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We will share how development in heritage sites can release its potential that can add value in its estate and in its immediate neighborhood.

Karl Stein:
I can only speak as an individual, I cannot generalise based on our properties and our lives.  Being in Penang today is  a great pleasure.  It brings to a full circle the success in conservation.  It is the work of Loh Lim and Laurence that sparked the enthusiasm in us.  It's not just intangible culture, it is also intangible values.  

A brief history of the hotel

Galle is the second largest city in Sri Lanka in the south.  It is a major harbour in Sri Lanka until the British reoriented the port to Colombo.  It traded in cinnamon, nutmeg and amazingly elephants for the Portuguese, Dutch and English.  The harbour is calm.  Galle flourished in the 15th hundred, the Portuguese built a fort, the Dutch rebuilt into the present Galle Fort.  This is one of the most exciting merchant cities.  The main street, Church Street, we find an amazing building - the largest Dutch villa in the fort.  This is a surprise to us.  We had come to Sri Lanka to invest in sa beach property.  The government had signed a ceasefire agreement with the Liberation Tigers of Tamil Eelam, and are offered incentives to entrepreneurs.  In the case of a small heritage hotel, they offered a 7-year tax break.  The country had been fighting terrorism for so many years.   We looked for a beach property, more as a home, and more as a hotel business.  After searching the coastline, we came upon this property.  It was expensive and wasn't for sale.  

We bought this property.  It was in the process of collapsing.  The roof and walls required work and was falling apart, in a terrible condition.  The renovation process took 18 months involving local craftsmen.  In terms of adding value, there is no question, we increased the value many, many times.  A German investor was interested, willing to pay many times above what we paid for it.  I think if we can sensitively conserve a building, it can add value to that.  The value lies in this sort of process is quite different.  The value to people's life.  Even in our lives, just making more money is not satisfaction enough.  We have reach a milestone in our growth, this mid point in our life, is something we now facing keenly, becoming innovative. The ability to move from success to significance is what we are looking for in our lives, an almost spiritual process.  About our knowledge, our travels, our understanding, to create a project of significance, not only to the people involved, but also to our own lives.  It is fundamental to our existence.  One of the most satisfying values, is what we added to people's lives.  On occasions, we have 200 men working, watching their lives being inspired, in one particular case, we rebuilt a section of a roof 3 times.  The sense of pride, in a country which is war torn, has enriched us.  

As conservationist, we are called heritage cowboys. We ride in, we try to gather as much information.  We try to re-piece together the item of value.  This is the key points about developing businesses in heritage sites.  Anyone can go and remake everything, the crucial thing to remember, is our we need to provide not only businesses that make money, we need to save and preserve and celebrate the spirit and authenticity of that place.  That is the unique experience that is so rare.  Somehow, when you walk into the Galle Fort Hotel, it is what is authentic about it, capturing it, is what makes it a special experience.  

Sr Lau:
If we are passionate about George Town, we do not destroy just to achieve something.  Next, we have our second international speaker.

Prof. Yoshifumi Muneta:
I am very happy to come back here.  I congratulate the city.  I came from Kyoto, another world heritage city in Asia.  I would like to show you some changes in Kyoto after the nomination.  Kyoto has 17 historic monument inscribed as a cultural heritage in 1994. I came into the scene in 1993, where I worked as planner and teacher, to protect shops just like the shop houses in Penang.  We were in charged of planning, in charged of tourism, in charged of the paradigm for improvement.  These are the 17 monuments in the Kyoto area.  Within Kyoto itself there are 14.  But these sites are isolated, separated from downtown.  We also have the beauty of nature and of course intangible cultural heritage, so we have several intangible cultural heritage.  Gion Festival besides also we have a lot of manufacturing tradition, and more than 100 traditional industries, even in downtown Kyoto.  These sustain the daily life of the people.  These houses are machiya in the centre of Kyoto, we have them in the downtown.  Every site has a small buffer zone.  This is the actual situation today.  They are isolated among the high rise buildings, it's not so beautiful.  So, we want to provide a plan for the people, a conservation plan.  Why we got success because beside there is a drastic change in the market in Kyoto.  This is the increasing tourist in 1959-2008.   This is a huge number. Until 1975, the tourism stopped, and then increased again in Japan.  The number of toruists from Europe and American to Kyoto is also increasing.  Condition is changing.  The number of Japanese tourist in Penang is decreasing.  But we have local age group coming to live in Penang.  The nomination of world heritage site does not mean an increase in the tourists.  In the year of nomination, the number of tourists increased for a year or two, and then stopped.  Don't expect the increase to continue.  We have to understand the change in the quality of tourist.  In 1960 teenagers are more than half of the tourists in Kyoto.  In Japan, 50 years ago, only men go tour.  But now look, Japanese ladies also change.  This phenomenon in the tourism market.  

I have a strategy to promote.  To provide a good conservation plan.  We need good data.  So I started with my students.  But when I meet the people many volunteer ask to join.  For 2 years.  We have 600 volunteers taking part and spoke to the people to conserve.  They are very active to promote children's mind.  Program for children also brings the mothers to come along.  They learn what is machiya, old is beautiful things, the traditional things are elegant.  Now they feel free from 
tradition, they view the value of tradition.  

Besides huge participation by the community, also participation by expert groups.  There is now a group to provide for enterprises, carpenters association provide manual publications.  Through this activities, we visualize the restoration work for we have a huge number of heritage building in Japan.  We have craftsmen, everybody know quite expensive.  I want to ask you to preserve your own house.  Transparency of cost is quite important.  In collaboration with business sector, reuse of machiya for businesses.  Even traditional business from Florence came to open in Kyoto.  1999 a map of machiya restaurants and shops.  Magazine introduce machiya shops.  Young people discovering eating in traditional houses.  Very few Japanese ladies know how to sit on tatami.  

In Japanese market there is a lot of Chinese clothes.  Talking about food, this is the composition of the food expenditure in Japan.  Japanese people are cooking less at home, and are buying outside in the restaurants.  Now Japanese ladies working, and Japanese men don't know how to cook.  For this simple reason, the number of retailers decreasing continuously.  In the 1990's, creative class and old style enterprise are going to disappear.  The concentration of restaurants are going west in the downtown of Kyoto.  With a lot of working ladies, they don't want to go to restaurants that the old gentlemen are drinking.  They developed the new area.  Beauty parlour are usually in residential area.  Now many beauty parlor in machiya houses.  Shops are changing.  
1982 how do the city hall work with machiya.  Only 20% want to preserve in 1982.  We reduce the limit of height from 45 meter to 13 meter.  This is the heavy change for the real estate company.  New Cityscape Policy supported by 80% of citizen.  This drastic change of public opinion is important.  We know through the conservation process, the machiya provide more .  My son or my grandson own the house.  The houses are important for the community, it is an incubator for new idea.  Key for the future development. 

We have change our urban redevelopment.  This is the (disgusting) Kyoto Station.  After 15 years, we have changed the mind.  We know how we can envision and improve our quality of life.  This is a good chance for you to develop your future.  

Discussant
Lim Yoke Mui:
This afternoon we have heard from two speakers.  Mr Stein on the project on single building Prof Muneta on a wider area.  We can learn many things. There are many things similar.  In the first example, we are looking at conservation of a building for re adaptive use, not necessarily its original use, but restore into very good use.  Maybe education or children centre, to expose our young.  When we talk about converting, those in Penang, do we know what are the attribute that will improve its price?  Have we done any such thing.  What can we focus upon, what are the features we can look upon.  In a study, we tried to identify the attributes that will increase its value, in the core and buffer area. What we found was, those in the conservation zone - as opposed outside the zone - according to data before inscription, prices are actually better if you are in the conservation zone.  Also, commercial use fetches a higher price than residential use.  These are things to reflect and look into.  We should look at the various architecture style.  Art Deco When we want to restore these buildings, how flexible can we be?  How flexible or very rigid?  Or, do we allow the look, pattern, material, there must be a middle way, a win win situation, as long as we can get the aesthetic value.  

On the part of the second speaking, on area conservation.  It has a lot of attributes, intangible, cultural, natural beauty.  They have traditional house side by side with our high rise.  Market focus - when we want to revitalize. Other than using real estate, using properties, if they fetch a good price, if you restore the building, the returns are many times the cost.  What are the economic activity. what we can learn from the second speaker- what are your focus groups - young people are very willing, very daring to spend.  My students go on tours, go overseas.  When they come back, they have zero money.  Unlike our generation.  This is the market, where they are willing to spend.  My students have tried every restaurant in Queensbay Mall.  The market is changing.  Envisioning citizen participation.  It works in Japan, and it will work here.  During our survey, we do talk to the residents there.  They are very happy but nobody come to talk to us.  Local authority come to say I want to have this, We know what sort of businesses what are the consumers nobody actually come to talk to me, on some type of program what enterprise that fail.  Oh you should do this or that.  Engage thje community.  This is our chance to talk to the people.  The process off building George Town, as you can see in Kyoto, the citizen participation, the people that makes the city alive.  The government can only do so much, but the people itself can do much more.  Allow them to create their own program.

In that sense, we have to be, we have to do something.  We have to be seen to be doing something.  Burt at the same time, we should also roll out long term strategy programs.  What are the back room work that we are doing.  Do we look at our building acts and guidelines.  Many people have said, don't sit there are work on the document unless it is 100% perfect.  We will review, if it needs changing, we will change.  We can learn from other countries, but we have our ow characteristics that we can take into account.  Are we then creating enoguh downstream supp[y chain.  Hve we trained up artisans, have we made sure we have enough conservation contractors.  

These are businesses for the handicraft.  How do we add value.  Every Monday we don't get plastic bags.  Why is it necessary that we need packaging.  We we can also market .  Ching Dao, everybody loves to buy straw bags. The same thing, we can promote our wrapping bags.  A visitor in Netherlands said they don't have beca, but the university is working to come out with a new beca.  On a good fine day, I can cycle, but when it is rainy, beca is useful.  Old is not disgusting.  Now, old is beautiful and old is gold.  To wrap up, when we start implementing, there are sacrifices.  There is a short term pain, but we will get the long-term gain.

Dr. Goh Ban Lee:
When Yoke Mui started to say how different it is from her students, I get worried.  Then she said old is good.  As spokesperson of interest group, I consider a person interested in conservation, it is so nice to sit and thinking back 20 odd years ago, if Penang ever get heritage inscription, there should be a plaque to Alex Konig.  It is not only the success, the difficulties went through in Penang, the amount of scolding.  As a stakeholder representing the people, what do Penang people interested in conservation get?  I think it's nice to see buildings turned into whatever, and I'm sure the stakeholders interested to participate, but there must be something else to improve property value without hurting the people who have no property here.  There must be something creating for people staying here, what is there to attract them to come back.  Look at the core area and buffer zone, is there a place not to spend too much money, but to enjoy.  I can't think of one.  I am thinking of a greenery area.  Waht do you do in Padang Kota.  Can we improve the public transportation system, create squares, little park, for people to enjoy.  I think this is important.  If you want to make it a success, the local people must fall in love with it.  If you are keen only to attract foreigners, when people travel, it is to see others.  You can see, what attract people going there.  What is there to attract people back to George Town?  I think this is important.  Make Penang walkable, make George Town walkable.  The drains are dirty.  As a stakeholder, thinking as Penangites, facilitate the property owners, and at same time, do something attractive for the people in Jelutong, Bayan Baru, to take a bus to come to town.  Even now, I am not interested to walk around.  Look at the downtown area of the city, a place people to come back, once a week.  Things like that, maybe we should think of some creative attractions, something for people who love Penang.

Dr. Teoh Poh Huat:
Good afternoon.  I would like to identify key underlying trends.  It's a consensus those in Penang are unique.  Half in the inner area of George Town.  With the recognition to George Town, and the market awareness, we observe that the market for heritage real estate has become more vibrant, attracting more enquiries from people keen to invest.  People there expressed one thing, to know more what Penang has to offer in terms of investment.  In terms of timing, this is the best of times, this explains the level of interest.  Total transaction of prewar heritage buildings, in the core, buffer and outside, 320 transactions per annum.  Last year, a discernible increase of 12.5 % as part of the spin off from the publicity as a world heritage site.  Looking at the total volume, only 1.5%, very small, very niche.  A commonly held thinking is that prewar buildings are deficient.  If they are other than new, the standard use and minimum environmental obsolescence.  Prewar houses wasteful of space and energy.  Difficult to keep, to clean, and expensive to maintain.  In most cases, easier, more practical to construct new buildings than to conserve old ones.  However, while there is consensus that heritage property is a long-term real-estate investment, they are not easily convinced of the viability of the market.  There is an apparent lack of research on the performance and sustainable growth, in terms of the likely investment returns.  This is an issue close to the heart of many.  

In 2006, the highest value was RM770 per square foot, in 2007 RM900 and then in 2008 back to the 2006 level.  How do we analyze to help us make better decisions?  What is the view to having to pay out so much money, with other costs to be incurred, to increase its marketability.  WHS conjured images of stringent guidelines.  Typical reaction is that property owners deprived of reasonable economic returns through the principle of the highest and best wish.  Urban conservation policies restrict owners from using the site.  A lack of public compensation, can reduce values.  University of Cambridge research, given the ongoing debate, what is private and public.  In p-rinciple, planning uncertaities what is allowed lead to less investment than otherwise the case. Are skakeholders may or may not appreciate the heritage for the livability of the city. Most stakeholders want the inner city to9 be conserved but unwilling to pay the price.  Many places policy has direct relationship with property values.  Is this applicable to George Town?  As main driver of property values, is population, the population in George Town has been reducing over the years, from 260,000 to 180,000 in year 2000, in 10 years.  A further drop in population except for the noticeable presence at hot spots.  We should draw the right back to the city. called the concept of place-making.  

Some times, in justification, conservation result in a loss of economy.  It's not always the case.  Smart and creative solution can safeguard the historic buildings.  There's a need to continue striking a balance of old and new buildings to give the city colour and charm.  In conclusion, moving forward, we should hasten a comprehensive, actionable business plan, such as a guide for businesses in George Town.  Championing and heritage awards, tax benefits, tax reliefs.

Dr. Noraini Abdullah:
I need to inform you that, in the 7-8 minutes, to share with you some of the challenges that I face in the last 5 years in getting to where we are today, and give you a glimpse of what the project is about. And to highlight the issues that we need to deal with collectively whether as government agencies, ngo or private sector.  As we all know, the demographics there are not exciting at all.  Nonetheless, this is a private initiative.  The burden of risk is on our shoulder, with the revised plans, costing us RM250 million, will work.  This is the 5th year trying to put the project together.  We resubmitted our plans not too long ago, in the hope that we can start soon.  We are fighting many challenges and expecting more.  The first, plainly obvious: I am trying to figure out how I am going to sell our product. The first, to make our project commercially viable.  Our project is viable, despite the reduction in building height.  From 70 to 50 and later on to 30 meters.  We are starting with 18 meters.  

Secondly, George Town's inscription has presented us with a huge challenge.  I put it simply to you: the changes have brought a loss of 50% of our development area.  This new reality focuses us on another reality.  We are developing a multimillion ringgit project in the inner city, which once upon a time, was a lively area.  Today, it is a faded district in need of reinvestment.  Certainly, looking at it in perspective, the decline is due to the container port on mainland, end of free port status -- okay, that's history.  We are looking at an area in a state of decline.  We are building anew on a vacant land, and conserving the existing building.  We want to do this all along.  These structures have been abandoned for a long time.  They are monuments in disrepair.  And what I'm looking at, is a very costly investment in these structures.  The other challenge we face is, the land that we fell in love in 2004, When I went to my friends, they say, don't talk to us about family-owned land.  As an investor, the site Penang when compared with some other states and cities in the region, is not all that appealing as a commercial or a pleasure destination.  These are implications for us.  The most important is the viability of what we propose to do here.  OUr project sustainability depends very much of the reigniting of Penang and the revitalization of George Town.  The demographics are another factor.  It seems to me with George Town's listing, the good thing is George Town must meet the needs of the international clientele.  I beg to differ with Dr Goh, I say we need to look outward and beyond our shore if we want to make that change.  I believe, that with the development of the Rice Miller, we will be there.  Our development include private residences, boutique hotel, leisure services, cultural market, events centre.  We will utilize al the buildings in the late 19 and early 20th centuries.  We will ensure accessibility.  The challenges will not stop.  We all need to recognize, with this change, with world heritage listing "gentrification" is inevitable.  What is the impact on the local population.  We must strike a balance.  If we want to bring the changes necessary, what George Town needs, it really needs more than just a quick fix.  We cannot renovate one shophouse and expect change.  We need a critical mass for the rebirth of George Town.  We need to have a very clear picture what needs to be done, rather than be surprise, we had a heart attack when told our approval in 2007 "tak laku".  

Ms Ismail, UM KL:
My work concentrated on goverment structure.  Muneta mentioned that Kyoto has managed to revive cottage industry for example carpentry.  It has to be sustainable for even young people to go into the trade.  Most of the homes are private dwellings.  Should the state coordinate or will be better to leave it to the general public?

Loh Lim: 
Dr Teoh Poh Huat, what you try to portray as a balance.  In your presentation, I'm not sure of the challenge, the (property prices came) down from 2007 to 2008 despite economic recession.  We want to know, before 2000.  In fact. if you own a heritage proeprty today, because what you would have got in 2000 and what you have today, brings the point, the population had dropped, many that you have mentioned unrelated to conservation,  they are to do with the rent control repeal.  Dr Noraini, I sympathize, I want to bring you some encouragement.  Things are not as bad.  Penang is the most popular destination for MM2H.  I speak as a passionate Penangite.  We have an island 110 sq miles which has hills, beaches, a heritage site, we have tremendous potential, at the end of it, here we all are committed to Penang.  I guess we need to ask, what are Penang's resources.  It's the people of Penang.  We are our greatest resource.  We fully admit we are difficult.  That is our greatest strength.  Don't give up on us.  Penang is worthwhile, and is worthwhile fighting for.  

Dr Stein:
Unless there is enforcement, it is completely useful.  If you cannot enforce about the birdhouse, or the sewage, or the owners allowing their property fall apart, we are not preserving value.

Dr Teoh:
In response to your statement, I was not making a direct relationship.  I was saying George Town was losing population.  This trend is something we need to address.  What you say that I agree is that Penang's resource is our people.  The fact that we are losing in George Town is something we need to address.  This is something we cannot deny.  And I mentioned, among the strategies, to be successful, is place making.  As a Penangite, the Rent Repeal in 2000.  We are indeed losing the critical mass.  The task before us is to bring them back.
