtttps://www.clc.gov.sg/documents/books/research -

workshop/2017/a -historic-heart.pdf).

17, AGET T Al (AOEOACA " INABémbarks @éhinatidwide Suivéy on tangilpetheligage @
(Available at: http://www.nhb.gov.sg/~/media/nhb/files/media/releases/new%20releases/2015

9.pdf).

18 Urban Redevelopment Authority, SingaporeChinatown Historic Détrict. (Available at:
https://www.ura.gov.sg/uol/publications/lifestyle -reads/walking -maps-trails/central/chinatown ).

(@}
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For the purposes of thisSPAE and in consultation with SHS, we delineated Kreta Ayas
the geographicalboundary within which our research would be focusedas shown in
Figure 2. Indeed, the term Niu Che Shu( , translated literally as ®ullock cart
waterd, which is often associated synonymously with Chinatown, actually refers tthe
sub-district of Kreta Ayer204 T AAUh + OAOA 1 UAO EO lAhafNew OEA OF

Year and MidAutumn festive celebrations?2t

Furthermore, the issue of safeguarding intangible cultural heritage is also particularly

pertinent in this sub-district, since some observers have suggested that there has been a
O$EOT AU ZEE A A OEt.2 18 otHerAvordsOtAIOAB-AEOOOEA OS Owad®l AE A
allegedto have been largely emptied out, with whatever that remains being akin to a

theme park that is makebelieve rather than an authentic cultural heritagesite. Although

Kreta Ayeris identified by URAas one ofOE A OA 60 A AA GtARAvhefeBitictei
Conservation Guidelines apply# these guidelines areprimarily related to the physical

ET £#OAOOOOAOOOA 1T £ +OAOA ''UAO8 4EAOA EO 1 EOO
cultural heritage might be safeguarded, and the Conservation Guidelines generally

appear to focus on tangible forms of heritage.

47 OAEACOAOA +O0OAOA ' UAOGO ET OAT CEAI A AOI OOO0OA
that must be addressedGentrification may be one such threat, since Kreta Ayer had
previously been singled out as an example of gentrification in Singapo#e.Another

potential threat may be the diminishing platforms for social interaction and community

building. For instance, some have suggesteBtA O OEA OAiI AEAT AAd 1T £ #E

20 |pid, p. 3.

21 |bid.

23 Al AET 8 .,8EQQimb YABAEREO AEAT O o#sl T#EAG G ARG E 1. TA <GB AXE ABBE Ao
(Available at: http://www.channelnewsasia.com/news/singaporel/little -india-s-chaosconservation-that-
keepsit-real-7579474).

23 Supraat note 5.

24 Urban Redevelopment Authority, Singapore. (2011 onservation GuidelinegAvailable at:
https://www.ura.gov.sg/uol/ -
[media/User%20Defined/URA%200nline/Guidelines/Conservation/Cons-
GuidelinesMar2017.pdf?la=ei

53 A1 AETh .8 O #WdrthgA dnld gemtdficafion: 15 phgr€laBwindn for neighbourhoodg 6
Channel NewsAsia. 19 January. (Available at:
http://www.channelnewsasia.com/news/singapore/heritage -and-gentrification -is-there-a-win -win-for-
neighbourhood-7573348).

10


http://www.channelnewsasia.com/news/singapore/little-india-s-chaos-conservation-that-keeps-it-real-7579474
http://www.channelnewsasia.com/news/singapore/little-india-s-chaos-conservation-that-keeps-it-real-7579474
https://www.ura.gov.sg/uol/-/media/User%20Defined/URA%20Online/Guidelines/Conservation/Cons-GuidelinesMar2017.pdf?la=en
https://www.ura.gov.sg/uol/-/media/User%20Defined/URA%20Online/Guidelines/Conservation/Cons-GuidelinesMar2017.pdf?la=en
https://www.ura.gov.sg/uol/-/media/User%20Defined/URA%20Online/Guidelines/Conservation/Cons-GuidelinesMar2017.pdf?la=en
http://www.channelnewsasia.com/news/singapore/heritage-and-gentrification-is-there-a-win-win-for-neighbourhood-7573348
http://www.channelnewsasia.com/news/singapore/heritage-and-gentrification-is-there-a-win-win-for-neighbourhood-7573348

after its original residents were resettled to make way foiits redevelopmentz26 and that

tEA OOAT OA T &£ AT i1 01 EOU Ob BdEndtdheed &ddgdate OA OAE |
protected. 27 Equally, the lack of interaction or effective engagement between
stakeholders in Chinatown could threaten its cultural heritage. For example, STB
proposed a multimillion -dollar revitalisation plan for Chinatown in 1998 to integrate

Chinatown into a singe themed developmengé However, this plan was heavily criticised

by various stakeholders, and members of the public, through letters to the press,
supported the need for greater consultation with stakeholders in drawing up plans for
Chinatown.2® Thus, it is worth considering whether existing interactions between
#EET AOI x180 OOAEAET T ARAOO AOA OOAEZEAEAT O Ol

heritage. These potential threats will be exploredurther in the course of our research.

In conducting our research, we were mindful of the complexities that underlie Kreta

l UAOS6 O ET OAT CEAT A AOI OOOAI EAOEOAGCA8 &EOOOI
immediately apparent or noticeable than changes to tangible heritage, there is an ever

present danger thd threats to intangible cultural heritage are not recognised until it is

too late. Additionally, culture and heritage are inherently dynamic and evolutionary in

nature. Hence, the prospect of change is inevitable and the difficulty lies in differentiating

between the organic evolution of cultural heritage and artificial barriers to that evolution.

Yet another layer of complexity lies in how change may be received by different
stakeholders. Some are likely to embrace change more readily than others. Safegiray

+ OAOA ' UAOB8O ET OAT CEAT A AOI OO0OAT EAOEOACA x&
the expectations that various communities may have for Chinatown, as well as constant
negotiations between contested narratives of how intangible cultural heritag should be

preserved and promoted.

%6 1 xh 38 08 0O 7I-togsiruct®mBanglypisobitixe@Binatdwlnipi@onservation project in
3 ET C A Pdciidso1B (1/2), pp. 12-17.

27 |bid.

28 Kong, L. (2011)Conserving the past, creating the future: Urban heritage in Singap@mgapoe: Urban
Redevelopment Authority, p. 92.

29 |bid, p. 95.
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RESEARCH METHODOLOGY

Outline of the R esearch Process

Our research methodology for this PAE involved the following stages:

t

&EOOOh xA OI OCEO O1 EAAT OE&ZUKh AAEET A AT A
intangible cultural heritage;

Second, we developed an analytical framework to guide our analysis and policy
recommendations;

Third, we conducted an indepth literature review to obtain a deeper
understanding of gentrification as a threat to# EET AOT x1 6 O wdl OAT CEA
heritage as well asthe policy options available;

Fourth, we conducted semsstructured interviews with key stakeholders in
Chinatown to obtain a qualitative understanding of their roles in and views on this

historic district;

Fifth, we collected dataon Kreta Ayer to measure the changes associated with
gentrification in quantitative terms;

Sixth, we developed a set of criteria to evaluate various policy options;

Seventh we proposed recommendations to preserve, promote and revitalise the

intangible cultural heritage of Chinatown.

Literature R eview

An in-depth literature review was conducted toacquire a deeper understanding of the

following questions:

t
t

What is gentrification?

What are the intersections between gentrification and heritage conservatiothat
apply to Chinatown?

What options might be available to mitigate the negative effects of gentrification,

while safeguarding intangible cultural heritage?

12



[1l. Interviews

To gain a qualitative understanding of the roles and views of key stakeholders in
Chinatown, we conducted semstructured interviews and selected our interviewees

based on their relevant authority, experience or expertise. We had initially contemplated

focus group discussions as an alternative qualitative research method. However, due to

the complex interplay of relationships and dynamics between various stakeholders in
Chinatown, participants might be reluctant to express their views candidly in such a

setting. Hence, we did not pursue focus group discussioasd instead hoped to obtaira

greater diversity of viewpoints directly from individual interview ees. The full list of
interviewees and our findings are set out inOEA OAAQEI 1T O3O0AEAEIIT AA
)T OAOOEAXx &ET AET CcO6 AAIT T x

IV. Data Collection

Originally, we had planned to survey tenants in Kreta Ayer on rental prices, so asctullect
primary data that would shed light on the existence, scale or pace of gentrification in
Chinatown. However, this provel to be an extremely difficult task, as tenants were
unwilling to disclose such sensitive commercial information. As a result, we adopted a

different approach andinstead focused ondisplacementas an indicator of gentrification.

Leveraging on data previaisly collected by SHS, which recorded the tenants operating or
occupying units in Kreta Ayer, we proceeded to map thisub-district once more. By
comparing past data to the current state of affairs, we sought to sharpen our
understanding of how businesseg especially traditional tradesz might be displacedover

time as a result of gentrification.

We also conducted secondary research on property prices in Kreta Ayer using research
tools and information available onEdgeProp.sgwhich collates historical data on resale

and rental transactionsin Chinatown.Our findings are summarised in Appendix B.
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LITERATURE REVIEW

This literature review aims to discern the definition(s) of gentrification, the interactions
between gentrification and heritage conservatio, and possible policy options to mitigate
the negativeeffects of gentrification.It begins by examining traditional definitions, which
tend to focus on residential displacement, beforéurning to commercial gentrification Z
in particular, the relationship between commercial gentrification, heitage conservation
and tourism. Lastly, it analyses heritage trusts as a policy option for heritage

AT 1T OAOOAOGET T h AT A AT T OEAAOO OEA AAOA OOOAU i

l. Definitions of Gentrification

Gentrification studies have typically been contextualised in Angidmerican analyses,
AACETTEI C xEOE 200E '1 AOOG6 AAMEET EOEIlclassOEAOD (
residents into neighbourhoods traditionally occupied by the working class in Londog a

process which would eventually culminate in the social spaces of the lower class
transforming into spaces for the upper class®® In this context, gentrification is
speaheaded by emerging middle class households purchasing and rehabilitating run

down houses, causing property values and rentals to rise agen moreaffluent residents

move in and do the same. Thus, they directly displace the original workirgdass residens

OEOI OCE AOEAOQOEIT1O0h T O Ai1 OOEAOOA O1 OEA 1 AO0GG
and rentals brought about by thegrowing affluence of the neighbourhood! This is

considered to be the most traditional and easily recognisable form of gentrifation 32

Subsequently, academics ancbmmentatorshave argued for a broader and more flexible
definition to explain new forms of gentrification. For instance, Smith and Williams
identified that the scAAT 1T AA OOAATT A xAOGAo6 1 £ negdar OOE £E A

characteristic of economic decline and a loss of population in older innamities,

30 Glass, R. (1964).ondon: aspects of changeondon: MacGibbon & Kee.

31 |bid,citedin- T T OAh 28 j¢mpoQs8 51 AAOOOAT AET ¢ O AT OOEAZEAAOQET
Interdisciplinary Studies Journal3 (Special Issue), Mahidol University.

32| ees, L. (2003). Supegentrification: The case of Brooklyn Heights, New York Citirban Studies

40(12), pp. 2487-2509 cited in Liang, ZX. & Bao JG. (2015). Tourism gentrification in Shenzhen, China:

causes ad socio-spatial consequences]ourism Geographies: An International Journal of Tourism Space,

Place and Environment
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predominantly in North-Eastern America and Western Europé3 Planners were thus

motivated to seek out public and private partnerships in order to bring the middle @ss
backtoinnerAEOEAOS8 EI OOET ¢ch O AO O AAEEA&A OI AE
I OOEEOA xAOAd 1T £ CAT OOEEZEAAQEITh T O OAIT1T OA
since the mid1990s 35 It integrates theories regarding global systems of finance and real

estate to explain the occurrence of gentrification in many cities and countries around the

world. Also, it isnot limited to inner -cities, with evidencedemonstrating gentrification in

suburban and rural areasas well36 State authorities, private developers and many other

actors are involved in this phenomenonFor instance, gentrifiersare typically rich and

belong tothe class of professionalsyhose activities areaided by the state and/or private
developers3’7 EE1 A CAT OOE AA A Oled| dtate lagetitiesicdn plagicdiaf O

role in facilitating the phenomenon through direct funding, subsidies or reoning38

Following decades of gentrification research thatdcused on residential changes, the
ATTAAPO 1T &£ OAT i1 AOAEAI &6 CAT OOEEEAAOQEIT EAO
growing research into the commercial dynamics of gentrification, such as those that
AT AAT A OOAAOAAOQGET T h AT T OO0 A& ihstance, Beotifidr® A OE T 1
may be independent entrepreneurs with distinctivecultural sensibilities, operating small

1 TAAl AEAET O 1T O ETAEOEAOAITU 1TxT AA OO1T OAO
atmosphere, offering innovative or valueadded products such as designer items or

Al T OEET ¢ AT A4 Theymay hAv® bedal diavindtaa neighbourhood due to its

33 Smith, N. & Williams, P. (1986). AT O O E /£A A O EBoston,iMA& AleR & Univie.O U

34 |bid.

35 Hackworth, J., & Smith, N. (2001). T"RE AT CET ¢ OO A O ATijdsoFrift@dbi eCobdmiGohdeD ET 1 8
O1 AEAT A, RA) pg. 0ckszA

36 Supra at note31, citing Smith, N., & Defilippis, J. (1999). The Reassertion of Economics: 1990s

Gentrification in the Lower East Sidelnternational Journal of Urban & Regional Resear@8(4), p. 638

and Phillips, M. (2002). The production, symbolization and socializath of gentrification: impressions

from two Berkshire villages.Transactions of the Institute of British Geographer®7(3), pp. 282308.

37 |bid.

38 Wang, S. (2011)Commercial Gentrification and Entrepreneurial Governance in Shanghai: A Case Study of
Taikang Road Creative Clustelaylor & Francis. (Available at:
http://www.tandfonline.com/doi/abs/10.1080/08111146.2011.598226 ), citing Hackworth, J., & Smith,

N. (2001) supraat note 35.

Bbidh AEOET ¢ 31 EOEh .8 je¢mnmeqQs8 .Ax CITAAITEOIh 1T Ax OOAA
Antipode 34(3), p. 443.

40 Zukin, S.Trujillo, V., Frase, P., Jackson, D., Recuber, T. & Walker, A. (2009). New retail capital and

T AECEAT OETT A AEAT GCAg AT OOENOA OCithdnd\CodunipeOdp BXMOET T EIT
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affordability or other perceived cultural or economic opportunities. They may operate

stylish commercialareaswhich serve as publicspaces®l O AEKOAT O OAOEAAT OFE
OEAOAAU £&EOI £ZIT ET ¢ OEAEO | AOGAOEAIT T1TiAAMO AT A
cultural capital.4! In the specific context of neighbourhoods witha cultural or heritage

character, commercial gentrification may also be facilitated by the adaptive reuse of

historic dwellings for upscale shopping, dining and culturé2 Given thatthe Government

in Singaporehas promoted the adaptive reuse of conserved buildings in a heritagad

tourism district like Chinatown,*3 it is apposite to examine, in the following section,

studies which have analysed the intersections between tourism, hegige conservation

and commercial gentrification.

[I. Commercial Gentrification, Heritage Conservation &

Tourism

There are several notable resemblances between heritage conservation and urban
OAAAOGAT T PI AT O ET 3EATCEAEh #EET Ah AT A 3EIT CAE
1980s to 2000s.Heritage was considered by3 E AT CE A E 8t® belanEmpoAdatA 1 O
cultural and economic resourceand in their view conservation could be aligned with
OAAOAIT T+pMarkdt-@iénsed mechanisms and property developers were expected

to (and did) play a prominent role in the restoration of protected buildingst> Shanghai

was an intemational hub and an attractive destination for wealthy businesgeople,
professionals and investors (both foreign and local)z many of whom bore an
appreciation for historic dwellings.4¢ Against this backdrop the authorities were less

interested in social preservation, as evidenced in their willingness to allow the
AEODPI AAAT AT O T £ T OECET Al OAOEAAThGr@sulEtli®o OOEA

a market for the acquisition, rehabilitation and occupation of higkquality historic

41 |bid.

42 Supraat note 38.

43 Centre for Liveable Cities, Singapore. (2015planning for Tourism: Creating a Vibrant Singapardrban
System Studieflst ed.), Ministry of National Development, Singapore.

44 Qupra at note 38.

45 |bid.

46 |bid.

47 1bid.
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dwellings by high-income tenants, along with a strong rental marketas well.48 The
Shanghai authorities, seeking to reconcile heritage with developmenhad allowed
EEOOI OEAAI 1T AECEAI OOET T A0 OI AA OAPAAEACAA
producOET T AT A AT 1 O00I POEIT6h OEAOAAU “Ghvedl OET ¢
OEOET ¢ O1T AEAOAI AZEKOAT AAnh AOOEOOOh AOAAOQOEOA
increasingly attractedto the historical and aesthetic character of oldeneighbourhoods.
These actorsupgraded andinfused the built environment with greater aesthetic appeal
and cultural distinction, and reshaped public perceptions. As other opportunists,
investors and visitors were attracted to these areas, the process of commercialisatiaas

acceleratedand property prices as well as rents ros€® In sum,theseuseful observations

regarding commercial _gentrification could be adopted to ascertain if gentrification is
ET AAAA A OEOAAO O1 #EETAQI x160 ET OAT CEAT A AC

A different study on Shenzhen, China, discussed gentrifit@an in the context of tourism.

ai OOEOI CAT GonBidefed\td dtkelrdsuit of Bigdorical preservation and reat

estate investment, where the latter coincides with the rise of the tourism industry.5!

According to the study,tourism gentrification in historical areas of ChinaEO OBA OO 1 A
mode of landscape renovation and historic recovery that includes the construction of
consumption spaces and reaéstate development[s] around [such] historical areag58

Given the foregoing, the study considered thagentrification in the context of tourismcan

be understood asincorporating the specific elements of (1) tourism development or

investment; (2) demographic changes; (3)development of physical infrastructue,

landscapes or facilities; and (4) culture or lifestyle shifts3

Admittedly, the renovations of physical spaces, shifts in culture or lifestyJand increases

in the number of consumption spaceqsuch as clubs, bars, shopping centres, hotels,

48 Supraat note 38, citing that in 2008, a refurnished twebedroom lane house could cost upwards of
US$1,700/ month, while a 300 villa in a popular neighbourhood could yield rentals of
US$14,000/month.

49 |bid.

50 |bid.

51liang, Z-X. & Bao JG. (2AL5): Tourism gentrification in Shenzhen, China: causes and sodpatial
consequencesTourism Geographies: An International Journal of Tourism Space, Place and Environment
52 |pid.

53 |bid.
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theme parks, and restaurants)> could be seen as features not only of tourism
development but also of commercial gentrification. Thus, it appears thahere are
significant similarities between commercial gentrification and tourism gentrification in
academiclit erature 5> but for the fact that tourism is regardedin the Shenzhen studyas
the main driving force behind gentrification and its associated economic, social, cultural

and lifestyle transformations. Therefore, when examining commercial gentrification in

the local context of Chinatown, we would focus on aspects suchas (1) tourism

development or _investment; (2) demographic changes: (3) development of physical

infrastructure, landscapes or facilities; and (4) culture or lifestyle shifts6

[11.  Analysis of Heritage Trusts

In our meetings with SHS, it was suggested that we explore community land tru§GLTs)
or other models of property ownership as a means to enhance local conservation efforts
and address the perceived threat of gentrificatiomn Chinatown. Our research has shown
that this suggestion was notmade in vacua My Community a registered local charity
which champions community heritage5” had similarly advocated for the creation of a
placebasedOOOOT 1 ¢ ET OOEOODOOET 1 AdontrdEend fedblvelis€ugsafd AT 1 C
AEAT T AT CAO xEOE EAOEOACA AT 1T OAOBAGmiohale AT A AA
for this was that (eritage issues are often intrinsic to the context of the local
community § andestablishingA 1 all-encompassing agencyithout public participation
AU T1T 0 AA %Hehdg MyAChOELOIHpbEosed that: 60
Q\n independent and properly financed institution modelled after UK

National Trust can be enacted to conserve, manage and operate
3ET CADPI OAB O A Odfitutin sikodidoe &vbGnvdrad telgazitte E 1

s4lbidh AEOET ¢ OEEI T EDPOh -8 jg¢nnuQs $EAZAOAT OEAI DPOIT AGAO
and South Norfolk.Geoforum 36(4), pp. 47%494; Zukin, S. (1990). Socigpatial prototypes of a new
organization of consumption: The role of real culteal capital. Sociology 24(1), pp. 3#56.

55 For example, the characteristics of commercial revitalization, historical preservation, the protection of
neighborhood integrity, living environment improvement, street and square theming, architectural
restoration, andthe transformation of buildings.

56 Supraat note51.

57 My Community,QueenstowrConservation Area(Available at:
http://www.mycommunity.org.sg/championing -community-heritage/conservation-area-1.html).

58 My Community,Queenstown Conservation Paper 20 Available at:
http://www.mycommunity.org.sg/images/stories/publications/brochures/QueenstownConservationPa
per.pdf).

59 |bid.

60 1bid.
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heritage buildings for conservation, properly financed to carry out
restoration works and possess the necessary professional expertise to
conduct impact assessment studies.

A local unit of the institution, My Questown Heritage Council, made up of

representatives from existing government agencies and civic groups,

conservation professionals, citizens and other stakeholders, can be

pioneered in Queenstown to oversee matters relating to heritage

conservation ... Th&€ouncil will also managea Trust Fund, which is

establishedo fund education, research and other activities relating to

history and heritage . A successful heritage council made up of

government officials and the civic society can bridge the gaps in tistesy

and allow for greater cohesion and connection in resolving heritage issues.

A successful heritage council in Queenstown can also serve as a prototype

£ O TOEAO AOOAOAOS8OG
Although My Communitg O D OT BT OAl xAO 110 OAEAT OB AU 5
over 2,500 residents®! Prima facig this indicates a degree of public acceptance of a
community heritage institution (albeit in the context of Queenstown, which may be
worth re-examining in light of recentdevelopments As announced byMs. Grace Fu,
Minister for Culture, Community and Youth NHB will be rolling out a Heritage Plan for
Singapore in 2018following the conclusion of thenational intangible cultural heritage
survey. The Heritage Plan is expected to be a comprehensive and holistic national
blueprint for 3 ET CADI OA fpdrpoEelip BEod QuAofa OO OOT T C 8y OAOA O«
3ET CADPT OAAT O AT6AIf thelalthofibsEaDeEVilig & consider novel
strategies and initiatives that have garnered community supportintroducing a heritage
trust may be plausible within the framework of the Heritage Plan for the next five years

from 2018 to 2022, if not in thelong-term for 2030 and beyond.

Given the foregoing,our subsequent analysis focuses on trusts as institutions broadly
responsible for heritage management, includingD OAOOOT OU AT AEAO OOAE
Lord Wilson Heritage Trust®3 CLTs, on the other hand, were not examined further since

they are primarily used to address the problem of affordable housing an issue less

61 Supra at note57.

62 National Heritage BoardSingapore.Heritage Plan for Singapor@ 8 j | OAETI AAT A AOq
https://www.nhb.gov.sg/about -us/heritage-plan-for-singapore).

63 Lord Wilson Heritage Trust. (Available athttps://www.lordwilson -
heritagetrust.org.hk/en/introduction/intro.html ).
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relevant to heritage conservation specificallyThis conclusion followed our review of the
Australian Community Land Trust Manual produced by t@ University of Western Sydney

i OOEA -s4He O HodasE of Commons Briefing Paper on Community Land TruSts
and othermaterials. The Manual was conceived to provide comprehensive tools for CLTs

in Australia, drawing upon the experiences of th&JSandthe UK and defines a CLT &%

dA]n organisation that provides ongoing affordable housing and other
community benefits, usuallyset up as a private noprofit community
I OCAT EOAOET T 86

In the UK the Housing and Regeneration Act 200BrovidesOEAO A OAT 1 |

Ol EOQU |

refers to a corporate bodywhich satisfies the following conditions®?

(1) Gondition 1 is that the body is establisdefor the express purpose of
furthering the social, economic and environmental interests of a local
community®® by acquiring and managing land and other assets in
order?

(a) to provide abenefit to the local communityand

(b) to ensure that the assets are not sott developed except in a
manner which the trust's members thk benefits the local
community.

(2) Condition 2 is that the bodyis established under arrangements which

are expressly designed to ensure that

(a) any profits from its activities will be used ttenefit the local
community (otherwise than by being paid directly to members)

(b) individuals who live or work in the specified area have the
opportunity to become members of the trust (whether or not others
can also become membersgnd

(c) the members of a trat control it.

64 Crabtree, L., Binden, H., Phibbs, P., Sappideen, C., Mortimer, D., ShahibE OEh | 8 h # EH8l C
Australian Community Land Trust Manuadlh OEA 51 EOAOOEOU 1T £ 7AO0A0T 3
(Available at:

https://www.westernsydney.edu.au/__data/assets/pdf file/0006/600567/Australian_CLT_Manual.pd.

65 Wilson, W. (2017).Briefing Paper Number 4903, Community Land Trusktouse of Commons Library.
(Available at: http://researchbriefings.parliament.uk/ResearchBriefing/Summary/SN04903 ).

66 Supraat note 64, para 2.1.

67 Housing and Regeneration Act 200BK, Part 2, Chapter 1, Section {English bodie}.

68 |bid, SALBOAAOET T od OI 1 AAIl theAndividualsiwEodive @r world geAvaniQo lideior O
work, in a specified are® 8

h 8
UAT AU
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This definition places CLTsvithin the category of community housing providers, often as
non-profit organisations.t® The most notable features of CLTs include:

t Theacquisition of land through donatiors or purchases, long-term stewardship of
the land, and provision of affordable housing through longerm leases to resident
homeowners or at restricted resale prices? and

t Membership in CLTs typically follow an open, placbased system, with the Board
of Directors comprising residents, community éaders and public representatives

in a selfgoverning community.’*

CLTs, therefore, mainly address the issue of classical gentrification as discussed above

By enhancing community involvement, producing and preserving affordable housing,

and stabilizing neighbourhoods, CLTscould counteract the negative effects of
gentrification, such as the displacement of lovincome households amidst rising property

valuesin a neighbourhood( | x AOAOh CEOAT 1T 060 A ABO 11 OEOA/
cultural heritage and hence the relevance of commercial gentrification, we proceeded to

examine heritage trusts insteadPotentially, these institutions would be able to cary out

a greater number of heritagerelated functions using trust assets while possessing

features similar to CLTs, including community involvement as well as property

acquisition and ownership.

1. Framework for Analysing Heritage Trusts

Given that heritagetrusts may come in diverse forms with a multitude of functions and
responsibilities, having a framework to analyse key characteristics dieritage trusts
would be useful Such a framework can be found in the final report of a study on setting

up a statutory heritage trust in Hong Kong, commissioned by theHong Kong

69 Supra at note64.

70 Choi, M., Zandt, S. V., & Matarritdéascante, D. (2017): Can community land trusts slow gentrification?,
Journal of Urban AffairsCurtin, J. F., & Bocarsly, L. (2008). CLTs: A growing trend in affordable home
ownership. Journal of Affordable Housing & @onunity Development Lawl7, pp. 362394, Gray, K. A.
(2008). Community land trusts in the United Stateslournal of Community Practicel6, pp. 6378;
Paterson, E., & Dunn, M. (2009). Perspectives on utilising community land trusts as a vehicle for
affordable housing provision.Local Environment 14, pp. 742764.

71 Choi, M., Zandt, S. V., & Matarritdascante, D. (2017): Can community land trusts slow gentrification?,
Journal of Urban Affairs
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Development Bureauj OOE A

heritage management and conservation challenges in Hong Kong, and assessthe

feasibility of implementing an additional statutory heritage trust alongside the existing

Lord Wilson Heritage Trust (LWHT).”3 Although the Hong Kong Governmenhas not

A A~ N

implemented the Trust 3 O O Add¢amhendations to establish sucha trust, the guiding
NOAOGOET 1T O Al I bOE Oth buCassbssaehtif trdsOsfuctirds] ThefEGré4

t Remitz7EAO OET Ol A AA OEA A@OAT O
t Responsibilities z Which key responsibilities should be handled by a heritage

trust within its allotted remit?

t Resourcesz Whatresources shodd a heritage trust have at its disposal so that it

may discharge its responsibilities effectively and efficiently?

Using these guiding questios, the Trust Study populated the framework with the key

componentsto be considered in a heritage trust’> which we adaptedin Table 1below:

I £/ A EAO

The BRsd | Key Components Explanation
. : To what extent should the trust have powers to define itg
Functional Remit .
E own scope of operation?
© . |3ET OI A OEA 0000080 OAIEOD
Geographical Remit o
merely some areaswithin it?
Policy-Making Should the trust be responsible for formulating policy?
Identification of Should the trust have a roldn identifying heritage sites
Heritage Assets or assets?
2
= Heritage What should the trust beallowed to do in relation to
@ Safeguarding safeguarding heritage?
=
2 Conservation of How much responsibility should the trust have to
Public Properties | conserve public properties?
Conservation of How much responsibility should the trust have to
Private Properties | conserve private properties?

72 GHK (Hong Kong) Ltd & Boyden Management Consulting. (2018ptudy on the Feasibility, Framework

AT A )ibpl Al AT OAGET 1

01l AT &I O 3A00ET ¢ ODP A (ASaiBhl®OOT OU

at: https://www.devb.gov.hk/filema nager/en/content_31/EngFullRep.pdf).

73 bid, p. 3.
74 |bid, p. 32.
75 |bid, p. 33.
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Public Awareness
and Education

How much responsibility should the trust have to
promote public awareness and education?

Research and
Technical

How much responsibility should the trust have to carry|
out research and technichstudies in the field of heritage
conservation?

International
Networking

How much responsibility should the trust have to engagge
in international networking? E.g. liaising with foreign
national trusts and heritage organisations.

Land andProperty

Should the trust hold land and property, and if sowhat

Holding powers should it have relating to land and property?
3 Financial
o Should the trust be sekfinancing?
5 Independence
(@]
0
& Staffing Should the trust have its own staff?

Constituency and
Public Support

Should the tust be reliant on membership or
sponsaship?

4AAT A vg Ox2006 AEOAI Ax1 OE &£ O Al Al UOET ¢
With this framework in mind, we proceeded to analyse thetWHT in Hong Kong.
However, it should be noted that not all of the components in Tabledre applicable to

the LWHT. Hence, reference to these components will only be made where relevant.

We had selected thd WHT as our case study because of the similarities betweedtiong
Kong and Singapore. Both were former British colonies which egpienced rapid
economic growth, possess strong free market principlesand face competing demands
between conservation and development. Moreover, the Trust Studgomprehensively
analysed four heritage organisations in Australia, Canada anthe UK in addition to
drawing insights from other heritage organisations in Asia’6 Thus, we took the
opportunity to focus onthe LWHT as a prime example of an existing statutory heritage

trust with nearly 25 years of experience in hetage conservation in Hong Kong.

76 The four main case studies were: The National Trust of Australia (New South Wales), Heritage Canada
Foundation, UK National Trust, and English Heritage. In addition, the GHKam drew insights from the
following Asian heritage organisations: Kyomachiya Revitalisation Study Group in Japan, Taipei Heritage
Conservation and Development Trust Fund\ational Trust of Korea, Singapore Conservation Advisory
Panel and Indian NationalTrust for Art and Cultural Heritage.Supra at note72, p. 11.
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2. ##AOA 300AUq (17T C +7117T¢c60 ,T0A 7EIOIT (AOEOA
(a) Remit

The LWHT is a statutory body established in 1992 following the enactment of an
ordinance bearing the same nam¢ OOE A / Q7AIE ffuActiolal énd] geographical
remits areprovided in the Ordinance, which statesthat the objectives of the Trust are the
preservation and conservation of the human heritage of Hong Kori§This suggests that
the LWHT hasa wide functional remit that goes beyond merely taking directions from
the Government?® AlthoughOE A |, 7 ( 4 do@prised n@ably of organisingactivities
and providing funding to community organisations and individualsg it has greater
powers to define its own aims and activities in redtion to the management of heritage
while promoting the objectives of the Tust.81 This arrangement providesflexibility to a
trust as an independent organisation, while ensuring that the trust assetas endowed by

the government and donorswould go towards promoting the objectives of the trust.

(b) Responsibilities
Expanding upon the functional remit outlined earlier,the LWHT may promote its
objectives throughany or all of the following means as provided in thé&rdinance:82

t Identification, restoration and refurbishment of relics, antiquities and monuments
and of other historical, archaeological and palaeontological objects, sites or
structures in Hong Kong;

t The provision of facilities at antiquities and monuments and at historical and
archaeological sites o structures in order to assist public access to and
appreciation of such sites or structures;

t The aural, visual and written recording of sites of historic interest, traditional

ceremonies and other aspects of the human heritage of Hong Kong;

77 Lord Wilson Heritage Trust. (2005).Board Paper: Memorandum for Members of thetiyuities Advisory
Board. (Available at:http://www.aab.gov.hk/form/lord_wilson_en.pdf ).

78 L ord Wilson Heritage Trust OrdinancgCap. 425), Hong Kong, Section E¢tablishment of the Tru3t
(Available at:
http://www.blis.gov.hk/blis_pdf.nsf/CurAllIEngDoc/3B429199766F8662482575EFO0006ACO7/$FILE/CA
P_425_e_b5.piif

79 1bid, Setion 8 (Functions and powers of the Couricil

80 From its inception and up till 31 March 2017, the Trust has funded and supported 222 approved
community projects to the tune of about HKD55.15 million. The Lord Wilson Heritage Trug®rojects.
(Available at: https://www.lordwilson _-heritagetrust.org.hk/en/projects/index.html )

81 Supra at note78. Section 8(1)(vii) (Functions and powers of the Counyil

82 |bid.

24


http://www.aab.gov.hk/form/lord_wilson_en.pdf
http://www.blis.gov.hk/blis_pdf.nsf/CurAllEngDoc/3B429199766F8662482575EF0006AC07/$FILE/CAP_425_e_b5.pdf
http://www.blis.gov.hk/blis_pdf.nsf/CurAllEngDoc/3B429199766F8662482575EF0006AC07/$FILE/CAP_425_e_b5.pdf
https://www.lordwilson-heritagetrust.org.hk/en/projects/index.html

t The publication of books, papers and periodicals, and the production of tapes,
discs and other articles relating to the objecdtves of the LWHT;

t The holding of exhibitions and conferences relating to the objeetes of the LWHT,;

t Educational activities which will increase public awareness of and interest in the
human heritage of Hong Kong; and

t  Any other activities which will promote the objectves of the LWHT.

In general, the LWHT does not formulate official government policy. Instead,stipports
activities concerning the identification of heritage sites and assetgndits role in relation
to safeguarding heritage involves mainly the provision of funding and research granfisr
a wide range of activities includingrestoration, 8 mapping24 researchg> publication8é
and exhibitions.8” In providing funding, the LWHT takes on a more supportive role
whereby the community serves as the focal point for various projects an option worth

considering in the local context.

However, the @dinance does not expressly limit theTrust to the provision of financial
support, which suggests that a more active role in organising activities may also be
plausible through a committed volunteer base. There are, after all, restrictions
concerning the employment and retention of fulitime paid staff that will be discussed in

the following section.

8 E.g. a grant was awarded to the World Wide Fund for Nature Hong Kong for their projeot2 AOOT OAQET 1

of a traditionally managed gei wai at the Mai Po AOOOA  2AKailahl® &: At <8//www.lordwilson -
heritagetrust.org.hk/en/projects/project_listing/project_details/27 -9-35-1.html).

84 E.g. a grant was awarded to DOCOMOMO Hong Kong and the Hong Kong Institute of Architectural
Conservationists for their project,0- ADPPET ¢ | OAEEOAAOOOAI (AvailableAOT EOI  ET (1
https://www.lordwilson -heritagetrust.org.hk/en/projects/project _listing/project_details/10 -224.html).

85 E.g. a grant was awarded to the Worko Group on Heritage, The University of Hong Kong for their

project, 03 OOAU 1T £ OEA OEOAA xAOAO 0OO0OPDI EACCemdntiadiampud AOEIT A
3 E QAdilable at:

https://www.lordwilson -heritagetrust.org.hk/en/projects/project_listing/project_details/10 -159.html).

86 E.g. a grant was awarded to th€entre for Advancement of Chinese Language Education and Research,

Faculty of Education, The University of Hong Kong for their projec€Bamboo Shed Cantonese Opera

WAOAAOET T AT A 0.QAdilgblA&OET T 00T EAAOS

https://www.lordwilson -heritagetrust.org.hk/en/projects/project_listing/project_details/10 -182.html).

87E.g. agrantwas awardedt8 O 3 OADPEAT 8 O #1 |1 (B3AtephenEiCAllegd Hekithgd Gdllédyi EAA Oh

https://www.lordwilson _-heritagetrust.org.hk/en/projects/project_listing/project details/10 -180.html).
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(c) Resources

Staffing
The LWHT is only empowered to employ staff in an advisory capacity or to manage the

investment of the Trust assets or property.88 4 EAOA £ OAh OEA 400006 «

structure is essentially comprised of the Board of Trustees and th@ouncil8®

The main functions of the Board of Trustees art®o manage the investment of the Trust
assets and totake responsibility for related financial matters, therebyensuring that
steady income steams will be generated to finance the LWHT's activities. The Board also
decides on broad policy matters and gives direction on how the objeges of the LWHT
should be met The Council, on the other hand,is concerned with executing the
decisions of theBoard andimplementing activities for promoting heritage preservation

and conservationwithin the financial and policy parameters set by the Board!

Members of the Board of Trustees and the Council of the LWHT are appointed by the Chief
Executivefor 2-year terms.22 The current chairman of the Board is MrDavid Fong Man
Hung,who is the managing director of Hip Shing Hong Groupone of the largest unlisted
property developers in Hong Kong In addition to his considerable private sector
experience, he hold several public appointments in the areas of socieeconomic
development, education, and social servicé3.The Council is headed by Professor Ho Rui
yin, an academic and historian who serves adirector of the Lee Woo Sing Hong Kong

History Resource Centreamongst other public roles in culture and history#4

88 Supraat note 78, Section 9 Employment of advisors and other staff

89 |bid, Section 4 Establishment of the Board of TrusteesSection 7 Establishmat of the Counc)l.

9 |bid, Section 5(Application of the Trust assejsSection 6 Additional powers of the Board of Trustees

91 |bid, Section 8 Functions and powers of the Council

92 |bid, Section 4 Establishment of the Board of TrusteesSection 7(Establishment of the Coungjlthe
Government of the Hong Kong Special Administrative Region. (201Press ReleasefAvailable at:
http://www.info.gov.hk/gia/general/201706/ 09/P2017060800783.htm).

©s.- 08 &I 1T¢ EO A I Ai ARO T &£ OEA . AOGETTAI #7111 EOOAA 1T £ OE
Conference, and the Standing Committee of the Allhina Federation of Industry and Commerce. He is
Vice-Chairman of the Hong Kong ChinesGeneral Chamber of Commerce, Chairman of Hong Kong
Strategy, a director of the Friends of Hong Kong Association, a council member of Hong Kong Committee
for UNICEF, and a member of the Advisory Committee on the Revitalisation of Historic Buildings, ahne t
Social Welfare Advisory Committee. He was appointed Justice of the Peace in 2008 and was awarded the
Bronze Bauhinia Star in 2011 by the HKSAR government. Yau, K. KW. (20C3¥gation: Honorary Fellow

Mr. David Fong Marhung. (Available at:http://www.cityu.edu.hk/cityu/about/honorary/2013 -
honfellow/citation_e_David.pd).

94 Prof. Ho Pui Yin is also Noi#itxecutive Director at the Hong Kong Urban Renewal Authdyi Honorary
Advisor of the Hong Kong War Memorial Pensions Advisory Committee, and Museum Expert Advisor at
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The leadership of the Board of Trustees and Council suggests that representatives with
experE AT AA ET OEA DPOEOAOA OAAOI O EAI P O & O00A
managing a trust that hads substantial amounts of public money and property,

generating income and reducing costs, while academics with expertise in history and

other fields provide the necessary understanding of heritage issue®ertinently, the

substantial experience that both Mr. Fong and Professor Ho have with public involvement

enhance their ability to advance the objectives of the Trust for the public good. This
DAOAADPOEI T 1T &£ OEA 4000060 | dokeinbroedbyé&fadEl AADAIT
that the Board and Council members do not receive any income from the LWPpISave

for reasonable travelling and accommodation expenses of members who are not resident

in Hong Kong and who are required to travel to Hong Kong for éhpurpose of attending

any Board or Council meeting®84 EEO EO AT 1 OEAAOAA O1 AA A O
noted in the Trust Study?”

Another notable aspect is the inclusion of government representatives on the Board and

Council, with the Secretary for ldme Affairs having a position on the Boar& and the

Director of Architectural Services, Secretary for Education and Manpower, and the

Deputy Secretary for Home Affairs having positions on the Counél.This helps to

i AET OAET 1 ET EO A Abissfald publicEdlicies and Pragtats, éndufeE
OEAO OEA (11c¢c +117¢c "TOAOTTATO EO &OIT U ET A

provision of administrative support if necessary00

Financial Independence

With respect to funding, the LWHT isat presnt, entirely self-sufficient on donations and
income streams from investing its trust assets. In 1993, the Board decided that a
PpOl ZAOCGOET T Al A£OT A 1 AT ACAO OEIT Ol dssetAA FUA DT ET O

the Leisure and Cultural Services Department of Hong Kong. Shaw College, the Chinese University of Hong
Kong. Available at:
http://www.shaw.cuhk.edu.hk/index.php?option=com_content&view=article&id=86%3Aprof-ho-pui-
yin-director -of-lee-woo-sing-hong-kong-history -resource-centre&catid=61&ltemid=145&lang=en).

9 Supraat note 78, Section 15 (No distribution of profits).

9% |bid, Section 10 Payment of fees and expenes

97 Supraat note 72.

98 Supranote 78, Section 4 Establishment of the Board of Trustees

99 Supraat note 78, Section 7 Establishment of the Coungil

100 Supraat note 72.
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Management Committee was formed to considenvestment proposals from prospective
fund management companies, and the founding sum of HKD43 millionas used to
establish an investment portfolio for the LWHT. The current fund manager is Coutts & Co
Ltd, and its responsibilities areOT ET OA O O asSes Arudently, with e objectives
of preserving those assets, producing a steady source of income and achieuimglong-

term appreciation of those assets01

Apart from investing the initial government endowment, the LWHT gained a significant
source d donations through its partnership with Shanghai Commercial Bank Ltd (SCB).
SCB launched a Heritage Credit Card scheme in 1998 with an initial donation of
HKD200,000 to the LWHT, with an additional contribution of HKD20 for each credit card
issued102 It also pledged to donate 0.25%0f every dollar cardholders spentusing the
Heritage Credit Cards. This brought in a substantial sum of HKD1,727,134 from 1998 to
2016,103 which is significant considering the total donations received by the LWHT since
its inception (approximately HKD47 million as of 2016)194 Their experience suggests
that long-term collaborations with private organisations on a visible heritage funding
scheme may be a viable option, in addition to building up a list of don®and patrons who

make significant oneoff or cumulative donations10s

101 The Lord Wilson Heritage Trust2015-2016 Annual Report(Available at: https://www .lordwilson-
heritagetrust.org.hk/filemanager/archive/annual_reports/15 -16.pdf).
102 Hong Kong Special Administrative Region Government Information Services. (1996)$ AE1 U
)y T &£l Of AOET11 Jahuéry. [AdalaBlé aibttp://www.info.gov.hk/isd/news/dib/0111.htm ).
103 Respectively, the sums are: HKD368,611 in 1998999; HKD132,733 in 20002001; HKD94,458 in
2001-2002; HKD103,654 in 20022003; HKD102,450 in 20032004; HKD83,793 in 20042005;
HKD88662 in 2005-2006; HKD136,460 in 20062007; HKD82,494 in 20072008; HKD75,223 in 2008
2009; HKD76,071 in 20092010; HKD57,241 in 20162011; HKD98,998 in 20112012; HKD74,293 in
2012-2013; HKD57,940 in 20132014; HKD49,726 in 20142015; and HKD44,327 in 20152016. The
Lord Wilson Heritage Trust Annual Reports. (Available ahttps://www.lordwilson -
heritagetrust.org.hk/en/publication/publication.html ); Archives. (Availele at: https://www.lordwilson -
heritagetrust.org.hk/en/archives/archives.html ).
104 Supraat note 101.
105 NHB has built a long list of Donors and Patrons comprising the following:

(&) 1 Patron (who cumulatively contributed between $1 million to $1,999,999 per year);

(b) 10 Partners (who cumulatively contributed between $150,000 to $999,999 per year),

(c) 16 friends (who cumulatively contributed between $50,000 to $149,999 per year),

(d) 40 supporters (who cumulatively contributed between $10,000 to $49,999 per year),

(e) An unknown number of donors who requested to remain anonymous.

Strategic Communications & Digital Division, National Heritage Boar&ingaporeO! " ECCAO O0EAOOOA

'T1T 0A1 2ADPT O@vaiebleat: 7 ¢t v 0 6
https://www.nhb.gov.sg/~/media/nhb/files/media/annual%20reports/ar_2017_s_pdf_a.pdf ).
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Property Ownership

The Ordinance grants the LWHT a broad range pbwers in relation to the acquisitionof
and autonomy over property, which permis the Trust to take on more ambitious roles
and responsibilities regarding the conservation and appropriate use of any such

properties. Section 6 of the Ordinance expressly provides th&#é
O4EA "T AOA TzE 40000AAO i AU

8 acquire, by gift, purchase or other means, prop erty whether or not
subject to any mortgage, easement or other charge, and hold and sell, let
or otherwise dispose of sughroperty eitherfor promoting the objects of

the Trust or for the purpose of investmert

While the LWHT is presently focused on fundg research and educationand does not
hold any properties, it is not precluded by the broad provisias of the @dinance from

acquiring property or accepting gifts of property.

3. Conclusion on Heritage Trusts

yT AT T AI OOEIT T h OE#amew@iO@it, Rpddidlited and eddaes)

provided valuable insights with which the LWHT was analysed. While this framework will

Ol AT OAGAAT U AA Apbpi EAAAT A OI OEA & Oi OI ACGEIT 1
intangible cultural heritage, t could also have a broader application to policymaking

regarding local heritage conservation in general

106 Supraat note 78, Setion 6 (Additional powers of the Board of Trusteges
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ANALYTICAL FRAMEWORK

T
M

The framework AAOEOAA O1T AT A1 UOA OEA OEOAAOO O #
as well as evaluate policyptions should fulfil the following:

y Articulate what is meant by intangible cultural heritage in the context of
Chinatown, such that the state of intangible heritage conservation can be
appraised according to suitable indicia or standards;

y Take into account that pereptions of what constitutes intangible cultural heritage
are highly subjective and preferencebased,;

y Recognise that heritage is not simply the preservation foa static historical
condition but that it needs to resonate with the presentinsofar asit shapes
presentAAU AT 11 AAOEOA EAAT OEOEAO AT A EO OAIlI C
AT A TAATET CO HadOEA DPOAOAT 06 n

y Address the fact that there are multiple stakeholders present and involved in
Chinatown given its simultaneously different roles: political constituency,108

conservation area, tourist attraction, traditional hub and public transport node.%9

We propose a 3stage framework as follows:

1. Identify stakeholders in Chinatown

2. Determine stakeholder perceptions

of experiential authenticity

3. Determine the effects of stakeholder
behaviour on experiential authenticity

1077 AOGAT AOh 18 je¢cmpxqs8 ! AT DOET ¢ OOEEI CO 1 £ OEA 1 EOOI Ad
authenticity of place in the Jewellery Quarter, Birminghaninternational Journal of Heritage Studies

23(2), p. 141.

108 Chinatown straddles both Tanjong Pagar and Jalan Besar Group Representative Constituencies.

109 Chinatown MRT Station serves as an interchange for the North East and Downtown Lines.
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l. Identifying S takeholders in Chinatown

(AOEOACA OPAAAO OEIOI A T1TO0 AA AT Al UGAA AO A
AT OEOUs N OEAU AOA Olthatthdld differentAnieandgs @oldiki@dhiA OD A A
individuals and social groupst1o Chinatown, as a social, cultural and commercial space
represents a variety of things to different people Therefore, any meaningful analysis of

the state of Chinatown as a heritagepace must take into account the perceptions of its

users, and be cognisant of the fact that no user has a monopolyer what Chinatown

represents or should represent. The first step of our analysis is thus to identifwhose
perspectives we must canvass, i.e. identifying the different individuals and organisations

visiting, inhabiting, changing and managing Chinatown, anghderstanding their roles.

To this end, weselected our interviewees based on their relevant authority, >@erience
or expertise. For example, direct participants or close observers of the polieyaking
process regarding Chinatown were of particular interest to us. Thus, we interviewed
representative from STB, the lead agency in Chinatown, as well agsepresentative from
URA, whose guidelines shape land use within Chinatowi/e also interviewed business
owners in Chinatown anda community representativegiven their first-hand experience

of realities on the ground

[I. Perceptions of Cultural Heritage in Terms of

Authenticity

Proceeding from the earlier premise that notions of heritage spaces are subjective, it

xT OTA 1TT 0 AA x1 OOExEEI A O EOACA OEA OI AGAT
accordance to objective standards. In response to the need fa standard that
accommodates subjectiveperceptions, we adopted authenticity as the parameter

OEOT OCE xEEAE xA O1 AAOOOAT dof thesstate af riarigiBlE | 1 AAO
cultural heritage in Chinatown,i.,ex EAO AAAE OOAEAET | dukénbcty O1 AAO
is, and whether they consider Chinatown to be authentic. We are interested specifically

~ A 2 0~ 2 A N

EI AGPDAOEAT OEAI ADOEAT OEAEOUS8 wobAbdsddl OEAI

110 Tully, G., Hanna, M. (2013). One Landscape, Many Tesahincovering Multiple Claims, Visions and
Meanings on the Theban Necropolifrchaeologies: Journal of the World Archaeological Congrg@ss$55.
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experiences as part of their daily lives and routine. This is appropriate measure insofar

as it goes beyond lookingmerely at the historical accuracy and genuineness of the

cultural objects and practices ohspace, yet takes into account that authenticity, from the
perspectiveil £ ET AEOEAOAI Oh 1T £OAT OA&EI AAOO OEAEO O
EAAT OF DoBkk@ at @xperiential authenticity thus accords well with the fact that

heritage is subjectively constructed and that its value lies in the meaning that it conues

to hold for the present.

Experiential authenticity may be understood according to three dimensions: the
experience of origins, the experience of continuity, and the experience of potentiality and
actuality.112 The experience of origins looks at howAOOAET EEOOI OEAAT NO/
AAOAAOGAAT A AT A ET &£ Of OEA DPOAOGAT 6oh xEEI A C
processes and structures which have endured the passage of time till today continue to
OAOAET OI AATET ¢ A& O Opedenc®d @ AdeAtialifycasd a&ualityAl 1 Uh
looks at how a space provides for possibilities of change that allow for the construction

of individual and collective identities113

[ll. Effects of Behaviour on the Authenticity of C ultural

Heritage

Where relevant, the béaviour and interactions of stakeholders in Chinatown will also be
examined to determine how they contribute to or detract from the experiential
authenticity of Chinatown. This is likely to pertain mostly to users of Chinatown who have

managerial or execuive power over Chinatown.

111 Supranote 107, p. 143.
112 |pid.
113 |bid.
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STAKEHOLDER ENGAGEMNET Z INTERVIEW
FINDINGS

Six interviews were caducted. Each interview was recorded and the identities of our

interviewees have been anonymised in the interest of confidentialityOur interviewees

were:
t 1T 1T AFEAEA]l AOT 1 34"860 #0101 O00AIHe STBAAET AC
I EEBAEAI o
t 117 1T EEEAEA] AOT T 52180 #11 QAODAIOEIN ££E AE AlC
t A former food and beverage operator irChinatown, who grew up in Chinatown
j 0:!1&q

t Affl Ol AO AT A AT A AAOAOACA."IGEHAOAOT O ET #EEI
t A senior representative from the Kreta Ayer+ EI 3 AT ¢ #EOEUAT 08 +4
t 2APOAOCAT OAOEOAOG &OI I A OOAAEOQOEI T AHe AOOO

A s oA £ s

l. Safeguarding Intangible Cultur al Heritage

/| 60 ET OAOOCEAXxAAO A1l ACOAAA OEAO OAEACOAOAE]
involves both a backwardlooking and forward-looking aspect. For example, the STB
official sad:

0) GEOBIOGE AT 1 AAT OO AOOEAT OB AdieGadde EO3 O Al

of the place to the changing needs, the changing tastes of local
3ET CADPT OAAT 0856
These two concepts of authenticity and relevancare unpackedfurther in the following

sections

1. The Concept of Authenticity
The concept of authenticity speaks to the history of Kreta A&y, as the STB official

mentioned that interventions introduced by STB haveD | dra@ a link back to the history
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of the place, totie heritage, to the story behind that plaée8 41 EEO Iivery Ah OE|
importantd A O E O A higKinp absuEtielactivities that should occur in Kreta Ayer.

This understanding of authenticity resonatel with the other interviewees as well. For

exampe, the KAKSCCC representative statetthat the grassroots organisation plans

Lunar New Year and Midl OO0 OI 1T AAIT AA OA(xkeiedr( days AGhh&awd] O

was a place where the Chinese gatheee8 4 EAEO AAOEOEOEAO AOA Ol
historical identity of Kreta Ayer. These celebrations are organised not ontp (preserve

our own traditions, but also to promote them 8 4 E ACC+epres@ntative also described

OEA 1T OCAT EOAOQEIT T A1l Amigsi@ndo piotkdd ARDAOCACOBAAEDET A
that they would otherwise Gosed OEAOA OOAAEOEI 1 08

The STB official similarly gaveéhe example of the MidAutumn Lantern Walk as a type of
activity that should be contnued in Kreta Ayer. He described O Ad&nudl heritéye

lantern walké &nd said that AEET AOAT OET OHavk thd dppo@ubity @Avalldi O
around with lantern® 8 (A Al O woukhlE A @O ®Adgardsdrs8 AT T80 OOA
lanterns anymor® A Owo@EAEAD OA OE A IdB&HaAkDE A dutheédrdicitp(B 4 1

his mind, the crucial link between thepastand thepresentmust be maintained. However,

it is noteworthy that he did not consider this criterion of authenticity to be applicable to

all activities, but instead only to@ertain rituals, certain practice$ 8

These esponses also imply thathere are shared traditions and practices that the Kreta

Ayer community treasures; that Kreta Ayer is home to a communitihat, to some degree,

has acommon understanding of thetraditions and practices that bindthem together.

Others echoedthese sentimentsAU E1 O1T EET ¢ Chdunitybpb@ BT 1T £ A O

4EA AOT AAcomuvkiao TAMBPAAADO O1 EladsibAshecidllythe 3 ET CA
Singaporean Chinese communityThe KAKSCCrepresentative saidthat their activities
are not organised solely for the constituency, bualso with the broader Singaporean

Chinese community in mind:

OA 110 1T £ 100 AAOEOEOEAO AQAorAakd A
people rememberthaE1 3 ET CA DI ©dkewhethr ydullivie O

I OO0 b
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AT CEATC T O *00IT¢ 7A00h OEAOAGO OOEII
ChineseB 6
The meaning of authenticitythus has two essential components. Firstly, that the activite

taking place in Kreta Ayerare linked to its past and heritage.Secondly,that these are

practices and traditions ceemed authentic by the Singaporea@hinesecommunity.

2. The Concept of Relevance

An additional consideration is relevance. The government is very cognisant that
intangible cultural heritage is not staticand that it must evolve. The URA official noted
OE A O doriothksée cddservation areas as preserved in aspect and therefore frozenea tim
while the STB official statedthat Kreta Ayer must stay relevant by adapting to the

&@hanging needs, the changirtgstes of local Singaporeagss

Other stakeholders shareal similar sentimentsthat the area must adapt in order to stay

relevant to locals. However,they also agreed that staying relevant is a contimus

AEAI T AT CA AO +0AOA 1 UAsd@lipto e AlitieteAt frdndte pastOE OE | 1
)yl PAOOEAOI Aoh A AiiiiT1tT AT TAAOT EO +0OAOA ! U/
Singaporears. In the past, as MsA mentioned, it was common for @randma [to] bring

[her] grandsord O  # E E pufcRabkextiaditiéhéal Chinese medicine suppliesfor
example.However, Ms A notedthat this is no longer the case todayDue to the prevalence

of heartland malls, families are able to purchase commodities from more convenient

places.There arethus fewer reasons for youths to frequentor be brought toKreta Ayer.

As a result, our respondents saithat it is difficult to attract younger Singaporeans to visit

Kreta Ayer and to learn more about its intangible cultural heritageFor example,the

KAKSCCC repsentative notedOE AJD OO ¢ PAT D1 A Ad 1 GI0 #HEH I0A @Il x 1A
O E AnDst youths think that coming down to Chinatown is something not trendy, very old
fashioned 8

The traditional arts group representatives also mentioed that they have experienced
difficulties in trying to attract youths to learn abouttheir art form, Nanyin music. Nanyin

refers to a musical performing artthat is central to the culture of peoplewho originated
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from Fujian Province in Chinall4 It is one example of the intangible cultural heritage
assets that exist in Chinatown. In the past, these traditional arts group representatives
EAOA OleverAgk onGChine€e orchestras to attractyouths A OO @d fucressih, O O

because their primary intereswas in Chinese music and nianyin specificallyo 8

Ms.Aalso shared her experience of organising an activity in Chinatown thatas targeted

at youths. She said

O) OA il #ab &AGhannel NesAsia journalistreporter with me, anche
just said it aloud that this was the most (sic) number of young people
he had ever seen in Chinatown ever in his life8 6

Smilarly, the STB official notethathex | O1 A  te&ck dut tdifie yadbnger generatian
butwaO AT 1T AAOT AA O gidtdhgiteAulturad He@ale wets dtddcased and
celebrated in a very traditional manne8 it could be a turnoff to manydy U1 ThOs:fars

Kreta Ayer to stay relevant toyouths, there may be a need to modernise past practices.

This issue of Kreta Ayer needing to adapt tohanging tastes and preferences to attract
Singaporean youths will be discussedurther in subsequent sections as it is also a

potential challenge to safeguarding intangible cultural heritage.

3. A Balance between Authenticity and Relevance

In safeguarding intangible cultural heritage, a balance needs to be struck between
authenticity and relevance as the two values mayull in opposing directions. For
example, to ensure relevance, one may have to consider camigorising traditional art
forms, rituals or activities to attract youths. However, this mayalsoraise questions abait
how authentic the art form, ritual or activity remains. Adelicate balance must therefore

be struck between thesetwo concepts

Policy-makers recognisel the need for this balance. Indeed, the URA official nadethat in
AAOAOI ET ET ¢ Eisoftwate® AEET #EE BEAOOx itis@®ET 01 A OAl AE

114 UNESCO\anyin (Inscribed in 2009 (4.COM) on the Representative List of the Intangible Cultural
Heritage of Humanity). (Available athttps://ich.unesco.org/en/RL/nanyin -00199).
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@onstant negotiation and understanding what are the community
expectationdn terms of the role of the area. From a dé&y-daybasiswhat
should stay and what should not change. From a larger cultural
PAOODAAOGEOAR 1 AUAA EO6O AAT OO AEAOGOEOAI O
as an anchoi these things I think are constantly being negotiated 8 6
Various other stakeholders have had to negotiate this balance for themselves. For
example, the traditional arts group has introduced fusion music to their repertoire to find
Qulternative mediums and platforms to promotBlanyind Bhey are aware thatthey Gnust
be very pecise with thisbalanc@ 1T O OEAU Alld3é the ebsénEchdfamyibciOsh O
TEAU AOA OEAOA &I OA préd@uing the tAaditibnal klénedd\ NeiQE O
The balance that they have struck is to introduce fusion music, bstrive to maintain a

strong foundation in traditional Nanyinas well.

With regard to Ms A, who was a former food and beverage operator in Chinatowone of

her main interests was toattract youths backto Chinatown. She envisioned the location

I £ EAO A Ommukiy BumdA G\ T Apladedor youn@people 8 4 du&tBheE O

belief that when youths A O Angafed in the space and [you] share with them the history

[of the place], they willbe k8 O1 AO 1T A A£ET A 1 00 a8 OAE AT AAIOAIORAAR
shehas struck appears to be firmly in favour of attracting/ouths through youth-centric

s o~ A s s s oA s

AAOEOEOEAO AT A OEAT OOET ¢ OEektagewitbthemOOOT EOU C

[I. Differing Perspectives Regarding Kreta Ayer

An additional layer of complexity in determining the appropriate balance between
authenticity and relevance is that there can be different perspectives by whigheople
view Kreta Ayer. These differentGehsedcould imply different notions of what the

appropriate balance between authenticity and relevancehould be.

4EA EEOOOWaOA OOABAAI AUO®EA 34" | AFEAEAI h xEI
OOCEitwglendesip 1T £ OT OOE OO ®egdkd td\tourisisAhA toslersichtayE

in terms T AhowOcan we sell [our] multicultural story to the visitor® 8 & OT I OEE
perspective, the emphasisippearstobd T OEA AT I i T AEOEOAOQET T 1T & +

and about marketing this heritage to tourists. There is nothing inherently wrong with this

objective or with taking this objective into account in making the calculus between
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authenticity and relevance. Howeverthe view of localson how this balance ought to be
struck may not necessarily align withthose of foreign visitors For examplethe KAKSCCC
representative, who has interacted with STB in the past and is familiar with local

sentiments about Kreta Ayer, argue that:

OE1T OEA DPAOO #EET AOI x1 x AGhinkselved i O1T EOU E
and do business between themselves, and now you have all these
commercial things coming inSTB has always been trying to make

F#EET A0l xTy ET O A O1 OOEOO AAOOET AOGEIT 1
everything is not natural 8 6
This statementrecd 1 O T OEAO T AOGAOOA OGshA AKED KO EOBEE®IT ATUAEEA(
which suggeststhat whatever remains of Chinatown today is artificial. The STB offidiad O
response to this criticismwad O E Adbit BaBE A1 @ OE Acllly &ddse wt@reT 1 & O

[Chinatown] is almost like a theme patk 8

AEA OAATTA OAOG 1T &£ O1 A1 08 OEAO AAT AA OOAA (
generation and the older generation, as the two generations may have different
expectations of Keta Ayer. The STB official note® E A O intérfireiatiod of authenticity

and heritage, is up for discussion A A ARDO @A A A Awhkh geriod, Which era,

which lens8 [one] timeframe[s] around itd 8

An example of this tension would be Mg 6 O A @ b Aadoftid a/mdre yolith-centric

approachto her business. She nogthat EA 11 AAO CAT AOAOGEI T h OI |
understandd EAO AOOET AOO8 (1 xAOAOh OEdthakshedidDOADAOQ
T 1 €allpneed the parents or grandparents to come fieel that they like this placé 8 3 E A
instead hoped that her businesswouldA A A | Apeh [@)] cddversabion AAOx AAT OE
older and younger generation about Chiatown. Hermotivation, therefore, was to initiate

A AT T OAOOGAOGET 1T AAT dptesent@dhoSsithe diffedeitd geGeraBoAO O Al

115 Supraat note 22.
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[1l. Potential Threats to Safeguarding Intangible Cultural

Heritage

1. Commercial Gentrification
Our respondents highlighted the issue of commercial gentrification as #reat to
# EET A QihtangiddeGultural heritage. The KAKSCCC representative describéhe
process of commercial gentrification in this manner:
O4EA DOl AT Al xEOE #EET AOI xT EO OEAO
[have] beenpurchased privately at an expensive rate 8 So after

conservation the property values went up ? because people
purchased it for commercial value 8 6

Mr. B, who had previously operated a food and beverage stall in Chinatown for many
years, concured. He noted that rental prices increased with the introduction of(hig
players com[ing] i AT A D OOA E ARuBHer®ore) thd meAr@rGrwhich this
threat manifested was rather subtle as MrB noted that these commercial property

developers were:

@oing very slowly, step by step z one guy buys this, another this
another this z together it was shifting. But what was visible already is
that some of the very traditional real estate owners retracted ¥ OEAY 8 0

As Mr. B had suggested, the traditional real estate owners could have been displaced due
to the influx of bigger commercial players, whanight have bought out these traditional
owners. Alternatively, the rise in property values may have implied a concomitant
increase in rental prices. This could have displaced traditional businessesghich were
unable to afford the high oveheads. For examfe, Ms A stated O E AaQcbupl®of [her]

family member§ xET EAOA AOOET AOOAO mdnchedEnboiselifg x 1
EECE

~ N - s A~

8 O1T OOEOOU EOAI 6 AAAAOOA OEA 1 AOCET06 88O

traditional arts group representatives also noed that:

E A

O0) £ OEAOA AOA 11 OAstatbrizdiA EldriatbvinAthe AOOET AOO

atmosphere in Chinatown would be differerBut generally, they seem to
be moving away from Chinatown 8 6
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Aside from these ground sentiments, policynakers that we interviewed recognised that
commercial gentrificationisaAEAT 1 AT CA AO xAil 18 4EA 3n" 1 AELE

gentrification question is difficult to answes 8

However, it is interesting to note that public officials may have a slightly different
understanding of commercial gentrification as compared to the other stakeholders. From

OEA 34" | £Z£ZEAEAI 60 DPAOOPAAOEOAR EO EO DPAOO
x| Ol Aevolilg lifesyle changes and evolving tastts AT A OEAO OOAAEOQEI 1
AT 01 A AA AEODPI AAAA AO A OAOGOI 08 'O AT i PAOAA
rentals, the traditional businesesd ET AAEI EOQU O1 APBPAAT O 11T AA

be givengreater explanatory weight for whythey have been displaced.

2. Changing Character of the Community
The changing character of the community was described in various ways and can also
DOAOGAT O A AEAI T AT CA O OAZEACOHemdge! ¢ + OAOA ' U

This changing character was first described in terms of a lossf @ommunity spirio h A O A

to changesin the demographics of commercial property-owners in Kreta Ayer andthe

loss of traditional business owners. MsA, whose family used to operate a business in
Chinatown and who had spentmost of her childhood in the area, suggestedhat the

#EET AOT x1 1T Aw&Endre @Anubitydivdnd8 O) 1T AT I PAOEOI T h O
O1 A Abst obthe shops in Chinatows [are] really in it for business for a buék8 .B O

agreech OOA OE T previdhg geieratdms Awerd] very community minded e also

noted that Qvhen real estate becomes the focus, it is getting more business minde&HatA

O E domunity [has] changetb shareholdervalué h x EOE DBOI DPAOOU 1T xT AOC

on their real estatepurchases

The KAKSCCC representative gavel A @AIT Bl A TcammbrityAspidttlaraodg | £ O
business operators in Chinatowh AAOAOEAET ¢ OEA AdmBAWYAT AA
spiritd  OEAO OOAA théddituath@edayd OAO0OOO0

0&1T O O00h xA Al Olincomd\fanfiliesAbltl tadidem,lif@hey 1 T x

have no money e.g. this costs 10 dollars but they only have 2 dollars, then

Uil &6 AAT TEGS A QA BU A Ewladinwe Avénto appddach AU Y 8
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people and ask thenf they want to offer 2 -dollar meals for our low -

income families 8 4EA 11T OA 11T AAIh | AOOOA EAxXxEAOO
O0PPT 0068 " OB xHIAQE AW BOAIERU AOET O1 A ) AT O
benefit me. 2 dollars | will make less profit, | sell at 3 dollars means 3

AT T 1 $0@n® dyaamics are very different 8 0

Given the foregoing, e decline in @ommunity spiritd corresponds with changing
demographics in Kreta Ayer anc greater emphasis orcommercial profit s. The changing

character of the community was also expressed in terms of the difficidts stakeholders

facein trying to make Kreta Ayer relevant to the younger generation of Singaporeans.

According to the KAKSCCC representativiis fellow membersOf OY1 | AOEI AO 8 C
A E OE A A @ith AHe Arécéss of trying to attractyouths to Kreta Ayer. It has not been

A A O Umoét@outBs8 think that coming to Chinatown is something not trendy, very old
fashioned l&ft unresolved, his difficulty could be a potential threat to intangible cultural

heritage, asthe KAKSCCC representative notdtat:

OET x Usboity forfnig its own culture is that it must be a norm

amongst the majority 2 but if it is not, then the place or maybe certain

thingswillbe ocODEAA AU DPAT PI A £O0iIi OEA T OOOEAAS
If it continues to be the case thatthe (orm amongst the majoritp A&l O UT O1 CA
Singaporeans is to avoid visiting Kreta Ayer, it will be extremely difficult to safeguard
+ OAOA ' UAOG O EIT OAT gdotAs wluld Aoel tie @apdriunity=td I0aEnO A C A 8

about existingcultural assetsand why they are important to ourheritage.

3. O#EET AAGOBO O#EET A 41 x16
Another potential challenge to safeguarding intangible cultural heritage is the influx of
businessesowned by Chinese nationals in Kreta Ayer. MsA describedher concerns in

this manner:

O n]}the last 5 years, [Chinatown] becamheEEA O#EET A 41 x1 8 xEEAE
a lot of Chineseowned businesses and it is kind of ironic because of

the name Chinatown. But the corddentity of Chinatown in my opinion,

EAO 1T AOAO -blshdsEOT @# BEBT A O x AO wheteOA T £ A E
Chinese immigrants, our forefathers came here and started out and

it became a very Singaporean-identity kind of place 8 6
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Other respondents shard this concern as well. The traditional arts group representatives
saidthat:

Ot no longer seems to be a Chinatown that belongs to Singaporeans

88 0 AAAI O | EE Aomkhe GemE tBadDdrelput#oEdalk 1A the

AT A OEAO EO AAET C 1T £EAOAASBO
Atfirstglal AAh OEEO AEOOET AOET T 1| A Uronk®daedbliag tadi AA
Ms A However, the distinction is an important one z a Chinatown that reflects the
Singaporean identity and the experiences of our forefathers in shaping this identity as
AT T DPAOBaTive & 4EA 1 AOOGAO 11T O0A AAAOOAOGAT U AAQ
Chinese nationalsand their tastes and preferences. Based othe responses of our
interviewees, the types of businesses that now exist in Kreta Ayer may have shiftedvay

from local tastes.

However, our intervieweeswere also aware that it may be difficult for the government to

introduce measures to directly dealith the influx of businesses owned or operated by

Chinese nationals As the KAKSCCrepresentative putit, OT O1 A A they aré 1&dally

doing a registered businesgand] T O AAO OxT h OEAU AOA .HEO AT E]
theorised that a holistic approach involving the government and the community will

probably be requiredto manage this issuesuggesting hat Qvhen we talk about preserving

A AOI OOOA EOGG6O0 110 1TT1U AAT OO TTA ACAT AU 10
EAT AOG6 ADPDPOI AAES8S

IV. Interaction between Stakeholders

1. Government ! CAT Aickaltions

In our interviews, both STB and URAexpressedthat they play complementary roles

x E OE E1 whalebfijovement approach with respect to the management of

Chinatown as a conservation and tourism districtAs the STB official further added3 4 " 6 O

focus asthe Qead agencpy E 1  # E E 11 A8 seftivareEaépect of things OOAE AO
Or Ay OAT niaeting® 8 A Y parisén| the URA official stated EAO 521 80 Of1 1 A
000D DI BOn termBsdf fatilitating the hardware improvements and the commercial
positioning that they8 1| EE A  OTherdid us & clear division ofresponsibilities

between STB and URfor # E E1 A GBoftwarddO Ahaiwaéed OAOPAAOEOAI US
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4ET OCE 52! | £AFEAEATI T U AAEET A6 WwHETB hddakT A0
ORAZEAOO O EO AO0Y ke STB Gifici@idinét ithinlotiaftAEléd AoCadyh
difference in the way the agenciesview Chinatown. He saidhat their understanding of
+ OAOA siniki©@ BAOAOOEA AEAEEAOAT Akdtig§ terdidh@ET EOE|

disagreement on what or Wy certain things should be done or should not be dore

More generally, when describing their interactions with othergovernment agencies that

operate in Chinatown, the STB official statkthat:

OxA EAOGA A 110 1T &£ Pl AOAI Obvé curreli O ET OAOA
platforms in place that8 is actually attended by CEGE At the working
level, we also have our own direct interactioBs) AT 1 60 OEET E OEAO O

a need for additional platforms or formal settings for this kind of

dialogue sessionsto takeD1 AAA8 ) 080 AWBOAAAU EADPDPAT ET C
&OT i OEA 1T AAA ACAT AUB O ¢oletndthdetciehhida gicd OAAT (
working relationship and there is no further need to streamline their interactions or

introduce new platforms for the management oKreta Ayer.

2. Interactions between Government Agencies and Qther Stakeholders
From the governmentACAT AEAOS8 DPAOOPAAOEOAh OEAU EAOA
other stakeholders. The STB official $a that:
OET OEA O0OAAET AOA sARAOKD OADAITATMD xTAORAT 60 AA
all top -down, STBdriven or say government -driven 8 we want to
listen to all their views and take all these onboard 8 6

&OT i EEO DPAOOPAAOEOAh EO OAAI O Ompdwnd 4" EA
approach and ensure that the EA O OOAEAET 1 AAOOGS 1 pMh ET T O .
reference tothe specificexampleof the Chinatown Heritage Centraejuvenation project,

The STB official pointedout that STB had consulted various stakeholders in deciding
what stories should be included inthe CAT OOA8 4EAU OOEAA stories | AEA

116 Urban Redevelopment Authority About Chinatown (includes Maxwell No. 38 and 89 New Bridge Road.
(Available at: https://www.ura.gov.sg/uol/conservation/conservation -xml?id=CNTWN.

117 Singapore Tourism Board. (2015)Placemaking: What W®o.(Available at:

https://www.stb.gov.sg/ab out-stb/what -we-do/Pages/Placemaking.asp¥.
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were as authentic as possitieand theyhad AT C A C A Aa lot & Sikgap6reans, MOE
teachers, to get a sense of widat # EET AOT x1  x |AtGhenh tEIEHEir stofie® O O
about the Chinatown of te past.

However, the perspectives of other stakeholders did not paints rosy a picture For
example, the KAKSCCC representativeaid that when interacting with government
ACAT AEEOGh AG 11 OO 1 EEA OEAUBOA AAAEdduhusx EAO Ol
Furthermore, he assertsthaE T OAOAAOQOET T O x E (eBpecialyifithepvgelel AUB O
new or inexperienced,posedsomedifficulties:

034" EO jebéiatoly 8 yob Eafe toistart all over again, build

up relationships. You have to explain to them 8 which is frustrating .
"AAAOOA I O OEAin OEAU AT180 AAI EAOA EI

17T ¢ch AAAAOOA 1T &£ POIiITOETTO AT 1T OEAO OE
47 OEAI OEAU AATT1T O Aii DbOAEAT An EOG60 EOC
AiT160 OAA O&d ~&£OI1 DEAOOOA

With regard to the traditional arts group representatives, they suggesid more financial
support would be welcome The representatives mentioed that although their
OOAAEOQEIT T Al A OO Gevgdfinddeal diiipiiedo0 EFAIT AGRA ORek Ol U ¢ m
saw Qrery little support from the government for traditional art6 A OOET ¢ OEAO OE
traditional arts representatives sdd that while the government has become®nore
supportived, more should be doneE £ 3 E T v@2At[B)] to Praser(e traditional art® Fhey
suggesedthat @he governmen8 OET O1 A OOAD EI1 abdthaitEsmiary OEEO C

means of support [from government agencies] should be fundirg)

"AOGAA 11 100 ET OAOOGEAxAAOS afddnertidh®way OEAOA
that government agencies have interacted with other stakeholders. Officers may need to

AAOGAT T B AARAOOAO O1T AAOOOAT AET ¢ 1T £ cCdfistcb,A OAT (
number® 8 & OOOEAOI T OAh OEA i OA OffinadcialGuppohfor T AAA

traditional arts and businesses.
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V. Framing Policies Moving Forward

1. Preference for Indirect Interventions

Moving forward, both the STB and URA officials stadethat the government prefers to

avoid direct interventions that interfere wit h market forces For example, the URA official

sadOEAO OEA EOOOA 1T £ Ailbkyonll @allfEokicontol bebabde e A A OE T

AT160 EI OAOAADAIEN EIOKABT U OGHk#De:34" 1T EEEAEAT O
Or AT AOT1 80y OEET E  OEsAlGion Gk fkdnkercel0O A ODPAA
CAT OOEZEAAOQEITyYh O1T1AOO OEAOAG6O A OPAAE
wants to make and také3 But it means getting 8 really involved and
not letting market forces take its course. 6

He also adeéd that:

O) OEET E OE Bets| of if aAylg@verfim@nt &gérity starts getting
involved and telling the landlord, to say that you cannot rent out to this
kind of tenant, rent out to some other tenantthink we are interfering
with market forces and the question is, do we want to do t hat? And |
AT1T60 OEETE OEAOG60O EI x OEA cCcIl OAOT I AT O OE
As evinced by both responde 008 OADI EAOh E OdirdetQyov@nmiert EAT U (
intervention where market forcesare concerned,as a general principleHowever, there
may becircumstances where exceptions could be made, s URA official notedthat:
OE1T OAOI O 1T £ OEA x fibk Adernindnk dodsjgile AO A xET 1
OOOAOACEA OOAOEAEAO ET 1T AT U AOAAO xEAOA
catalyse or kick -start or to sustain cert ain activities. So how is it that
EAOEOACA AT AOT 60) EADRS OERAODDPOEDAOAT OxAOh
EO8O OI i AGEET ¢ xi OOE OEETEET C AAIT 0086
It seems thatintervention may be possiblewhen the government has made the calculus
that a policy objective was important enoughto warrant Gtrategic subsidieé 8 4 E A
question thenEO xEAOEAO OEA Cci OAOT T AT O xI1 O1I' A AT 1 Ol

intangible cultural heritage as being important enougho justify market intervention.

Regardless, the government generally prefer®o take indirect measures.While the STB
official characterised AT | | AOAEAT CAT CoqyenEEWadg® & ibisinedsés AT O

being unable to adapt to changing preferencebg was also carefuto mention that more
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indirect measures havealready beentaken to addressthis issue. For example, the STB
official saidthat theyhavex | OEAA xEOE OT I A 1 &£ rdachBAutie heOEOACA
other generation, the younger generationfovisitors, local visitors as well as néw A U
Guctually help[ing] them create new lines of souvenirs, new ways to package their produts
Essentially, STROOEAA O1 O oWiRdssyiai®hi | GE £ ADEOACA AOOET /
dind[ing] additional reven ue streams for [heritage businesses],
through some of these product developments that they do that still
maintains the whole heritage and the products that they are selling,
EO6O0 EOOO OADPAAE A Qhidkif théy ard ablk fo aeBADAT O x AU
andEOB8O A 1T Ax OAOAT OA O OreslitAnd greA®AAOAAR OE/
business viability la h over long term 8 6
In addition to the foregoing, he STB official noted that@ne ofour KPBh OA £ZAOOET ¢ O
+AU O0AOA&I Of AT i Bow Wwd cArEeAshré®at dOPrecifct can remain vibrant
and for our stakeholders to be financially sustainabléhis suggests that while STB does
have an interest in ensuring the longerm viability and vibrancy of the precinct, the
guestion is ultimately one of means, withrespect to the measuredaken towards this

objective.

2. Self-Evaluation of Policies

When it comes to evaluating their own policies, the government agenciegere keen on

noting the successes of policies within their own remit. For examplg, 2 | agsignedhe

duty and the mandate to protect built heritage under the Planning Acwhich provides for

the planning and improvement of Singaporét8) T OEA AT 1 OA@O 1T £ + OAOA
to protect the physical heritage assets. With regard to tB mandate, theURA official
expressedDEAD @AOI O T £ OOAAAOOAEDI AT 1T OAOOGAOQCET T ¢

in conserving the physical fabric of Kreta Ayei8

Beyond the confines of its mandate, howevethe URA officialconcededthat they may
haveto work with other agencies to develop a more holistic approacin the future. For
example, he noted thatome aspect8 AOA OAAT 1T U 1 OO withdeg@dtd 52! 6 C

118 Planning Act 1998Singapore, (Cap. 232)Available at:
http://statutes.agc.gov.sg/aol/search/display/view.w3p:;page=0;query=Docld%3A2343ea5f5a9f-4a36-
ac03-2celbc74558b%20Depth%3A0%20Status%3Ainforce;rec=0#prshe-.)
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attracting younger Singaporeans back to Kreta Ayefhe broader ramifications of his
AAET T xI AACAT AT O EO OEAO i1 OA xiclodinglthdgappAA 1T AA

between policy areas undertaken by different agencies.

finding it @ bit harsrd AAMBROBASO ¢ 11 Oy OAAIT T U A AAOCA sxEAOA
Nonetheless they expressed their willingness to take into account public perceptions

when evaluatingthe success and shortcomings of their policies:

O & E O OyDdntitafiv® suivey that we do8 for visitors, where do they

come from. For localhat do they come to do, what do they do8 x A § O A

incorporated a qualitative aspect 8 which 8 actually results in8 a

detailed focus group OEAO x A3 OA AT 1T A8 ASBMIEAR83 ET CADT OA/

in-depth discussions 8 with selected tourists from some of our key source

i AOEAOOS8OG
Both quantitative and qualitative research methodologies have thus been developed to
help STB evaluate their policies. These methods will likely give STB a more complete
picture of how successful their policies aregspecially as theyintend to continue helping
heritage brands O T rea€h out to the changing tastes ¢both] visitors as well as locafs 8
Although the findings from the quantitative and qualitative methods were not shared

with us, the STBofficial said that what they intend to do is to:

Qeach out to all the key stakeholders, including our government
agencies like URB or whoever has an interest ithe Precinctto share
with them some of the findings about what the locals and visitors
say8 0

119 Supra, at note22.
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DATA COLLECTIONZ FINDINGS & ANALYSES

l. Mapping of Businesses in Kreta Ayer

Our fieldwork entailed a physical surveyof the tenants of each shop spa&coperating n
Kreta Ayerand the type of business conducted. In total, this consisted of 559 shop spaces
surveyed, with 67 found to be vacant or under renovationln our case, fieldwork was
necessary as we believed thagentrification may be the cause athanges inthe local retail
mix.120 More importantly, as we had access to a similar survey carried out in 2015 by
SHS we were able to compare the actual changes in tenandyp order to quantify
demographicchangeswhich havebeen notedin our literature review as beingan aspect

of the commercial gentrification process121

In terms of our results, we coded the businesses operating in the neighbourhood by
reference to the function they serve: for instance, in the food and beverage industry, retail
businesses, proision of hotel and hostel services and professional services. Examples of
businesses in the respective categories are as follows: in art, art and antique galleries; in
beauty, facial parlours and spas; in food and beverage, restaurants and cafes; in hastel
and hotels, youth hostels, boutique hotels and inns; in nightlife, pubs and bars; in other,
businesses such as yoga studios and dance studios; in professional services, law firms,
accountancy firms and consultancies; in retail, departmental stores, jewety and snack
retailers; in tourism retail, souvenir vendors; and in traditional industries, traditional

Chinese medicine practitionersOur findings are summarized in the following sections.

1. Loss of Continuity

The rate of turnover in tenantsstood out in our comparison of tenancy figures from
Table2 below: 122 approximately a third of all stalls (175 stalls of 599 total stalls)
operating in 2015 had been replaced by new businesses by 2017. Thisay have
reinforcedi OO E1 O Adbsemalionditatiife sense ofontinuity and community in

120 Martin, R.A Quantitative Approach to Gentrification: Determinants of Gentrification in U.S. Cities, 1970
2010. (Working Paper). (Available at:
https://media.terry.uga.edu/socrates/contact/documents/2017/04/05/Determinants_of_Gentrification.
pdf).

121 Supraat note 51.

122 See also Appendi fa a full list.
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Chinatown hasbeen disrupted It is also problematic as neighbourhood businessemay
act as pillars of the community and provide communal spaces for social gathering,
building social networks which bind the community.123 This sense of connectedness

dissipates as displacement occurs and institutions witin the neighbourhood are lost.

2. Tourism and Tourist -Targeting Businesses

Another notable observation of note is the proportion of retail businesses catering to the
tourist industry . This may be regarded as evidence tiie gentrifying role played by
tourism development in the renovations of physical spaces, shifts in culture or lifestyle
and changes inconsumption spacest?4 We found thatshopsvending souvenirs and other
tourist knick -knacksalone formed 12.59% of all occupiedenancy spacesn Chinatown,

with a 9.4% increase in their numbers as copared to 2015.This appears to be consistent

WwEOE 1T OEAO T AGAOOGAOGET T O OE Athe treditiond mik ¢ sesl OA S O

no longer exists: at present, they are geared mainly towards retail and comme@és

Types of Business Number of Number of % Change
Shops in 2015 Shopsin 2017 (From 2015)
Art 32 23 -28.13
Beauty/Services 30 30 -
F&B 95 105 10.53
Hostel/Hotel 20 23 15
Nightlife 8 8 -
Other 27 26 -3.70
Professional Services 104 115 10.58
Retail 101 87 -13.86
Tourism Retail 61 67 9.4
Traditional Industry 47 48 2.13
Vacant/Unknown 47 67 42.55
Total Number of Stalls Changed 175 33.33

Table 2 Comparison of tenancy figures between 2015 and 2017

2331 EOER *8 jcmpxq8 031 Al1 " OOEIAOO 00IWEE@AAET EOU 300.

Dissertations and Doctoral Studies Collection.
124 Supraat note 51.
125 Supraat note 16, p. 9.
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Figure 3: Map of Kreta Ayer with changes in tenancy indicated in red

[I. Secondary Research on Property Prices

We gathered secondary data on resale and rental transactions of shophouses in Kreta
Ayer through EdgeProp.sg O 1T 11 ET A BT OOAT AT A OAOGAAOAE OI 1
information, we collated a total of 60 recorded resale transactions with informatin such

as the month and year of transaction, anonymised address of the shophouse, tenure
(where available), area in square feet, price per square feet, and the absolute selling price
of the property. We also collected data on 295 rental transactions thagld already been
aggregated by month since March 2015, which was the earliest month tracked on
EdgeProp These rental transactions contained information such as the lowest rental
rates (in S$ per square feet per month (psf pm)), the rental rates of the 2%ercentile,
median rental, rental rates of the 7% percentile, and the highest rental rate recorded for
that particular month. Using this information, we created two graphs mapping the trends

in the price per square feet of resale shophouses and mediaental rates.
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Figure 4: Resale price of shophouse units in Kreta Ayer
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For resale transactions, price per square feet was used as it is a more accurate indicator

I £#/ OEA POTI PAOOUBO OAI OA OEAT OEA AAOI 1 OOA O
inflated by the area of the property.Figure 4 shows that from 2004 to 2017, there is a

visible upward trend with respect to the resale price per square feet of shophouses in

Kreta Ayer. This is consistent withobservations dgted from both media reports andour

interview ee. As noted in our literature review, rising property prices is also a marker of
gentrification, which lends credence to the perception that gentrification is a
phenomenon at work in Chinatown, when considered in tandem with the aforementioned

aspects of bsiness displacement.

Figure 5: Median rentals of shophouse units in Kreta Ayer (S$ psf pm)
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On the other hand Figure 5does not show an upward trend with respect tathe median

OAT OAT OAOGAO 1T 6AO OEA PAOO Oxi UAAOOh xEEAE

perceptions. One possible reason is that there was a numbef median rentals at
relatively high monthly rates of between S$10 to S$35 per square feet, compared to the
approximate monthly rate of S$5 per square feet where most of the data points converge
around. This could have reinforced the perception that propgy rentals have been
increasing as a whole Nonetheless, the presence of the outliers with relatively high
monthly rentals should be noted because they are not isolated cases, but rather, a
relatively common occurrence. This could mean that further reseah is required to
ascertain the extent of the phenomenon, as we are unable to graph the median rental
trend over a longer time period due to the lack of publicly available data on rental
transactions in Kreta Ayer prior to March 2015 on theEdgePropportal. Lastly, we note
that although rising rental rates are a marker of gentrification, it is not the sole marker.
We believe that our findings in respect of rising property prices, high rate of change in
AOGOET AOGOG AT i BT OEOEI T h Al Agaréirig @lt@eddnd likehtiled 6
changes in Chinatown over the years, are consistent with the literature ofinding
commercial gentrification. As such, we would examine potential policy options to address
the problem of commercial gentrification, while keepirg in mind the demands of heritage

conservation.
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POLICYOPTIONS

In this section, we have provided a list of policy options comprising the establishment of

a dedicated heritage trust, improving the commercial viability of traditional trades and
businesses,and revitalising Chinatown as a place of interest for Singaporeans, in
particular, the younger generation. While we advocate for all of the suggested policy

options to be considered and if found suitable, implemented, we understand that limited
resourcesAT A A@GOAT O AT 1 OEAAOAOQETT O j £ O AgAIi Pl An
climate) may mean that some options are less likely to be implemented in the shetb
medium-term. Nonetheless, we believe that our policy options possess individual merit

and donot need to be implemented together or all at once, which allows the respective
authorities to carry out the requisite assessments in their own time or according to the

fulfilment of specific needs.

l. A Statutory Heritage Trust for Chinatown

In light of the foregoing discussionwe propose thatan independent Chinatown heritage

trust be created by statuteto support the placebased conservation activities of existing
government agenciesOur research shows that such artist could potentially bring a
range of advantages, including bunot limited to the following:
t It sends a clear signal to the public and concerned stakeholders that the
Government is committed to heritage conservation in Chinatown, and willing to
explore different approaches ina more community-oriented manner;
t It provides an opportunity to enhance the efficiency of certain functions of
T OAOT T AT O OAT AGAA O1 #EETAOT x1 80 AT 1T OAC
functions from existing agencies. It could also supplement current Gesnment
efforts by playing a differentiated and positive role in conserving heritage assets
xEOET OO0 AOPI EAAOET C 10 OADPI AAET ¢ OEA '1 OA
t It encourages increased participation across civil society through public
discussions about coservation issues in Chinatown, ideally while demonstrating

the benefits of new or creative uses for heritage properties.
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However, we understand that the establishment of a ldritage Trust may not be a
comprehensive solution to the various complexities asswated with heritage
conservation in Singapore, and especially in Chinatown. For example, conservation
shophouses are treated as a class of investment asset that tends to show great capital
appreciation because of their historical value and limited supply2¢ This sentiment will
likely continue to exert strong market pressure on property values and transaction
volumes127 rendering commercial gentrification a difficult solution to resolve even if the
heritage trust proposed has powers to transact in property (beit limited by the extent

of its resourcesto begin with). Given the foregoing.extensive consultations should be
conducted on the establishment of the trust in the first instance, and determine whether
there would be good and achievable results in othesreas such aghe strengthening of
#EET AOT x180 EAOEOACA DOI OAAOEIT 1 ThatolowiiET CADI
sections will analyse the rationale for such arust, and the specific characteristics that it

ought to have.

1. AGoverning Institution for Heritage Conservation in Chinatown

Effective, affordable and sustainable heritage conservation requires public involvement

and crosssector collaboration. Governments are generally not in a position to finance all

heritage activities, but need to bringin the private sector and civil society as investors,

leaders and supporterst28 Establishing a governing institution for heritage conservation

in Chinatown would facilitate not only crosssector collaboration, but also etensive
stakeholder engagemengivel 1 OO0 E1 OOOEMOOEAGEO T £ A Of AT U
approach. It could also providean independent vantage poinfrom which to negotiate a

AAT AT AA AAOxAAT  Oimperatifes AndAvBad €tdkenhders HelvUas

# EET A Oéxpelientidl authenticity. There are also further incentives from the

"1 OAOT 1 AT 060 PIETO 1T &£ OEAx O AOGOAAI EOE OOAI

clear signal to the public that the Government is committed to heritage conservation.

126\Wong, S. Y. (201703 ET PET OOAO ET AAI Al AThelSkrditd Tgne£ Sigdpar® 1600 ACAET
March. (Available athttp://www.straitstimes.com/business/shophouses -in-demand-amonginvestors-

again).

L4 ATH (8 98BI PAGPAQET D OET DEI OThA Edge\riniekydPulloldue @52A CAET 6 h
31 October. (Available athttps://sg.finance.yahoo.com/news/conservation-shophousemarket-abuzz
again083002741.html).

128 Supraat note 72.
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Secondly, it offers an opportaity to enhance efficiency by devolving and streamlining

selected functions from government agencies.

Developmental
imperatives

Crosssector Heritage
collaboration Conservation

Stakeholder
engagement

Figure 6: Elements of Effective Heritage Conservation

2. Adopting the Structure of a Charitable Trust

Experiential
authenticity

At its core, a trust is a form of dual ownership oproperty, where trustees who possess

legal title have mandatory obligations to apply and manage the property for the benefit

of beneficiaries who possess equitable title. This notion of stewardship, which precludes

trustees from obtaining private benefitis particularly apt for heritage conservation. After

all, the cultural heritage of Chinatown belongs to the residents and businesses within

Chinatown, the wider Singaporean population and its future generations.

Moreover, charitable trusts enjoy several pvileges. Firstly, charitable trusts are exempt

from perpetuity rules that would otherwise limit the duration for which a trust can

operate. This would allow heritage conservation in Chinatown to be sustained well into

the future, for the benefit of succesive generations, and theoretically even in perpetuity.

Secondly, charitable trustsand donors of properties and other financial benefitenjoy

financial privileges through certain tax exemptionsto incentivise charitable giving12°
which translate into more affordable operating costAT A OOOAT COEAI

129 Charity Portal, About Charities And IPC$§Available at:https://www.charities.gov.sg/setting -up-a-

charity/Pages/About-Charities-And-IPCs.aspk
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For a trust to be regarded as charitable at law, three elements must be satisfied. First, the
trust must be of a charitable character with purposes that are beneficial to the
community. Secondthe application of the trust fund must be for the public benefit. Third,
the purpose of the trust must be exclusively charitablePrima facig a $atutory Heritage

Trust would face little difficulty in meeting these criteria.

3. Establishing the Trust as a Statutory Body

We propose that the governing institution for heritage conservation in Chinatown should

take the form of a trustas established by statuteThere are several reasons for this. First

and foremost, we envision that such at&tutory Heritage Trust will be vested with the

ownership of key revenuegenerating properties within Chinatown, so as to manage
OEAOA OPAAAO xEOE A OEAx O AATAZEO OEA bOAI
This particular function of the Trust will be explainedin greater detail below. For the
Government to legitimately bequeath and donate existingtate-owned properties within

Chinatown that to such aheritage trust, it therefore ought to be a statutory creation.

Secondly, such a Trust would require seed capitto fund its establishment and initial
operations before it becomes financially selustaining in the medium to long-term.
Again, to obtain a significant amount of public resources from the Government in this

manner would perhaps only be politically fasible if thetrust were a statutory body.

Thirdly, a heritage trust that seeks to mobilise public support for heritage conservation
and develop greater crosssector collaboration can only succeed in its mission if it
possesses credibility in the public onsciousness. Here, the conferment of authority from

the Government by statute is likely to increase the crbbility and influence of this Trust.

NOAIT 1 Uh OEAOA AOA ET AAT OEOGAO A&£OT I ndPmwld ' 1T OAC
in establishing sud a trust as a statutory body, as opposed to merely lending its support
to a nongovernmental organisation. Chief amng these is accountability. A tatutory

heritage trust, like any other statutory body, would normally be expected to submit
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audited accouns and/or annual reports to the Governmentl30 In this way, the
Government is well positioned to monitor the activities, perfomance and effectiveness

of the Trust.

4. Composition of the Board of Trustees

As discussed earlier, there are considelde benefits toestablishing a leritage trust as a
statutory body. However,such a Tust should also possess a degree of independence from

the Government for a variety of reasons. One of the ways in which this autonomy can be
derived is through the composition of the TO OGO " 1T AOA 1T £ 40000AAOS

Boards vary in size, but typically have between 10 to 15 members. The Lord Wilson

Heritage Trust (LWHT), for example, has 12 members sitting on its Board of Trustees.

Notably, of these 12 members, only one member is ostensibly a vgonment
representative 131 Thus, the LWHT is not a government agency that takes direction from

the state, but is instead an independent body that is proactively involved in the

i ATACATATO T&£ (1T17T¢c +117¢cd80 AOI OO0OAI m®AOEOACA

propelled by a few key considerations.

Firstly, the trustees of a heritage trust ought to be representative of the diverse
constituencies and interests that relate to heritage. Replicating the silos of government
ACAT AEAO xEOEET (8 kould bhelaQdidefoaing mbdve, lespécially if

such a tust was meant to streamline the disparate functions of various government

agencies.

Secondly, a dominance of government members is likely to inhibit the adoption of an
entrepreneurial and financialy self-sustaining approach towards heritage
conservation132 z an element which is key, if longerm planning and the continued

relevance of heritage e to be achieved under such ast.

130 See, for example, Section Rnual reporf) of the National Heritage Board ActNational Heritage Board
Act(Cap. 193A), Singapore (Available at:
http://statutes.agc.gov.sg/aol/download/0/0/pdf/binaryFile/pdfFile.pdf?Compld:43b0a39d -lcab-46da-
8019-149f78d66790).

131 The Secretary for Home A&irs or his representative.

132 Supra, at note72, p. 44.
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Thirdly, a diverse Board of Trustees would offer a unique opportunyt to establish
common objectives and key performance indicators acceptable to multiple stakeholders.
Various priorities, such as attracting visitors and tourist revenue, conserving the built
heritage of Chinatown, conserving the cultural heritage and expential authenticity of
Chinatown, and ensuring the relevance of Chinatown to the wider Singaporean
population, could at least be balanced if not harmonised. Put simply, a diverse and
representative Board of Trustees, composed not merely of public sectouteaucrats, is

much more likely to succeed in mobilising public support for conservation.

Yet, as alluded to earlier, accountability is equally important. Hence, we would propose
that the Board comprises members from different fields and professions, inalling the
public sector, academia, social enterprise, business and prominent advocates of heritage
conservation. This approach is certainly not novel, as we can see that the composition of
( " Bo&rd members are similarly diversel33 In particular, we would recommend that
the Chairperson of the Board of Trustees be a weakspected, experienced individual
from the private sector who is also passionate about heritage where practicable.
Primarily, this would be to ensure thatthe Chairperson will bring his orher considerable
private sector experience and ensure thdtnancial sustainability remains a core tenet of

the Trust in the medium- to long-terms.

Various board committees, established to focus on specific aspects and functions of the

Trust, could be conprised of external members. These committees would likely report to

a Chief Executive Officer who also sits on the Board of Trustees. The equivalent under the

, 7(4 EO OEA #1 O01AEIi h xEEAE AQAAOOAO OEA "1 A

activities.

5. Functions of a Statutory Heritage Trust
As alluded to earlier in this report, efforts to conserve intangible cultural heritage must
not neglect to examine the nexus between physical, public spaces on the one hand and

social interactions, community life aad cultural vibrancy on the other. Phrase differently,

133 National Heritage Board SingaporeAnnual Report 2016/2017 (Available at:
https://www.nhb.gov.sg/~/media/nhb/files/media/annual%20reports/ar_2017_s_pdf_a.pdf ).
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intangible cultural heritage is inextricably tied to the physical environment in which they

either flourish or decline.

As such, one of the core functions of the Statutory Heritage Trust we proposaates to
historic buildings and public spaces. Specifically, the Trust will be empowered to acquire,
receive and hold property. Although such a Trust could very well expand in the future to
cover the entire geographical remit of Singapore, we would suggethat the Trust begin,

at least in its formative years, with a mandate that focuses on Chinatown.

Apart from donating state-owned properties in Chinatown to the Trust for the purposes
of heritage conservation, private properties in Chinatown can also hdentified for future
acquisition if they are subsequently put up for sale. Admittedly, the costs involved in
acquiring prime property in Chinatown would be significant. However, we would suggest
that allowing market forces and commercial gentrification © continue unabated will only
erode the window of opportunity that Singapore has to conserve the cultural heritage of
this historic district. In response to the threat of market forces in heritage districts,@ne
cities have already taken action by locating government offices in heritage buildings,

ensuring that the uses of these buildings are not left entirely to market forcég#

We propose that his process of identifying privately owned properties that possess
significant cultural value can perhapsproceed on the basis of the following criteria:

historical interest, architectural merit, social value and local interest3s

Secondly, the Trust can also take on an advisory role in relation to conservation matters.
This is not to suggest that the Trust aaimes the role of policymaking, which remains the
prerogative of government agencies, but that the experience and expertise of its Board

could be a useful resource of the Government if consulted.

Thirdly, we envision that the Trust becomes a source of famcial support for conservation

efforts. This could include

134 Supraat note 16, p. 9.
135 Supraat note 72, p. 71.
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