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dosciplines.! Using the historic approach
a an exa~ple, from the historical point

view the Ibuilding is viewed to see what
i dividual ~ualities and characteristics it
r veals to *s of the cultural heritage, it

eals from the point of view of the
s pplyo The economic analysis on the

ntrary studies the problem of
nservation from the point of view of

t e demand, thereby dealing with the
f ture use of the heritage, its site, the

emand for ito The economic approach
ims to identify, measure, value, and
ompare costs and consequences of the
Iternativebeing consideredo

Introduction

The principal objective of this paper is to
evaluate a detailed Conservation

proposaI for Baixa Pombalina, evaluated

with " reference to the alternative

Piecemeal Redevelopmen!, illustrating
the situation as it exists or has evolved in

recent years. .t represents a particular

attitude towards the built heritage,

based on the sole objective of

maximizing profit and is characterized

by the demolition of buildings to free the

site for new development. By contrast

the option presented here is

Comprehensive Conservation. It
represents the confluence of regional

planning, town planning and

architectural needs, and above aIl, the

international consensus towards heritage

conservation. This approach is not

limited to preservation but seeks creative

continuity by promoting vitality of use of
the environment while ensuring that

change is observant of the quality of life

of both present and future generations.

These two alternatives are not the only
options available for the area.
Nevertheless, by comparing the
consequences of piecemeal
redevelopment with that of conservation,
the major advantages and disadvantages
of each will become clear, given that

piecemealredevelopmentissynonymous
with the present situation which we will
follow by presenting. It is discussed here
essentially as a basis for comparisonwith
the alternative of comprehensive
conservation. The evaluation of costs and
impacts for each approach will be
carried out below.

The eqonomist's contribution is
r lated to his assessment of the nature of
t e costs and benefits to aIl or some
s ctors of the community which will
xperiencethem. It is also his assessment
f the relationship between such costs
nd benefits which enables him to
rovide advice on particular economic
riteria. He can register the price of
oods and services and what people are
repared to pay for them, however he
oes not have a direct way of giving them
n "economic value" especially with
gard to cultural heritage. He can help

i the decision on conservation through
arious means i.e. minimal work,

storation, rehabilitation,
development, etc., by comparing the

alues established for the heritage with
e opportunity costs of the proposed

ction. However these comparisons
annot be expressed in money terms.
orte attempted to measure in money

t rms the different benefits and costs
ttributable to conservation of heritage,
ut there is no general agreement upon

sing his method.1 Also Girard, by
ssessing the social cost of conservation,
ealt more closely with the problem, but

The reason why the Economic
Approach is needed is because it is
complementary to approaches of other
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that will be decided by determining the

opportunity cost for each of the

interested parties.2.

able to compare ordinal rankings on

efficien y, Dy comparing marginal

outputs with marginal inputs, even

though not valued or even fully

measure .Although facing many

problem , we now intend to follow by

evaluati g the cost impacts of the

options.

Our option was to follow the
Community Impact Evaluation a system
widely developed and used by Lichfield.3
The reason why Community Impact
Analysis and Evaluation was selected
from the group of methods used to
evaluate and choose between alternative
urban projects is because through this
analytical method one attempts to cover
the whole range of sectors and
externalities involved in a project. This
aim would not be possible through a
financial or economic analysis because
this is concerned first with those who are
promoting the project, (nor through a
social financial analysis, because the
offsite costs are excluded), nor would it
be possible through the social cost
benefit analysis which does not deal with
the whole community. The reason why
the social cost benefit analysis has some
limitations is related to its economic
basis, therefore it tends to consider
primarily the economic impacts and
consequently to ignore aspects such as
the social and environmental, which
cannot be measured by money, or
predicted on the national income
accounts. Cost benefit analysis is
concerned with the net change in
economic output from the project but
does not show the distribution of the
costs and benefits between the sectors.

For o r impact evaluation we used the
, Points ystem' which wiII provide each

of the e tities with a simple method of
assessin the different conservation
options. t is therefore possible by simple
compari on of different solutions to a
particul r situation, by using the points
system t determine their likely relative
future i plication costs.4 The Points
System s intended to provide a simple
tool whi h can assist planning teams at
the earJ.est stages of the process of
evaluati ~g implications costs of different
design o tions. It provides a systematic
way of a alysis which can be used as an
aide-me oire in the preparation of
approval principle submissions.

The case study

The 1751 earthquake brought about the

transfor ation of the city in a way that

was as important and unique in
Portugal s history as it was rare in
Europeah town-planning. King José I,
who reigned between 1750 and 1777,
almost abandoned powcr, yielding it to
the futur Marquis of Pombal and Count
of Oeira , Scbastiâo José de Carvalho c
Mclo. ' hat is to 'be donc', exclaimed

Dom Jo é, 'to meet this infliction of
divine j sticc ?' ...'bury thc dcad, and
feed th living,' was the calm and
immcdia e reply of Pombal.

BaiXa ~ WaS the area most I y affected

complet I y demolished and levelled, and

the gradi nts of the steep western slopes
were red ced. The architect Manuel da
Maia th~n set up a competition between
his archi~ects, commissioning six teams
to study an equal number of solutions,
with dif~erent conditions fixed at the
outset, t() an area with 212 thousand
square metres (560 North-South x 380
East-West) excluding the two squares.
The whole area was about 630 thousand
square metres. A special office was set

The concept of efficiency is applied in
Community Impact Evaluation by
stating its objective for each of the
community sectors its objective, and
judging which of the options they would
prefer on that particular basis, i.e. which
will be the most' efficient' for them. If aIl
the community sectors prefer the same
option then, that particular option would
be the most efficient, even though the
excess of benefit over cost had not been
measured. On the contraryif the sectors
differ in their preference (as it usually
happens), the conclusion is not clear.

This evaluation is based in specific
inputs and outputs either for what exists
on the site and what will exist at the
completion of the project. One will be



up "Casa do Risco das Obras Publicas",

for the reconstruction project. The effect

of military discipline is clear in the

proposed solutions, and in the

construction and the technological

process employed. This office
"invented" a construction system called
a "gaiola " or cage, almost similar to the

"balloon-frame" introduced in Chicago

at the beginning of the twentieth

century. We may also note the

standardized elements of the wooden

structures which were erected at high

speed and then covered withbrickwork.

(see Figure 2.1 )

the resul of the continuous change in
land use. Shopping for daily needs is not
available to the households within the
area. It i even difficult to find an open
restaura t or a coffee house in the
evening. he existing schools are located
in the Po baline buildings and reveal a
lack of b sic conditions for that activity.
Safety nd security are important
problems in the area, and these can only
be solv by the reintroduction of
housing. Recreation areas are confined
to the hree squares, but they are
presently not used for that purpose.

A geri raI survey was carried out by
the auth r in the three quarters. It
consisted of an observation of what is
superfici Ily visible and the deductions
of such s mptoms. ln the surveyed area
the buil ings are in various states of
repair an maintenance. Many buildings
are struc urally sound but at the same
time in a poor state of repair, others are
apparent y bad externally while the
interior i in good condition. This is the
result of ontinual change which Baixa
Pombali a has been undergoing over a
long per od of time. Generally, the
buildings are old and bad I y conserved
and sho urgent need for repair. It is
even sur rising that the amount of decay
is relativ I y small if one realises that
these bui dings have been neglected for
many yars. (Works of repair and
maintena ce are recorded in the City
Council Archives only for buildings
where ne structures were introduced).

The city was rebuilt for the new
middle class, as was clearly expressed in
the new Square of Commerce, w here the
Royal Palace also was located, giving it
the name of "Terreiro do Paco" Eugénio
dos Santos used a system of land
registration in which the limits between
public and private were very clear, by
establishing "quarters'. which would be
divided into lots on the basis of criteria of
proportion and proximity, with the
transfer of proprietors from the old
fabric to the new grid. This scheme was
suitable for the establishing of activities
both because of the simplicity of the
scheme of distribution and because of
the dominant typology of the bouses for
rent. The present change from housing to
offices is due to this flexibility. Blocks
with continuous uniform facades were
planned, covering an area 350x500 m.
excluding the three squares.

ln Bai a one sees a close correlation
between building condition and
economi prosperity" While the
commerc"ally successful shop fronts are
reasonab y weIl maintained, the upper
floors commercial activities and
offices), he less successful shops and the
residenti 1 floors are aIl tending to
deteriora e. ln the case of older rented
accommqdation it is very often
unprofit~ble for a landlord to pay for an
improvewent to a bouse: the low rent
cannot juftify the expense leading to that
is often c~lled rental obsolescence. Even
in the case of owner-occupied housing
(which c~mprises only 6.3% of the total)
the ownet may not be able to afford the
cost of proper maintenance, although

The area concerned in this study
contains 556 buildings and the
population living in the area is estimated
at 5799 inbabitants accommodated in
1693 nats. The average number of
families per nat in Baixa is 1.5 and the
average number of inbabitants is 3.4. The
census showed that ail the flats have
electricity, water and drainage systems.
Almost ail the flats have a toilet
(89.33%), but only 64.72% bave a proper
bath. The majority of the flat:5 contain 3
or 4 rooms. (see Figure 2.2)

The area can be considered as

deficient in services, social equipment

and commerce. Facilities for elderly

people are also missing. This situation is
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Figure 22
Baixa Pombalina study area

The 5urveyed blocks. and ils propO&'11

~

improvement grants do much to alleviate
this problem. This is often the case when
the occupants are old or on a low income.

At the moment landlords believe that
the most profitable course of action is to
spend nothing on the maintenance of the
building even after physical
deterioration has set in, even knowing
that this leads to rental obsolescence
because their expectations are to
demolish the building or sell it for
another purpose. Owners believe that by
allowing the building to decay the

iterminat ~ .n of the lease will be

,

iaccelerat d and therefore they will be
;able t~ i prove their property and let it
jat a hlgh r rent. ln Portugâl the leasesystem c anged very ~ but the

procedur4 is still On
other oc asions that
maintena ce is not because
they are going to "short
time". th attitudes legal
impositio on the does
not allow him
the lifetirhe of the lease.
to take i~to

ct

the very

..
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