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Abstract

Introduction

buildings, as well as their adjacent conservation areas, from disruptions caused by urban development. However, properties 

Purpose of 

the study:

land value and the quality of the built environment in the context of World Heritage sites. The case study for this research is 

Kampung Jawa (KJ) in the World Heritage City of Melaka, Malaysia. Methods: A combination of qualitative and quantitative 

methods was used to conduct this research. The required data was gathered through direct observations, semi-structured 

and informal interviews with stakeholders and local authorities, as well as a review of available statistical data and maps. 

A site observation and a questionnaire survey were conducted to examine all the structures in KJ. Results: The research 

certain decisions at the policy-making level, including the involvement of all stakeholders, can be the key to improving the 

Keywords:

Introduction

between two states, serving to separate them in 

order to protect each other from the other’s opposing 

forces (Martin and Piatti, 2008; Pendlebury et al., 

2009; thefreedictionary.com, 2014). In general, the 

zone from external disturbances. This protection 

should be in line with the improvement of the area, 

is both normative and technical (Martin and Piatti, 

into account the “structural and technical” issues 

of historic environments but also protects their 

“functional” and “visual” aspects (Habibi et al., 2015; 

Martin and Piatti, 2008; Moradi et al., 2014).

In controlling the transition between the 

heightened protection of World Heritage sites and the 

protect views, settings, land uses, and other aspects, 

but may also positively encourage developments that 

(Daneshmandian et al., 2020; National Trust and 

English Heritage, 2011). Neumann (1997) mentions 

some examples in various locations where the 

and interventions in land use. These legislative 

limitations may reduce property demand and make 

prefer to invest in surrounding modern areas with 

and fail to respond to market demands, while 

redevelopments are quickly taking place in the 

surrounding areas. These underdeveloped areas 
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This research takes KJ in Melaka, Malaysia, as a 

case study to investigate the potential impacts of 

of World Heritage sites. It attempts to address the 

consequences of changes in the land value for the 

condition of the built environment in this area.

zone generally acts as a support area around the 

heritage properties by providing an additional layer 

to ensure the conservation of the protected area 

second, to support necessary protective measures 

while maintaining the progressive interface of the 

core zone with the adjacent zone. It is therefore 

heritage governance by incorporating the surrounding 

landscape with the core zone (Palaiologou and 

the nominated property that has complementary 

legal and/or customary restrictions placed on its 

use and development in order to give an added 

layer of protection to the property (UNESCO, 2019). 

World Heritage sites has evolved from its original 

form in 1977 to the most recent one outlined in the 

2019 version of the Operational Guidelines for the 

Implementation of the World Heritage Convention 

only considered as the inner strips of a protected 

core zone situated next to the boundaries that 

might result in disconnecting the property from its 

surroundings. Peripheral zones encompassing 

areas located immediately outside the boundaries 

and Van San, 1999). 

In policy and practice, however, implementing 

development and the life of the local community. 

According to Wells and Brandon (1993), the main 

importance. Furthermore, many researchers have 

to enhance local livelihoods (Martino, 2001). Based 

constraints on the land use distribution of such areas 

(Neumann, 1997). Additionally, some implications of 

the socioeconomic ones (Heinen and Mehta, 2000). 

suggests that the area should create mutual support 

local community (Habibi et al., 2015; Short, 2012; 

Tavernor, 2007).

In the context of World Heritage properties, 

of the core zone that contribute to the preservation, 

management, integrity, and sustainability of the 

World Heritage area with regard to its Outstanding 

Universal Value (OUV) (Martin and Piatti, 2008). 

individual impacts on conservation areas and address 

local communities, in order to develop a sustainable 

be considered as integral parts of the state party’s 

commitment to the protection and management of 

and protection are essential requirements for World 

is only one of the tools to ensure the management and 

protection of heritage sites. While the fundamental 

natural, and mixed properties, the implementation 

not just a secondary zone meant to support a primary 

zone, but rather an equal, complementary, and 

inseparable part of the core zone. This statement 

reinforces the idea that planning the conditions and 

even tertiary zones must be designed in tandem. In 

zones also interact with the natural environment, 

traditions, local knowledge, moral or social aspects 

from both the past and present, informal activities, 

and other intangible attributes of cultural heritage 

environments (Martin and Piatti, 2008).

in Melaka

Malaysia has many heritage sites, most of 

located in southwest Malaysia, was recognized as 

a World Heritage city by UNESCO in 2008 due to 

its OUV (Mohd-Isa et al., 2011). For this research, 

Kampung Jawa (KJ) in Melaka was considered as 

a case study after shortlisting six other heritage 

sites in Malaysia. The purpose of this study was to 

land value and, consequently, the quality of the built 

environment in the area. All the shortlisted cases 
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reviewing the shortlisted cases and conducting initial 

more convenient to gather data in the KJ case due 

to the easy accessibility of the site.

of Melaka, encompassing an area of 6.5 acres on 

the northern bank of the Melaka River, known as the 

origin of urban development for Melaka city (Wahid 

et al., 2011). It is bounded by Kee Ann and Pasar 

trading area located in the eastern part of KJ. The 

history of KJ can be traced back to the beginning 

of the Melaka Sultanate around the 15th century. 

particularly traders from Java (Liang, 1983). Before 

1988, KJ was a dynamic area with a variety of 

activities, including a traditional bazaar, a municipal 

market, and various types of informal activities. 

However, KJ’s condition deteriorated after the 

collapse of the municipal market in 1988. Similarly, 

local traditional businesses, especially bazaars and 

declined. Furthermore, the role of the Melaka River 

as the main transportation hub and river activities 

have decreased over the years. In addition, a few 

setbacks, including the relocation of taxi and bus 

stations far away from the new site, deteriorated KJ’s 

status. The depopulation of the area increased when 

one in the 1960s and the other in the 1990s (Wahid 

et al., 2011). As a result, KJ was transformed into 

a residential slum area (Fig. 1b). Meanwhile, the 

construction of large new commercial buildings 

economy. While there are some lively activities 

within the site, their unfavorable condition cannot 

compete with the new commercial developments in 

nearby areas. Therefore, despite being in a strategic 

a low-density built environment compared to its 

neighboring districts. The combination of the above-

Given the historical and socioeconomic 

the site’s importance and develop its potential by 

land value of this historic area of the city through 

sustainable urban approaches.

Methods 

In order to create a successful revitalization 

land value in the context of the urban fabric, 

the environment. After reviewing the available 

literature and considering the situation and context 

study: built and unbuilt area ratio, density, land 

use distribution, quality of existing buildings and 

structures, social vitality, and active frontage of 

buildings. The data was collected through available 

site observation, and interviews. The observation 

was conducted by going door to door, recording 

events on-site, and documenting building properties 

value and spatial quality of the area. After mapping 

the collected data, the next step was to interview 

local residents and members of the community 

who worked and lived on the site. The goal was to 

identify the strengths, opportunities, weaknesses, 

and threats of the site from the stakeholders’ points 

of view. Furthermore, a survey of individual buildings 

ratio, and data was collected from local authorities. 

This data was used to triangulate a synthesized 

map showing land values. Later, local authorities 

Fig. 1: a) location of KJ in Melaka, b) KJ as a residential slum area

b)a)
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were interviewed about the land value of plots, and 

the area was mapped once more to validate the 

of the area, which divided the available buildings and 

structures on the site into two categories: retainable 

and non-retainable buildings. This provided insight 

into the spatial quality of the area and helped to 

formulate a proposal for future development of the 

area. Fig. 2 depicts the methodological framework 

of this study.

Results

and unbuilt area ratio’ in KJ. Fig. 3a shows a solid 

and void map of KJ. According to these maps, there 

are numerous disorganized vacant lots, open spaces 

on the site. These neglected lands have tarnished 

the image of this important district, turning it into a 

dormant, quiet, and unsafe area. As can be seen 

from the number of building stories (density map) 

(Fig. 3b), most of the structures in KJ are single-

story buildings. However, throughout its periphery, 

especially in the new surrounding developments, 

there is a wide range of building heights, all of which 

have a higher density.

Fig. 4a demonstrates the land use distribution. 

Almost all commercial buildings are located on 

Bunga Raya (eastern part) and Kee Ann streets. 

The percentage of vacant buildings and storage 

areas in KJ is higher compared to its neighboring 

areas. In addition, residential houses (detached 

or bungalows) are the main types of properties 

in KJ. According to the building quality map, the 

majority of the residential buildings on the site are 

in a deteriorated condition. The building quality 

was assessed based on the structure’s quality, the 

current condition of the facades, and the architectural 

style of the existing buildings, which could to some 

extent indicate the durability and timeline of the 

buildings. The building quality map illustrates the 

quality of the existing buildings on the site. Based 

on the map, building quality was categorized into 

three groups: good, medium, and poor. Generally, 

most of the buildings in KJ have poor structural 

conditions, and the rundown condition of their 

facades and appearance has reduced some of them 

to abandoned houses (Fig. 4b).

Fig. 5a reveals the building styles in terms of 

architecture. As mentioned, this factor was used as 

a supporting criterion to evaluate the building quality, 

as it would indicate the durability and material quality 

of the existing buildings. Three building styles were 

chosen for the site: vernacular/traditional, modern, 

latter indicates buildings with temporary materials, 

Fig. 2. Methodological framework
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Fig. 3: a) solid & void map, b) density map

Fig. 4: a) land use distribution map, b) building quality map

such as wood and bamboo, which are not long-

lasting structures. Buildings with active frontage have 

transparent and interactive facades that can create 

interaction between passersby and activities taking 

place within the buildings. In contrast, buildings with 

inactive frontage lack this quality and, therefore, do not 

contribute to creating vitality and social life in the area. 

This will have an impact on the retail business and, 

eventually, the economic prosperity of the area. While 

most buildings on Keep Ann and Bunga Raya streets 

popular commercial area, the concentration of storage 

areas, vacant buildings, and parking lots create many 

inactive building frontages in KJ (Fig. 5b).

Triangulation by Local Residents 

An interview including open-ended questions was 

conducted with members of the local community who 

live, work, and visit KJ. They were asked questions 

about the strengths, opportunities, weaknesses, and 

ratio. Most respondents declared that they preferred 

KJ due to its friendly shopping atmosphere. There is 

such as bridal accessories, school uniforms, 

medicine, and various kinds of clothes, as well as 

general comfort for daily shopping. Therefore, more 

than half of the respondents shared the same opinion 

that shopping was their top priority when visiting this 

district. As a result, river activities also attracted 

the highest number of respondents (about 18 %). 

In conclusion, it is easy to understand that retail 

shopping activity was the greatest strength of this 

underdeveloped site (Fig. 6a). Additionally, nearly all 

of the site include a lack of urban amenities within 

the site, an unsafe walking environment, especially 

at night, run-down structures, a lack of public 

transportation (relocation of the bus station to another 

site), and the migration of locals to other districts 

leading to the depopulation of KJ. Among the main 

weaknesses of KJ, run-down structures received 

the most attention from the participants. In second 

place were the inadequate and unsatisfactory urban 

amenities (Fig. 6b).

The informal interview with the locals of 

opportunities at the site. These opportunities 

b)a)

b)a)
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Fig. 5: a) architectural style of the buildings, b) active frontage of the buildings

Fig. 6: a) strengths of KJ, b) weaknesses of KJ

vendors engaging in informal activities throughout 

the site, rows of shophouses, and the proximity of 

KJ to the World Heritage site (core zone). According 

to Fig. 7a, a traditional bazaar is considered the 

primary opportunity. Nevertheless, the majority of 

respondents chose commercial activities as an 

essential opportunity. These commercial services 

included bazaar lanes, hawker and vendor activities, 

and shophouses, which together accounted for 

those participants who were residents of KJ. They 

explained the major factors that endangered the 

site. Most of them (about 52 %) expressed concerns 

about the local community migrating to other parts of 

the city, which was seen as the most serious threat. 

This resulted in the reduction of residential houses 

on the site and its transformation into a primarily 

commercial area. The other notable threat was 

shopping activities, both formal (bazaar) and informal 

(hawkers and vendors), which accounted for 26 % 

and 19 % of responses, respectively (Fig. 7b). Such 

activities typically have their disadvantages on the 

lack of safety for the residents.

Permissible land use, plot ratio, and building 

considered in land-use planning. These main issues 

may set limits for how much can be built and what 

can be built (Christensen, 2014). In particular, within 

restrictions, such as limited plot ratio and compatible 

land use, must be adhered to. Through interviews 

(using open-ended questions) with local authorities, 

According to the municipal authority’s plans, the 

core zone of Melaka has a plot ratio (PR) of 2.5:1 

can be concluded that the optimal plot ratio in the 

To validate the previous data obtained from direct 

and plot ratio, the land value of the lots in KJ was 

obtained through interviews with local authorities. 

The approximate land value in KJ was revealed to be 

between RM 500 (USD 120.9) and RM 1,500 (USD 

362.8) per square meter, and RM 2,719 (USD 657.6) 

per square meter for Kee Ann Street. Moreover, 

Bunga Raya Street (the main commercial road that 

borders the eastern part of KJ) had the highest land 

value, ranging from RM 3,130 (USD 756.9) to RM 

4,023 (USD 972.9) per square meter, in comparison 

with the other commercial streets. In other words, 

b)a)

b)a)
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the land value was 68.8 % higher compared to the 

inner part of KJ (Fig. 8b).

Discussion

After validating and cross-analyzing the obtained 

data, the following facts were revealed:

A high percentage of the area is covered 

spaces, large on-street parking lots, and single-story 

buildings. This results in the low massing of the main 

part of KJ, which hinders the connectivity of the 

the image of the district and transforms it into a 

dormant, quiet, and unsafe area.

Despite the high potential of the land in this 

strategic location, the land use distribution is not 

compatible. This results in an unsafe area with the 

lowest level of vibrancy.

There are many inactive spaces, that decrease 

the liveliness and vitality of the area, with numerous 

vacant buildings and warehouse areas in KJ. 

However, there is a high concentration of pedestrians 

on its adjacent streets (Bunga Raya and Kee Ann). 

The presence of temporary and run-down 

structures, along with a lack of lively activities, has 

turned the residential area facing the Melaka River 

into a slum area. In addition, these residential houses 

do not have the optimal plot ratio.

By overlaying the aforementioned maps (land 

use distribution, density, building condition, vitality, 

active frontage, solid and void, and plot ratio), 

and triangulating with local residents’ opinions, 

the buildings were categorized into two groups: 

retainable and non-retainable buildings. Retainable 

buildings are those with acceptable structural 

conditions, functional activity, and high architectural 

and heritage value. Non-retainable buildings consist 

of structures in poor condition that are functionally 

inactive and lack architectural and heritage value. 

In addition, buildings with acceptable structural 

conditions that were vacant or used for commercial 

purposes have also been included in this group 

(Fig. 9a). After validating and synthesizing the data 

with local authorities, it was concluded that nearly all 

non-retainable buildings in KJ had the lowest land 

value.

It can be stated that the buildings in this part 

incompatible building functions, despite being in 

KJ should be demolished due to the high potential 

Fig. 9b illustrates the site after the removal of 

inadequate structures.

Fig. 8: a) plot ratio map, b) land value map

Fig. 7: a) opportunities in KJ, b) threats in KJ

b)a)

b)a)
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Potential Design Proposals for Redevelopment

At this stage, proposals to increase the land 

value can be directly based on the aforementioned 

possibilities for combining these factors to develop 

various methods of increasing land value. One 

conceptual diagram is shown below (Fig. 10).

The following shows some of these combinations:

Compatible building function: Improving the 

imbalanced status of KJ by introducing mixed-use 

development, including residential, social activities, 

and commercial uses within the site.

Active frontage: Relocating and replacing 

buildings such as warehouses and wholesale 

outlets with various vibrant land uses that have more 

transparent frontage in order to enliven the site. 

Optimal building height and plot ratio: Introducing 

mid-rise buildings on the site instead of the existing 

single-story buildings to achieve the optimal plot 

ratio and high density on the site.

Adequate solid and void ratio: Creating enough 

greenery, plazas, and parking) instead of having 

large vacant lands. It also includes connecting 

these spaces to enhance visual and physical 

accessibility.

The proposed master plan includes various 

social activities in public open spaces, pedestrian 

connections, commercial or mixed-use 

developments, entertainment, local handicraft 

displays, and street vendors or hawkers in a critical 

attempt to revive the local spirit of the place as well 

as the historical identity of this site (Fig. 11a). While 

all the new developments have been focused on the 

existing Melaka historical riverfront, architectural 

character, skyline, visual qualities, and cultural 

for the local population. Fig. 11b depicts the status of 

KJ before and after the revitalization development. 

As can be seen, KJ has low density, vast and empty 

lands, dilapidated and slum structures, unappealing 

views, mono-functional and single-story buildings, 

disorganized linkages, and weak connections 

with other parts of Melaka. Undoubtedly, after 

open spaces with various functions, multi-functional 

buildings, mixed-use structures, pleasant visual and 

physical permeability, walkable and vibrant public 

Fig. 9: a) status of structures after analysis, b) KJ after removal of dilapidated structures

Fig. 10. Conceptual diagram illustrating the interaction between factors and methods

b)a)
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Fig. 11: a) master plan, b) before and after revitalization

areas full of social activities, optimum plot ratio, 

diversity, legibility, and robustness.

Conclusions and Recommendations 

KJ is an underdeveloped area due to the 

as a result, it has the lowest land value compared to 

its adjacent districts. This has led to the existence 

of undeveloped vacant lands, incompatible land use, 

slum areas, dilapidated buildings, and inadequate 

provision of urban amenities on the site. The 

revitalization approach in this study was conducted 

based on the participation of three stakeholders: the 

local community, visitors, and the government (local 

authorities). The participation of local authorities and 

residents, in addition to the perspective of visitors, 

is key to revitalizing the land value of high-potential 

Low land value is considered a serious threat 

because it implies a low willingness of people to 

in market demand, as they are interested in 

investing in the new areas of the city. Sustainable 

development should be based on a harmonious 

relationship between the existing built forms in the 

zone. Finally, the urban revitalization approaches 

in this study can increase the current land value, 

improve the locals’ living standards, and generate 

residents. 

We would like to express our gratitude to Universiti 

Teknologi Malaysia (UTM) for providing supervision 

and guidance for this project.



100

Architecture and Engineering                             Volume 9 Issue 1  (2024) 

References

a preliminary study of Tasek Bera, M’sia. Procedia - Social and Behavioral Sciences, Vol. 50, pp. 582–590. DOI: 10.1016/j.

sbspro.2012.08.061. 

Christensen, F. K. (2014). Understanding value changes in the urban development process and the impact of municipal planning. 

, Vol. 36, pp. 113–121. DOI: 10.1016/j.landusepol.2013.07.005.

Coleman, A. (1982). Dead space in the dying inner city. International Journal of Environmental Studies, Vol. 19, Issue 2,

pp. 103–107. DOI: 10.1080/00207238208709976.

open spaces in Iran. , Vol. 52, 101856. DOI: 10.1016/j.scs.2019.101856.

Feronti, S. M. (2003). . PhD Thesis. University 

of Florida, Gainesville, FL, USA. 

Gilmour, D. A. and Van San, N. (1999). . Hanoi: IUCN Vietnam, 86 p.

Habibi, K., Pourahmad, A., and Meshkini, A. (2015). Urban rehabilitation and renovation in the old textures. Tehran: Entekhab 

Press, 101 p.

studies from Nepal. The Journal of Environment & Development, Vol. 9, No. 1, pp. 45–67.

Fig. 12. Revitalization approach based on triple participation



101

Seyed Mohammad Mousavi, Shariyeh Hosseininasab, Waqas Ahmed Mahar — Pages 91–102

BUFFER ZONE POLICY AND ITS IMPACT ON THE LAND VALUE AND THE QUALITY OF THE BUILT ENVIRONMENT 

IN WORLD HERITAGE SITES: THE CASE OF KAMPUNG JAWA, MELAKA, MALAYSIA

Liang, C. S. (1983). The Central District of Melaka Town. In: Sandhu, K. S. and Wheatley, P. (eds.). Melaka: the transformation of 

. Kuala Lumpur: Oxford University Press, pp. 652–707.

, March 11–14, 2008, Davos, Switzerland, 201 p.

Electronic Green Journal, 1 (15). DOI: 10.5070/

G311510434.

. Sunderland: Sinauer Associates Inc., 600 p. 

Mohd-Isa, A. F., Zainal-Abidin, Z., and Hashim, A. E. (2011). Built heritage maintenance: a Malaysian perspective. Procedia 

Engineering, Vol. 20, pp. 213–221. DOI: 10.1016/j.proeng.2011.11.158.

Moradi, A., Mohob Ali, M. H., and Amirkabirian, A. (2014). Twelve restoration studies. Tehran: Center for Urban and Architecture 

Studies and Research, 142 p. 

Münch, A., Nielsen, S. P. P., Racz, V. J., and Hjalager, A.-M. (2016). Towards multifunctionality of rural natural environments? 

, Vol. 50, pp. 1–16. 

DOI: 10.1016/j.landusepol.2015.08.024. 

National Trust and English Heritage (2011). 

. [online] Available at: https://nt.global.ssl.fastly.net/binaries/content/assets/website/national/regions/

submission-to-whc-feb-2012.pdf [Date accessed: March 15, 2023].

Development and Change, 

Vol. 28, Issue 3, pp. 559–582. DOI: 10.1111/1467-7660.00054.

Cultural Urban Heritage: Development, Learning and Landscape 

Strategies. Cham: Springer, pp. 19–34. 

Peirce, N. (1995). Vacant urban land—hidden treasure. National Journal, No. 9, 3053.

Pendlebury, J., Short, M., and While, A. (2009). Urban World Heritage Sites and the problem of authenticity. Cities, Vol. 26, Issue 

6, pp. 349-358. DOI: 10.1016/j.cities.2009.09.003. 

Prins, H. H. T. and Wind, J. (1993). Research for nature conservation in south-east Asia. Biological Conservation, Vol. 63, Issue 1, 

pp. 43–46. DOI: 10.1016/0006-3207(93)90071-8.

park protection, and enforcement. Ecological Economics, Vol. 92, pp. 96–103. DOI: 10.1016/j.ecolecon.2012.06.019. 

Sayer, J. (1991). . Gland: UICN, 94 p.

Journal of Cultural Heritage 

Management and Sustainable Development, Vol. 7, No. 4, pp. 381–406. DOI: 10.1108/JCHMSD-10-2015-0040. 

Environmental Management, 

Vol. 23, pp. 49–73. DOI: 10.1007/s002679900167.

Short, M. J. (2012). Planning for tall buildings. London: Routledge, 240 p.

Tavernor, R. (2007). Visual and cultural sustainability: the impact of tall buildings on London. Landscape and Urban Planning, 

Vol 83, Issue 1, pp. 2–12. DOI: 10.1016/j.landurbplan.2007.05.010. 

thefreedictionary.com (2014). 

April 29, 2014].

UNESCO (2008). . Paris: UNESCO World 

Heritage Centre, 163 p. 

UNESCO (2011). Convention concerning the protection of the world cultural and natural heritage. Paris: United Nations 

UNESCO (2019). . Paris: UNESCO World 

Heritage Centre, 177 p. 

Wahid, N. A., Lee, Y. L., Kamaluddin, N. A., Saleh, F. A., Abdullah, A. A., Zarebidaki, E., Aliyas, Z., Nahad, N. F., Anjomshoaa, 

11th International 

Congress of Asian Planning Schools Association (APSA) Conference, September 19–21, 2011, Tokyo, Japan, pp. 1526–1537. 

conservation. Ambio, Vol. 22, No. 2/3, pp. 157–162.



102

Architecture and Engineering                             Volume 9 Issue 1  (2024) 

1 2 3,4*

1

2

3

4

*E-mail: 

 

View publication stats


