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Abstract

Urban regeneration must be about managing change while responding to contemporary needs.  
The emphasis should therefore be on explicit principles and typologies based on the underlying 
significance of form, structure and architectural syntax of individual areas rather than on prescrip-
tive treatment which can lead to pastiche and imitation.
 
For urban regeneration to be successful in practice, solutions must be sustainable – that is to say 
the process should take on an enabling role, with an emphasis on safeguarding the interests of 
future generations, ensuring the equitable distribution of costs and benefits, and emphasising the 
promotion of economic activities that enhance environmental quality.  This accords with the pol-
icy priorities defined by the Organisation for Economic Cooperation and Development (OECD), 
and reflects an inescapable fact – that the future will be predominantly urban.
 
The problems facing sustainable regeneration are partly those of perception.  A carte blanche ap-
proach dictated more by financial imperatives than the need to equate a balance between produc-
ers and consumers of property, allows for little discrimination in the planning process and even 
less opportunity for genuine urban betterment.  This calls for what we might call a “Value Added” 
approach.
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While the urban structure of most Asian cit-
ies is quite legible with a generally hierarchi-
cal network of streets and ‘centres’, their high 
density agglomerations embody a diffuse and 
generally non-hierarchical narrative made up of 
different layers superimposed on older frame-
works, which contrast but do not necessarily 
conflict.  The notion of co-existence suggests 
an approach to urban regeneration that might 
combine an underlying pattern and neces-
sary spatial organisation, with a more abstract, 
piecemeal and incremental three-dimensional 
structure, at a time when cities are experienc-
ing rapid urban change and strong pressure for 
physical reconstruction.  The key to attaining 
sustainability is an approach that involves an 
amalgam of participants - local authorities, de-
velopers, investors and other stakeholders, that 
should reflect the current tools and metrics used 
by public, private and non-government sectors, 
and how these can contribute to the implemen-
tation of social stability according to prevailing 
community agendas.

The terms renewal, regeneration and redevelop-
ment are often used in an interchangeable way, 
but in effect mean different things.  Renewal 
goes on all the time to a lesser or greater extent 
of its own volition, unless there are prevailing 
reasons such as conservation of heritage build-
ings.  It can best be described as the physical 
change stemming from prevailing economic 
forces – that is to say it is normally motivated 
when the actual building on a site is worth less 
than the land it is sitting on.  As land in devel-
oping Asian cities steadily increases in value, so 

redevelopment has in practice become a fact of 
life, and puts both urban heritage and the mem-
ory of the city at risk.

An orthodox urban renewal procedure under 
these circumstances is insufficient in itself to 
cater for the complex situation that prevails in 
many Asian cities, which calls for a more re-
generative approach reflecting an amalgam of 
measures necessary, in varying degrees and at 
various scales, to resolve a range of problems 
in the urban domain and ensure its lasting im-
provement and liveability. In Hong Kong for 
example all land in the city is zoned and sites 
have a development value according to their 
plot ratio designation under the Buildings Or-
dinance, and means that all relatively low-rise 
sites are vulnerable to either private or institu-
tionally orchestrated redevelopment, which is 
in itself alien to normally recognised city build

Fig 1: Regenerated Pedestrian Street in Nanjing
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example all land in the city is zoned and sites 
have a development value according to their 
plot ratio designation under the Buildings Or-
dinance, and means that all relatively low-rise 
sites are vulnerable to either private or institu-
tionally orchestrated redevelopment, which is 
in itself alien to normally recognised city build-
ing objectives.

Urban regeneration is a continuous interven-
tionist process aimed at resolving particular sets 
of problems and requirements under at least 
six themes that must deal with physical, envi-
ronmental, economic, socio-political, housing/
health and employment/education.  The inter-
play between these, together with a balanced

response to a detailed analysis of prevailing 
conditions, is what defines successful urban de-
sign, but is also important as a crucial element 
in strategic planning, taking into account exter-
nal influences and characteristics.  The relative 
importance of these in serving the collective 
interests of society can be expected to change 
over time, creating new demands in certain ar-
eas but also ensuring that change is beneficial 
in bringing about overall improvement.

An important aspect of this is to contain urban 
growth through selected urban regeneration and 
densification while ensuring both the protection 
of neighbourhood structure, co-ordination of 
essential public uses and containment of urban 
sprawl.  The overriding outcome in terms of op-
erational objectives and policy implementation 
must be a gradual reshaping with regard to both 
existing and forthcoming technological change, 
in line with new construction at higher densi-
ties to achieve environmentally sustainable de-
velopment.  It must also ensure participation by 
all stakeholders who have a legitimate interest 
in the regeneration procedures and can assist 
in mobilising collective effort under an effective 
management process. Residents of individual 
neighbourhoods require a clearly delineated 
power to protect and reinforce their underly-
ing character, but this must be in line with the 
future needs of the city as a whole rather than 
merely self-interested enclaves, frozen in time.  
In many situations there is no single cause for 
apparent urban problems, as these can reflect 
local and city-wide issues, and even the out-
come of political and global processes.

Fig 2: Traffic-free precinct in Tsim Sha Tsui, Hong Kong
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According to the World Economic Forum, over 
50 percent of Asia’s 4.5 billion residents will 
live in cities by 2026, with 60 percent of these 
living in megacities, where growth is driven by 
rural-to-urban migration. In Southern China this 
has led to the phenomenon of “urban villag-
es”, previously situated within the agricultural 
fringe, but now absorbed within the urban fab-
ric, which have evolved into packed high-densi-
ty conurbations to house rural-to-urban migrant 
families.  The fastest rate of urban population 
growth is now occurring in regions of South and 

South-east Asian cities in India, Pakistan, Ban-
gladesh, Indonesia, Thailand, Vietnam and the 
Philippines where urban infrastructure is less 
than adequate.

Urban regeneration, wherever it occurs, re-
quires a comprehensive and integrated vision 
aimed at achieving lasting improvement to both 
the private and public realms, with an effec-
tive interface between them. It is best imple-
mented through small one-off projects that are 
meaningful to the community and consolidate 

Fig 3: Regenerated Pedestrian Street in Chinatown, Singapore

Urbanie and Urbanus

ISSUE 6 

  

8

Dr. Peter Cookson Smith  



local identity. The complexity of Asian cities 
coupled with their high land values, indicate 
that improvements need to be carried out in an 
adaptive way to provide for both continuity of 
urban character and community gain. One of 
the most pertinent aspects is that successful re-
generation must have a long-term strategic pur-
pose, and should represent all stakeholders who 
have a legitimate interest in the city – it should 

therefore be carried out slowly and strategically.

The public sector role must consider overall 
benefits that extend well beyond a reconcilia-
tion of regulatory boundaries and procedures.  
The transition from a redevelopment approach 
towards a more focussed urban regeneration 
one, needs to reflect a means to tackle problems 
associated with long-term urban betterment.  It 
must therefore simultaneously relate to physi-

Fig 4: Retention and revitalisation of the old neo-classical mansions along Chitpore Road, new renamed Rabindra Sa-
vani, in Calcutta
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cal fabric, social structures, the economic base 
and environmental conditions.  This calls for in-
tegrated strategies that deal with the resolution 
of problems in a balanced, comprehensive and 
positive manner, and ensure that programmes 
of implementation make a positive contribution 
to the city as a whole.  An important aspect of 
this is where the orchestrating authority acts as 
an advocate and enabler rather than an instru-
ment of control – this implies a need for com-
munity participation in all large-scale regenera-
tion initiatives.

In many Asian cities the “pull” of low density 
suburbs as a refuge from the crowded city has 
been reoriented in many cases by the “push” 
factor – people moving to medium and high 
density enclave estates within new town or sat-
ellite communities on the city outskirts, within 
easy commuting distance of central business 
districts by public transport.  These are exclu-
sionary only in the sense that estates are built 
by private developers for the more affluent or 
by Government for public rental housing – ef-
fectively producing a recolonising impact.  This 
does not necessarily erode the traditionally 
strong patterns of kinship and social cohesion  
associated with Asian communities, nor does it 
reflect an absence of adequate social and in-
stitutional facilities.  There are also few nega-
tive issues with regard to ethnic dimensions of 
integration.  New towns built over the past 40 
years in Hong Kong, Singapore and Seoul have, 
for the most part, created improved environ-
ments as planned rather than infill places.  The 
physical obsolescence of urban buildings and 

outdated infrastructure associated with older 
parts of the city can then be dealt with as part of 
wider property-led regeneration and restructur-
ing scenarios, with pedestrianisation initiatives 
that contribute to economic, social and envi-
ronmental benefit.

 and integrated vision aimed at achieving last-
ing improvement to 

outdated infrastructure associated with older 
parts of the city can then be dealt with as part of 
wider property-led regeneration and restructur-
ing scenarios, with pedestrianisation initiatives 
that contribute to economic, social and envi-
ronmental benefit.

Fig 5: Matrix of pedestrian streets and restored Portuguese-
era structures in Macau
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In cities that have historic centres or important 
heritage structures, regeneration has to centre 
around physical revitalisation, improvement 
and upgrading exercises, commensurate with

both ‘liveability’ agendas and ways to encour-
age public participation.  This type of project 
is intended to produce an enhanced city im-
age with direct, indirect and induced impacts 
through increased cultural and symbolic values.  
It therefore suggests a focus on regeneration ini-

tiatives and pilot projects that can contribute to 
the improved economic functioning of urban 
areas and their associated city regions.  These 
include environmental action linked to eco-
nomic goals including refurbishment of heritage 
buildings, and revitalisation of historic centres 
through economic upgrading, urban design in-
tegration, traffic management, pedestrian con-
nectivity and promotion of cultural activities as-
sociated with the older city fabric as a focus for 
new business development.

Fig 6: The recovery of the Cheonggyecheon River restored 
and transformed the ancient watercourse, marking an en-
vironmentally inspired spine through the central part of 
Seoul

Fig 7: Street upgrading in Wanhua, the oldest settlement 
area in Taipei, through its traditional association with the 
Danshuei River
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In general regeneration needs to equate with 
economic progress, increasing affluence, pro-
active policies to overcome housing need, and 
other aspects geared towards city betterment.  It 
must therefore represent a continuous process 
of urban improvement rather than a ‘once-and-
for-all’ solution. In this sense urban manage-
ment must encompass a deliberately broad 
strategy which relates to physical intervention, 
social action and strategic action associated 

with other policy fields.  This is not to downplay 
the importance of local concerns and the need 
to deal with diverse local issues and needs, but 
to contextualise them.  In discussing social and 
community aspects the main issues are:

• The precise definition of ‘community’ in the 
context of an identified regeneration area and 
its actual or potential catchment;
• The special needs of the community and 
those of other important stakeholder groups;

Fig 8: The area around the Xi Hai, Hou Hai and Qian Hai lakes in Beijing preserves the old mansions around the pe-
rimeter

Urbanie and Urbanus

ISSUE 6 

  

12

Dr. Peter Cookson Smith  



• The provisions necessary to meet these 
needs;
• The development of shared goals to pro-
mote the improvement of economic, social and 
environmental conditions;
• The establishment of effective community 
partnerships; and
• Capacity-building with communities, stake-
holders and local authorities.

It is best to allow for a wide definition of re-

generation based on a variety of perceptions, 
attributes, relationships, attachments and sense 
of belonging to the community, as the concep-
tion of the term ‘community’ associated with a 
specific place, district or density can vary sub-
stantially, and engenders powerful emotive con-
notations derived from social and place based 
identity. Vibrant communities also form civil 
associations that establish supportive relation-
ships producing a sense of ‘togetherness’ that is 
not necessarily defined by neat physical bound-

Fig 9: Restored stone-gate (Shikumen) housing in Xintiandi, Shanghai

aries.
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With an ageing population there is also an in-
creasing demand for health care, community 
support, adequate social provisions, the means 
to overcome social deprivation and exclusion, 
and a pleasant walking and passive recreational 
environment.  This in turn enhances the capac-
ity of localities to provide for locally responsive 
services, and to ensure that as far as possible 
all sectors of the population are properly repre-
sented.  Communities can then be empowered 
through the most effective form of ‘ownership’ 
initiatives as a central strategy of neighbour-
hood regeneration and the means to achieve 
public-private partnerships.

The Challenge of Obsolescence

Obsolescence can be described as the imbal-
ance between the standard of building accom-
modation and the basic requirements of its oc-
cupants.  In Hong Kong this relates to the low 
standard of construction in the 1950s and 1960s 
together with poor maintenance.  It is also inex-
tricably linked with the role played by changes 
in the political economy, and the importance to 
government in retaining high land prices.  Re-
development to higher development ratios has 
therefore taken precedence over rehabilitation 
and regeneration as a means of combatting ob-
solescence.  This was in part expedited by an 
accelerated social housing programme that took 
form in the 1960s.  In this sense the intention was 
to provide improved living condition for low-in-
come urban dwellers, while enhancing the eco-
nomic base of the city as a whole.  However the 
compensation redevelopment approach related 
to low-rise buildings tended to be carried out 

in a piecemeal manner, while taller buildings 
in multiple ownership made land assembly dif-
ficult.  Under a questionable government con-
trolled “positive non-interventionist” economic 
policy, the proceeds of land sales have always 
been used to sustain its development functions.  
Reclamation of land from the sea, free of pri-
vate land-holding constraints, has therefore 
continued as the dominant means of facilitating 
urban growth, while land resumption most be 
for a defined public purpose.  However a high 
land price policy has, up to the present time, 
continued to generate a bias towards a property

Fig 10: The narrow Ching Lin Terrace in Kennedy Town, 
Hong Kong houses older heritage buildings and the Lo Pan 
Temple
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continued to generate a bias towards a property 
market fuelled by speculative interests.  In 2021 
as prices have continued to soar, Hong Kong’s 
biggest developers in what is the world’s most ex-
pensive housing market, continue to build pre-
dominantly micro-units or “nano-flats” to meet 
the dictates of affordability.  At the same time the 
SAR is characterised by increasing areas of ex-
treme land use density on the 23 percent of its to-
tal land area designated for urban development.

Necessary urban improvements must overcome 
the decay of local infrastructure, provision of 
open space and community facilities, and over-
all betterment of the public realm.  While the 
physical dimension of the urban renewal pro-
cess is formidable, the overall restructuring pro-
cess has been destabilised through an overall 
shortage of public housing and private units that 
are unaffordable to a large sector of the popula-
tion.  The top-down approach adopted by Hong 
Kong’s Urban Renewal Authority, the “financial 
viability” approach and the difficulty associated 
with resolving compensation levels necessary 
to facilitate profitable redevelopment, severely 
limits a robust basis for long term value added 
regeneration.  This requires an altogether differ-
ent but compatible approach to traditional land 
use planning, that has to include for strategies 
of urban management.

It has been shown that urban design in its many 
forms produces specific economic, environ-
mental and social value, with commensurate 
benefits to a range of stakeholders. The report 
by the Commission for Architecture and the 
Built Environment Department of the Environ-

ment, Transport and the Regions in 2001, states 
that this includes an improved return on invest-
ment, a reduction in whole-life costs and a re-
generation dividend.

Good urban design adds economic value by:

• Producing high returns on investments;
• Creating a forceful district image and ‘land-
mark’ status;
• Responding to public expectation;
• Equating high density with user comfort and 
connectivity;
• Reducing management, maintenance and 
security costs;
• Contributing to more contentment among 
users;
• Supporting the mixed-use elements in de-
velopments;
• Creating an urban regeneration and place 
marketing dividend;
• Differentiating places and raising their pres-
tige and identity;
• Opening up investment opportunities, and 
raising confidence in development opportuni-
ties;
• Increasing visitation and spending; and
• Creating opportunities for ‘retrofitting’.

Good urban design adds environmental and so-
cial value by:

• Creating well connected, inclusive and ac-
cessible places;
• Delivering mixed-use environments with a 
broad range of facilities and amenities available 
to all;
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• Delivering development sensitive to its con-
text;
• Enhancing the sense of safety and security 
within and beyond developments;
• Returning inaccessible or run downs areas 
and amenities to beneficial public use;
• Boosting civic pride and enhancing civic 
image;
• Creating more energy efficient ‘green’ de-
velopment; and
• Revitalising urban heritage.

The main aim of regeneration should embody a 
compact fit within high quality mixed-use de-
velopments, within a process that is more effec-
tive and sustainable than a piecemeal approach.  
This should be subject to an urban design code 
setting out community and architectural param-
eters incorporated within development briefs 
following the involvement of local interests and 
key stakeholders, while avoiding unnecessary 
prescription.  It should be possible in this way to 
articulate requirements in terms of scale, treat-
ment of the public realm, connectivity, move-
ment and related factors which encourage all–
round gain, promote walkable neighbourhoods 
and encourage social integration.

In general terms it is possible to identify various 
factors that assist this process in situations that 
have suffered from decline:

• establishment of a Development/Regenera-
tion Agency;
• development of a clear strategic vision;
• appraisal of strengths, weaknesses, opportu-
nities and threats;

• tax incentives and urban regeneration 
grants;
• creation of enterprise zones with benefits 
available to new business investment through 
development trusts;
• promote new economic activities and job 
creation;
• production of design and development pa-
rameters with input from community represen-

Fig 11: Regeneration of Zhongyang Street in Harbin
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tatives;
• a strategic approach to creation of new mar-
kets;
• stimulate investment with a cost-benefit 
context;
• link to existing planning and policy pro-
grammes; and
• open to regular monitoring and evaluation 
of progress and its effectiveness.

Rehabilitation must be regarded as a key part 
of the community-oriented regeneration pro-
cess, with distinct phases of policy develop-
ment related to making up housing deficiency, 
improvement of existing conditions, and neigh-
bourhood upgrading, but also to tenure diver-
sification and community expectations.  Expe-
rience elsewhere indicates that programmes 
involving community-based associations gener-
ally involve a calculated mix of rehabilitation 

Fig 12: Waterfront renovation in Yangon, Myanmar
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and new build, with some tenure diversifica-
tion in the context of projected demographic 
change.

A strategic approach relates to the goal of cre-
ating lasting and comprehensive solutions, not 
merely in response to urban “problems” but 
for wider benefits in terms of achieving urban 
design value.  This means that the orchestrators 
of urban planning and renewal must advance 
their agenda towards regeneration, and must 

move towards becoming a strategic facilitator 
of urban policy intervention that can guide as-
sociated programmes of action. This will not 
only help in the planning and implementation 
of individual built projects but can also assist 
the adoption of wider objectives, for example 
improving the pedestrian experience, installing 
and reinforcing district systems of connectivity, 
re-establishing street and “place” character, and 
satisfying the visitor experience. This implies 

Fig 13: The preserved and restored 600 year old Bukchon Hanok defines the identity of the area to the north of the royal 
palace in Seoul
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strategic resource commitments as part of the 
delivery capability.  All this adds up to the need 
for regeneration to operate across the boundar-
ies that act to divide economic and organisa-
tional objectives from environmental and urban 
design concerns.

For urban regeneration to be successful in prac-
tice, solutions must be sustainable – that is to 
say the process should take on an enabling role, 
with an emphasis on safeguarding the interests 
of future generations, ensuring the equitable 
distribution of costs and benefits, and empha-
sising the promotion of economic activities that 
enhance environmental quality.  This accords 
with the policy priorities defined by the Organ-
isation for Economic Cooperation and Develop-
ment (OECD), and reflects an inescapable fact 
- that the future will be predominantly urban.

The Need to Add Value to Urban Dis-
tricts

To an extent an evaluation of urban renewal 
policy in Asian cities tends to emphasise the 
contribution of directly measurable outputs that 
reflect the difficulties encountered in the renew-
al process, almost from start to finish, in steering 
a course through innumerable obstacles and 
constraints.  This inevitably results in two po-
tential weaknesses: first a tendency to equate ef-
ficiency of the process with effectiveness of the 
product; and second a frequent absence of at-
tempts to gauge the overall lasting consequenc-
es, or “added value” to the wider environment 
and body of users, over and above the develop-
ment of new buildings and infrastructure.  The 
real contribution of urban regeneration must be 

more than can be expressed in terms of care-
fully sanctioned and approved deliverables.

Most Asian cities are subject to a constant pro-
cess of population growth as a result of eco-
nomic development, with policies constantly 
re-focusing and adjusting to urban change, 
employment trends and technical innovations.  
This requires new modes of urban governance, 
management and policy instruments, as cities 
increasingly search for innovative ways to com-
pete for investment and visitation.

Placemaking is a vital aspect of regenerated ur-
ban areas, and has as much to do with image 
and promotion as it does with reinforcement 
and revival.  The introduction of new sectors 
and activities, as part of positive intervention-
ist strategies, can help to transform older parts 
of cities through both development of brown-
field sites and upgrading.  The challenges that 
are likely to confront an urban regeneration ap-
proach are:

• the need to resolve questions of economic 
polarisation and social justice that se-cure eco-
nomic progress and reduce exclusion.  This un-
derscores the need to work with and alongside 
communities rather than simple imposition of 
development solutions;
• cesses, that however difficult and time-con-
suming, will benefit the city and its population 
in the medium-to-long term through better inte-
grated regeneration initiatives;
• the adoption of goals that reflect necessary 
aspirations for ‘green’ and sustaina-ble develop-
ment;
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• the desirability of providing more satisfac-
tory spatial and social solutions that will raise 
the identity, image and connective frameworks 
within neighbourhoods;
• the determination of resource requirements 
to address shortfalls as part of schemes or pro-
jects;
• the provision of utility and service infra-
structure in ways that minimise penetra-tion of 
vehicular traffic, and improve environmental 
quality and safety of the public realm;
• the development of institutional mecha-
nisms for the incorporation of communi-ty-
based inputs as part of extended urban govern-
ance programmes; and
• a spatial mandate and field of action that 
avoids a “standardised” approach, in-stead tai-
loring resources to meet the needs of individual 
areas within an integra-tive district-wide con-
text, based on reinforcement of streets and dis-
tinctive ‘plac-es’.

The added value that comes with this should:

• improve and sustain the character and sense 
of place of older urban quarters.
• retain the unique mix of uses, urban diver-
sity and features through which these quarters 
are identified.
• retain, within reason, the local residential 
and business community.
• improve the ‘quality’ of the area for resi-
dents and visitors.
• establish sustainable social, economic and 
environmental solutions in balance with the 
needs of the city as a whole.

• preserve the heritage of the area as far as 
possible including its intangible herit-age.
• cultivate cultural capital and pluralism.
• create a reasonably flexible framework for 
adaptation and change – a common character-
istic of older areas which explains their tradi-
tional mix of uses.
• provide affordable accommodation for ex-
isting and potential users to meet spe-cific com-
munity and economic goals.
• resolve, either directly or indirectly, the poor 
housing conditions for the seriously disadvan-
taged, and facilitate ‘ageing in place’.

A Cultural Approach to Urban Restruc-
turing

One potential means to invigorate the regen-
eration process with more of a community ori-
ented agenda is through culturally based initia-
tives which reflect age and income profiles of 
the neighbourhood population together with 
changing patterns of leisure and consumption 
activities.  This can encourage a demand 
for new types of urban facility, consumer 
services and visitation. Cultural investment 
should be concerned with an emphasis on a 
city district’s traditions, history and unique-
ness.

Over the past 15 years, a number of cities have 
launched innovative urban cultural strategies 
which have redefined the boundaries between 
traditional ‘elitist’ concepts and popular cul-
ture.  This provides for an evolution of cultural 
infrastructure from museums and theatres to 
buildings and spaces with wider public uses. To 
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a large extent these have been related to urban 
restructuring policies, and include:

• the need for flagship projects to launch ur-
ban regeneration programmes;
• encouragement of local communities to 
participate in cultural activities through work-
shops and new media sectors;

• design and integration of public spaces for 
multiple uses and activities, both for-mal and 
informal;
• encouragement of ‘events’, concerts and 
festivals in different districts that could be held 
in public areas such as parks and waterfronts 
which generate a high level of activity and lead 

Fig 14: Tang Dynasty City Gate restoration in Ningpo
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to local economic investment;
• making traditional institutions such as mu-
seums more user friendly and open to private 
participation;
• some devolution of spending on arts to lo-
cal organisations together with business spon-
sorship; and
• provision of new and “different” facilities to 
attract youth activities.

These policies, in something of a symbiotic way, 
both generate and reflect changing social and 
ethnic values based on cultural populism, of-
ten brought together by new ‘cultural interme-
diaries’ in the arts, and through media, video, 
film and computer technology.  These have 
also gone hand in hand with a type of urban 
re-imaging, with private investment inducing 
an entrepreneurial approach to arts-led coali-

Fig 15: Jalan Petaling, part of the shophouse street in the old Chinese quarter of Kuala Lumpur now revitalised as a street 
bazaar
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tions representing various interests, often with 
different goals and interests.  Mellow texture 
and traditional urban references help to inform 
the sense of history and natural evolution of the 

locality.  The primary goal is the creation of a 
comfortable and coherent environment, plea-
surable for pedestrians and comprehensible to 
visitors.

Fig 16: Regeneration of temple spaces, Pnomh Penh
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