GROUND UP ACTION
IN CONSERVATION

LEARNINGS AND TAKEAWAYS




CASE STUDY 1:
DAKOTA CRESCENT SIT ESTATE
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“I used to live in Queenstown
when [ was younger. Margeret
Drive, Jervois.... All of them have

gone. So this is like those places
there, and I think we should keep
it, for the next generation to

»

SE€e...




“I lived in that area (Pandan Gardens)
for 22 years, compared to say (some)
residents who lived here all their
lives, like 60 years, even before

Singapore gained Independence,
think this is a different kind of (social)
memory we should preserve ”
















WHY DAKOTA CRESCENT
WAS SAVED

There was political will to conserve

Large support base from public (collective memory argument)

Government agency’s willingness to make this a success story in ground up
initiatives towards conservation

Luxury of time due to non-existence of concrete plans for its future and also due to
land ownership by government.

But even though we achieved a desirable end result, the road to conserve is long,
risky ad without certainty due to a lack of a framework or guide to what the
ground should do or anticipate.




CASE STUDY 2:
PEARL BANK APARTMENTS



SINGAPOREAN ‘ENBLOC FEVER’ & THE
DECIMATION OF MODERN LANDMARKS

An en-bloc or collective sale occurs when where all
the units in a strata-titled development are being sold
to a developer. Proceeds are divided amongst all the
unit owners. The key challenges posed by the ‘enbloc
fever’ and threats to modern landmarks include:

1. Uncertainly in criteria for building lease top-up
other than demolition-rebuilding-intensification
approach, even for buildings of recent past (> 10 3¢
years)

2. Current land policies unintentionally encourage
speculative en-bloc activities and accelerate urban
renewal with ever-shortening building cycles

3. Legislation discourages communities from taking
good care of their buildings, allowing these to
deteriorate to a point where demolition becomes
seemingly inevitable, way before their original
designed lifespan

4. Negative perception of deteriorated Modernist
structures as not being worthy of conservation

2005 - 2018




FRAMING THE ISSUES ADVOCACY

Underappreciation/ lack of
awareness of Modernist built
heritage

IN SINGAPORE

Vicious cycle of poor estate
management practices and
enforcement leading to urban
o] [To]g)s

MODERN
ARCHITECTURE

Poor maintenance leading to
owners’ perception that buildings

A GASE FOR

are no longer liveable and beyond
repair

Land-use laws intended for urban
regeneration have side effects of

encouraging speculative enbloc Singaporean Architects Start Petition
agitation to Conserve Golden Mile & People’s
Park Complex

uuuuuuuuu

Perception that rehabilitation and
adaptive reuse of high-rise and
high-density Modernist structures
Is unfeasible from financial and
technical standpoints




Pearl Bank - Summary of Events

2018
Jan 2018 CapitaLand S[728]m purchase of Pearl Bank site announced
Mar 2018 Working group meets with CapitaLland and authorities to propose possibility of studying a adaptive reuse
scheme. URA indicates willingness to be flexible with planning incentives.

Mar-Aug 2018 Capitaland carries out adaptive reuse residential feasibility study, including meetings with authorities to
discuss incentives. Working group shares further technical studies for mixed-use rehabilitation scheme
with CapitaLand, which was deemed commercially unfeasible.

Sep-Oct 2018 Working group proposes adaptive reuse scheme focused on assisted living. CapitaLand and working
group agree to do high level feasibility study at a meeting with authorities

Oct-Nov 2018 Study undertaken with support from allied professionals. Deemed commercially unfeasible in the end.

Nov 2018 Capitaland completes transaction
Dec 2018 Capitaland granted planning permission for redevelopment
2019 Fundamentally, even with the offered government incentives, rehabilitation and adaptive reuse was not

commercially feasible, given the transaction price for the land.




OUR CASE TO CONSERVE
PEARL BANK APARTMENTS



PEARL BANK APARTMENTS, SINGAPORE

Groundbreaking prototype
marrying extreme urban
intensification and high
quality living spaces

Masterstroke encompasses
multi-faceted design
thinking from spatial
planning, construction, to
engineering solutions

Innovative “broken
cylinder” form creates
elegant proportions,
captures breeze, maximizes
views while retaining
privacy

Interlocking split-level
maisonette design offers
rich and layered spatial
experience, defines spaces
without using walls

THE STRAITS TIMES

Pearl Bank Apartments likely to be
demolished despite calls to conserve
building



REHABILITATION - REVALUATION - REJUVENATION:
NEW SOCIO-ECONOMIC VALUE

Presents opportunities to address pressing issues faced by Singapore:

« Ageing population
« Millennials getting priced out of property ladder
« Lack of affordable rents to support local SMEs

Possible new use mixes include:

 Integrated assisted living

« Co-living for millennial generation

 Creative havens for SMEs and co-working spaces
 Luxe residences



ASSISTED LIVING INTEGRATED
INTO A REHABILITATED PEARL
BANK WITH A MIX OF USES

Fostering new communities drawn by a
curated programme clustering:

* Residential mix with focus on assisted
living, complemented by co-working/
Intensified podium and lower floors for
daycare/ rehab/ childcare amenities and
commercial/ F&B

* L27 Sky Deck & F&B

*  Top stack to become luxe apartments

A scheme that aspires to allow this heritage
building to be accessible and used by a
broad segment of society:
* Seniors

Families

Young professionals

Millennials

Tourists & local public

Pioneering innovative solutions in
integration of senior living into the urban
everyday - physical spaces, programming,
technology, services

A scheme that creates a physical landmark
for tourists and locals alike: unique
architecture and elevated location marks
gateway to the Pearl’s Hill — Kreta Ayer —
Keong Saik precinct




CENTREPOINT,
LONDON

West End, London UK
Completed in 1966
Listed in 1995
Relaunched in 2017

Changing fortunes: Centre Point and Crossralill
are the first fruits of Tottenham Court Road's

dramatic transformation

What was an empty tower on a forlorn site is now a beacon for regenerating part
of the West End




THE MURRAY,
HONG KONG

Central, Hong Kong SAR

Completed in 1969
Listed in 2009
Reopened in 2018

"The new design retains
the facade while
upgrading other aspects
of the building and
extending its life by
introducing new
functions appropriate for
the changing demands of
the city - giving it a
sustainable legacy for
years to come.”

Foster + Partners



PEARL’S HILL & OUTRAM PARK PLANNING VISION

PLACEMAKING CATALYST

Transit Oriented Development
at Outram Interchange

Activate Pearls Hill

Gateway to Chinatown historic
district

Proximity to SGH medical hub

Catalyst for urban
regeneration

POSSIBLE PLANNING
INCENTIVES

Bonus GFA
Re-zoning

Plot ratio Transfer

Co-develop adjacent White
Site

Private-Public collaboration to
establish connectivity through
urban design, planning &
programming




FRAMING TABULA RASA REDEVELOPMENT ESTABLISHING THAT
AS A SUSTAINABILITY ISSUE REHABILITATION = PROGRESS

En bloc trend resulting in ever-shortening
cycles of urban redevelopment of <20
years.

Environmentally unsustainable,
disruption in socio-cultural and urban
continuity as well as the historical
accretion indispensable to a vibrant,
liveable city.

Urgent need to rethink the tabula rasa
mode of urban redevelopment, especially
for high rise/high density buildings with
high embodied energy

Rehabilitation of these existing buildings
as a sustainable, creative development
model, especially the “Green
Preservation” of historically significant
ones

The Greenest Building is the One Already Built... We cannot build our way to
sustainability; we must conserve our way to it.

- Carl Elefante, AlA, LEED AP, article published in
Journal of the National Trust for Historic Preservation, 2007




WHY PEARLBANK WAS
NOT SAVED

LACK OF POLITICAL WILL/AWARENESS | FINANCIALS
LACK OF TECH INFO | LACK OF TIME



Lack of Political Will & Financials
Awareness —

®* At market price, was too high, to justify the perceived

Fear by sellers of depreciation in valuation due to increased risk and reduced GDV
conservation Stamp duty
®* Increase from 3% to [9]% resulted in S[x]m increase in price

®* Conservation is widely frowned upon by sellers as it Bonus GFA _
is believed to devalue their property ®* [Could be a red herring due to added DC charge]

®* Needs %s higher than offered, [eg >50%]

Seller’s mentality of Enbloc=Demolish and Rebuild ®* Also creates problem of where to put it on tight sites, leads
to limitation on how much bonus is effective, as building

Building decay led to negative perception of building upwards/ basement works lead to increased costs

DC charge on bonus GFA

Fear of upsetting building’s potential to sell after ®  Reduces effectiveness
gazetting Lease top- up
Change of use
General attitude to not upset seller’s interest to sell ®  Uncertainty of approval of change of use

at a high price due to the enbloc fever affects will to Legal structures
CONServe. * |Ifassetis purchased in single entity, makes it difficult to

Gazetting of such buildings are left to market forces split segments into separate entity partnerships to de-risk
a complex adaptive reuse mixed use solution
Lack of clarity in intention to conserve Financing implications with institutions (in relation to time, etc)




Lack of Technical Knowledge Lack of Time

® Lack of information on cost and methodology required to rehabilitate/ upgrade/
adapt existing structures
® leads to inflated perception of costs

Hamstrung by the [4] years limit to get to market and sell
the flats/ product

Inadequate study made on potential A&A interventions leaves no time for exploring other solutions other
® Working with existing architecture has potential for achieving much better than the standard one which would be fastest
guality and unique spaces but time needed to come up with innovative
solutions (as opposed to cookie-cutter approach)
® |eads to a perceived increased ‘design risk’ X . .
Adaptive reuse projects are complex projects

Overestimation of timeline due to lack of clarity
® je. Capitaland’s estimate of 8 years vs 4 years Rehabilitation and adapting existing structure
requires time to study, analyse, design, obtain
Lack of information on demand for a rehabilitated product authority approvals, and implement

® leads to reduced pricing assumption . g L
pricing P Solutions may entail mixed use which involves more

Lack of ready-made rehabilitation approaches/ solutions stakeholders and require more time to pull together

® |eads to increased time and risk of ‘reinventing the wheel’ - eg. decanting of Especially if atypical approaches, designs, uses and
space, how to optimise the low floor to ceiling heights, where to put the products are involved in finding a creative solution for
additional GFA the building (eg. Assisted Living scheme)

Lack of information on new products and uses
® no time to study/ understand market demand, pricing, legal structures,
execution etc
® leads to increased risk premium on atypical uses which are often explored
in adaptive reuse (since those projects require innovative solutions)

Overall, the lack of information impacts the model via increased cost
assumptions, time, risk premium, while reducing pricing/ GDV leading to project
model being commercially not feasible




Strengthen Pearlbank’s Key
Shear Walls with Additional Lift
cores and Storey Shelter

Connection of existing and
new tower at skydeck level

RC Podium
Structure to
NEW
restrain the Earth
retaining system “BOOKENDS”
NEW
PODIUM

Connection of existing and new
tower at skydeck level



ADDRESSING POLICY ISSUES

1. Extend the lease top-up scheme to sites
without redevelopment plans to arrest urban
decay and advance conservation efforts

2. Mandating and enforcing preventive
maintenance of private properties to prevent
premature building decay

3. Lowering of percentage approval required for
redistribution of strata title ownership shares.

4. More planning incentives to facilitate
rehabilitation-conservation by developers/
owners.

5. Longer timeframe for completion of
development applications of private
leasehold/strata-titled properties proposing
conservation-rehabilitation.

6. Introduction of performance-based building
codes to facilitate rehabilitation and adaptive
reuse of modern megastructures



SUMMARY

1. Process to conserve endangered
buildings could be further refined and
expedited. Clarity is required.

2. Listing & documentation-promote
appreciation through education (eg
docomomo Int’l).

3. Meaningful rehabilitation in a way that
brings positive social-economic change -
in the same spirit in which these
modernist buildings were realized

4. Adaptive reuse of modern buildings as
catalyst in precinct planning/rejuvenation

5. Introduce bold planning incentives such
as plot ratio transfer - to encourage
conservation, facilitate intensification,
and to minimize impact on original urban
massing and character of modernist
landmarks

6. Recognise and normalise conservation
and rehabilitation as an alternative
environmentally sustainable mode of
development



THANK YOU



