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The notes which follow are intended to give 
practical help to municipal and State or region
al authorities on matters of architectural con
servation. They are also intended to help the 
national and local amenity societies in their 
endeavours to persuade the authorities to adopt 
conservation policies and set up the mechan
isms with which to pursue them. The notes are 
based on an analysis. of the situation in India, 
following two extended visits, and more gener
ally on a wide, if not particularly deep, know
ledge of Third World countries where 
architectural conservation is not usually high 
on the list of priorities. They do not deal with 
the conservation of monuments because they 
assume that this is already in the hands of an 
established, government fUnded organisation, 
like the Archaeological Survey of India, and 
that conservation in the wider sense of area 
conservation, which is what these notes are 
mainly aboutJar from costing a great deal, can 
actually save money in making sensible use of 
existing resources. 

Defmition 
Area conservati<)n is an integral part of 
town and country planning policy and 
must therefore come under the direction 
of the authority which exercises planning 
control. The government organisation 

Text and photographs by 
Sherban Cantacuzino 

The Municipal Corporation Building in 
Bombay by F. W. Stevens where thick, glossy 
oil paint has been applied to part of the store 
exterior. Proper design control would have 
prevented this solecism. 
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looking after monuments tends to have 
neither the interest nor the expertise to 
administer an area conservation prog
ramme. 

Area conservation consists of: 
1) Establishing criteria for listing build
ings and designating conservation areas; 
surveying buildings and areas, and iden
tifying buildings for listing and areas for 
designation. 
2) Listing individual buildings (in addi
tion to monuments) or groups of build
ings to ensure their preservation and pro
tect their setting. 
3) Designating conservation areas to 
maintain and enhance their character and 
integrity. 
4) Establishing the implications of listing 
building and designating conservation areas: 
a. design controls and guidelines; 
b. financial and other incentives; 
c. training building craftsmen. 
5) Establishing the mechanisms for oper
ating an area conservation programme: 
a. advisory body as part of city or re

gional authority; 
b. training planners, architects and urban 

administrators in conservation. 
It is not practical to consider any con

servation pr0gramme without the will-
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The Forbidden City in Beijing extends over a large area and is a scheduled monument. It might 
therifore be thought safe. But have studies been carried out to show where and at what distance high 
buildings would not intrude on the low skyline? 

Sana 'a in Yemen, as yet undisturbed by th,e excessive bulk and height of modern buildings. An active 
conservation policy would endeavour to show the kind ofform a modern building might take, not to 
forbid new building. 

Jaipur is an early eighteenth century city with a palace, an observatory Uantra Mantra, shown here), 
and a grid-iron of streets lined with pink houses. Major development is taking place outside the old 
city, but will the old city ultimately resist commercial pressures and avoid the disaster (a tower block) 
which has bifallen the Jantra Mantra at Delhi? 
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ing cooperation of the residents of the 
area concerned, be they tenants or land
lords. But cooperation would depend on 
a clear understanding by affected resi
dents and owners that the aim of con
servation is not to dispossess property 
rights nor to inhibit economic use of 
properties within the controls imposed to 
guide preservation and conservation. 

Legislation 
The necessary legislation often exists but 
is not implemented properly, or even dis
regarded because there is insufficient 
committment to conservation. In India 
there is federal, and in many cases state, 
legislation which enables governments to 
list buildings of historical and architectu
ral significance and designate conserva
tion areas. There are also bye-laws which 
provide the basis for design controls and 
the opportunity for design guidelines. 
There is no obligation however, and not 
enough will to actually list buildings, de
signate conservation areas, exercise de
sign control, etc. In Britain, under the 
Civic Amenities Act (1967) and under 
successive Town and Country Planning 
Acts the Department of the Environment 
was obliged to list buildings and to add to 
the lists from time to time; and local 
authorities were obliged to designate con
servation areas by a specified date. In Bri
tain also design control of new building 
and alterations to existing buildings is ex
ercised by the local planning authority 
and is part of overall planning and de
velopment control. 

Survey and Analysis 
Before surveying buildings and areas to 
identify candidates for conservation, it is 
necessary to establish the criteria for list
ing buildings and designating conserva
tion areas. These criteria are threefold: 
1) Historical- The history of the build
ing or area and its significance; 
2) Physical - The architecture of the 
building or area, stylistic integrity, group 
value, uniformity of character, quality. 
3) Social and economic - use, way of 
life, commercial viability. 

Sir Bernard Feilden (Introduction to 
Conservation, UNESCO 1979) wrote that 
"in any architectural problem the first 
task is survey and analysis; with building 
conservation it is important to under
stand both the building and the reasons 
for its preservation; the more important 
the building, the more painstaking must 
be the background work, and the more 
likely it is that individual decisions will 
have to be justified. The integrity of a 
building as architecture depends on its 



Yazd in Iran is a city oj courtyard houses, 
narrow streets and wind-towers. Any new 
development must respect the strong character 
which it derives Jrom these elements, and from 
the predominant building material oj mud 
brick. 

In Damascus a total lack oj understanding oj 
area conservation has resulted in the destruc
tion oj two ancient suburbs: Salihiye and 
Midan. This arch over a street in Salihiye and 
the house on top have been destroyed and only 
the domed Turba Ibn Salama survives. 

This narrow ~treet in Salihiye has been cleared 
and only the Mohei Ed Din mosque and 
minaret preserved. 

design and its fabric, full knowledge of 
which, in their primary and secondary 
aspects, may require documentary re
search, besides physical examination and 
'opening up'." He goes on to suggest four 
stages: a general report, a detailed and 
metiCulous inspection, an historical analysis 
and a structural investigation in depth. 

There is undoubtedly a lack of plan
ners and architects in the Third World 
with the conservation expertise which 
can handle this kind of survey and analy
sis. And those experts that do exist are 
not to be found in development author
ities or public works departments, where 
planning control consists of seeing that a 
new building does not infringe the reg
ulations. In India there are at least two 
schools of architecture with staff qualified 
to teach urban conservation, where a 
course on this subject could be set up. 
Also in India a considerable amount of 
work in the field of survey and analysis of 
buildings and areas is being carried out 
by academics and ptivate architects so 
that it would be possible for the develop
ment authorities to have recourse to the 
private sector for this preliminary but 
fundamental task. 

Listing and Designating 
The importance of listing individual 
buildings or groups of buildings, and of 
designating conservation areas cannot be 
over estimated. In many instances it is 
possible to do these things under existing 
legislation and requires only the will. It is 
important as a formal step which draws 
attention to the importance of the build
ing or area and gives it protection, be
cause a listed building or a building in a 
conservation area cannot be demolished 
without permission. 

Listing buildings and designating con
servation areas should be done by the 
local planning authority (if necessary by 
making use of private consultants) be
cause it gives the municipal or regional 
authority the opportunity of showing 
that it is proud of, and cares about, its 
heritage. In some instances local or 
national amenity societies can help with 
the listing. In India INT ACH is doing 
this with good effect. 

Listing should distinguish building 
whose exterior only is valuable from 
buildings which also have good interiors. 

Listing must protect the setting of the 
building as well as the building itself 

In designating conservation areas, 
three kinds of areas should be identified: 
1) Conservation areas for special protec
tion and for which a few well-defined 
ground rules must be laid down to con-
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Even more Jragile is the central square and 
surrounding area oJMargao in Goa. Margao 
is booming and the pressures of development 
are on. Conservation area status is vital. 

The state oj the eighteenth century old Gov
ernment House in Bombay is a disgrace. 
Financial incentives oj the kind which go 
with an active conservation policy would 
transJorm this noble building. 

The National Library in Calcutta, the Jor
mer Belvedere, is threatened with an eleven
storey block (at left) Jor bookstacks. The 
Belvedere should be listed top grade and its 
whole setting oj the beautiful garden pro
tected. 

Fort St. George in Madras is a ready-made 
conservation area and buildings like this eight
eenth century barrack block should have been 
listed. An active conservation policy would 
have prevented the building behind rising 
abo~~ !i/je barrack block and Jound a way oj 
fitting the same amount oj accommodation 
into a lower building. 
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It is too late Jar Dalhousie Square in Calcutta, where the Reserve Bank oj India has built a bulky 
ziggurat in the place oj the old Custom House. 

It is also too late Jar the 1833 Town Hall in Bombay (by Cooper and Waddington) behind which 
now rises a gigantic tower block. 

trol alterations and new development (see 
below); 
2) Areas adjacent to conservation areas in 
which the height of new development 
would be controlled to protect the con
servation areas and monuments of the 
city from intrusion; 
3) Areas beyond and far enough away to 
allow any development which complies 
with the building regulations. 

Conservation area and listed building 
status provide protection largely through 
negative control. A planning authority 
can indicate the kind of development 
which is not acceptable, and the general 
form and bulk of development which 
might be acceptable. Any alterations to 
the exterior of listed buildings or build
ings in conservation areas must be subject 
to permission by the planning authority. 

The implications of listing buildings 
and designating conservation areas are the 
following: 
1) Design control and guidelines: 
a. No demolition, alteration or addition 

without permission from the muni
cipal or regional planning authority; 

b. Obligation for the owner of a listed 
building or building in a conservation 
area to repair and maintain the build
ing, irrespective of whether the owner 
is a private individual, a private com-

pany, a public company, the local au
thority or a government department. 
The local authority should publish 
guidelines on how to repair and main
tain old buildings; 

c. Control over height to protect the 
skyline of the area; control over bulk 
by reducing the Floor Area Ratio 
(FAR) ; control over the number of 
floors within a given height; preserva
tion of the existing street line. 
To make these requirem ents fully 
understanc\able, they should be illus
trated with diagrammatic drawings as 
guidelines, prepared by a qualified 
architect sensitive to, and fully ac
quainted with, the local building 
traditions and practices. 
Control over height is important not 
only to maintain the overall silhouette 
of an area, but also to prevent over
looking and intruding on other peo
ple's privacy. 
The existing FAR is often too high. 
There are instances in India where it 
has been reduced dramatically from 
3.5:1 to 1:1. 
Controlling the number of floors 
within a given height would prevent a 
developer from inserting the max
imum number of floors and so having 
mnumum ceiling heights on every 

22 

In Panjim, Goa there is a residential area 
called Fontainhas which has enjoyed some
thing approaching conservation area status. 
Nevertheless the alien Jour-storey concrete
frame block was allowed to be built. 

Two residential areas in Bombay (Katachi
wadi and Matharpakkady) that retain their 
traditional character, where design controls 
and guidelines are essential if the sort oj de
velopment seen behind the house is to be 
avoided. 

The Banganga Tank area in Bombay, an area 
oJcharming small houses and temples surround
ing a tank, has long since been overshadowed by 
high-rise which should never have been allowed 
to creep up so close. The whole area has been 
blighted by this intrusion. 



floor. It would encourage him to con
tinue having higher ceilings on the 
lower floors, which produce a more 
attractive elevation and a better cli
mate inside the building. 
Often existing building regulations 
mitigate against the preservation of 
the original street line, forcing the de
veloper to create an intrusive set-back 
and encouraging him to put on top 
what he cannot put on the ground. 
Such regulations must be revised for 
conservation areas. 

d. Control over the design of key build
ing elements. 

• In a conservation area a variety of 
traditional architectural elements will 
be prevalent, the disappearance of 
which would greatly impoverish the 
area. To maintain harmony when any 
rebuilding or alteration becomes 
necessary, or when a new building is 
to be erected, the local planning au
thority should have recourse to a 
series of illustrated studies of separate 
architectural features showing how 
these may be designed, if necessary 
with modem or alternative materials 
which might be more easily available 
and more economical, for example: 
pitched roofs and their eaves and 
gables; verandahs; balconies; exterior 
stairways; balustrades and parapets; 
window and door openings and their 
surrounds. 

• There should also be a series of draw
ings and photographs showing how 
these elements should not be designed. 
Design controls and guidelines must 

be kept simple. They are useless unless 
they can be enforcec They apply usually 
to all building own -:; and developers, 
whether private individuals or govern
ment authorities. 
2) Financial and other incentives. 

There must be incentives 1:0 help the 
owner of a listed building or building in a 
conservation area to fulfil his obligations. 
The more incentives there are, the better. 
The following are the principal incentives 
which hale been tried with varying success: 
a. Direct grant to the building owner 

from central or local government: 
grant for preservation (architecture), 
grant for improvement (water, WC, 
etc.), grant to convert part of the 
building for the use of tourists 

• A modest yearly sum, distributed 
judiciously, can have considerable im
pact. In Britain there are outright 
grants which have the minimum of 
conditions attached: carrying out the 
work to the standards demanded by 
the grant-giving body and sometimes 
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La Plata in the Argentine, built in the nineteenth century, is planned like an ideal Renaissance city 
and has a central square with the cathedral at one end (top), and the Town Hall at the other (above). 
The high and bulky buildings which have begun to break the skyline are a disaster because they upset 
the harmony of a highly ordered town plan. 
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making the building accessible in a 
limited way to the public. Grants are 
spread thinly and the yearly sum allo
cated is modest (the Historic Build
ings Council spent £15.5 million in 
grants in the 1983-84 financial year). 
Individual grants are never more than 
50 percent of the cost of the works 
and often much less, the building 
owner having to find the balance. 
Grants for preservation are best admi
nistered by central or state govern
ments; grants for improvement by 
local governments; and grants to con
vert part of the building for the use of 
tourists by the Tourist Board or 
Ministry of Tourism. 

b. Tax relief: exemption for owners of 
listed buildings or buildings in con
servation areas from property tax and 
value added tax (V AT) . 

• Tax relief is often easier to effect if 
there is a donation to a Charitable 
Trust. It would be possible to set up 
charitable trusts for listed buildings or 
buildings in conservation areas, to 
which the building owner would 
make a donation and which would in 
tum carry out the work, relieving the 
building owner of tax. If legislation is 
required, however, it would have to 
be introduced at national or federal 
level because, if introduced at State 
level, it would be successfully chal
lenged in the courts. 

c. Taxing the beneficiaries: making avail
able for conservation part of a sales tax 
or VAT obtained from airlines, travel 
agents, congress organisers, hotels, 
shops and other services benefitting 
from tourism. 
A different type of beneficiary is the 
tenant reaping the benefits of rent con
trol. The Federal Government in India 
is considering enacting model legisla
tion to be followed by State legisla
tion, which would enable State gov
ernments to collect additional taxes 
from tenants who are benefitting from 
rent control, and to spend these on the 
repair and maintenance of the build
ings which have suffered from neglect 
as a result of rent control. 

d. Help in kind: labour and materials for 
the maintenance and repair of listed 
buildings provided by the local author
ity and financed by municipal taxes: 

e. Transference of developments rights: if 
a building owner loses his FAR because 
his building is listed or becomes part 
of a conservation area, he may have 
it transferred to a development area. 
Transference of development rights, 
however, must be properly controlled 

This block of .flats in the Matharpakkady 
area of Bombay still has the old tiles on the 
sun canopies where nearly everywhere else 
they have been replaced with corrugated iron 
sheet. An active conservation policy would 
ensure the repair and maintenance of this 
important and now rare feature . 

At Amran in Yemen hasty rorif repairs in 
cement, which is alien in that setting because 
of its hardness, colour and texture, threaten to 
damage the skyline of the whole town. 

Another example in Bombay (see also page 
19) where thick, glossy oil paint has been 
applied to dressed stonework; Horniman Cir
cle (1865) showing one block painted and the 
other still in natural stone. 
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by a town planning policy. 
f Giving the building owner access to 

credit on easy terms. 
g. Cross-subsidy: a successful example 

of cross-subsidy is the second phase of 
the Hafsia redevelopment in the 
Medina of Tunis. The principle is that 
the sale of some of the houses to peo
ple in the upper level income groups 
should subsidise housing for the poor 
by keeping rents low even after re
habilitation in the case of old build
ings, or reconstruction to reasonable 
living standards in the case of new 
work. 

h. Direct action by the local authority: 
through upgrading the infrastructure 
through the acquisition, restoration 
and maintenance of key buildings. 
An upgrading and conservation prog-

ramme has been undertaken with the 
help of the World Bank, UNESCO and 
UNICEF in the Walled City of Lahore 
(see this issue). Upgrading the infrastruc
ture has included sewerage, water mains, 
street paving, street lighting, solid waste 
and garbage disposal, and measures to 
relieve traffic congestion. The cost of all 
this is being recovered through collection 
fees, water 'and sewerage charges, and 
increased property taxes. The Develop
ment Authority will also be rehabilitating 
or building new community facilities, the 
cost of which will not be recovered. 
Building owners will be given access to 
credit to enable them to convert their 
houses or, in the case of demolition or 
collapse, to rebuild them. Because the 
Walled City of Lahore is overcrowded, a 
complementary programme of building 
a sites-and-services area for the overflow 
will be instigated by the Development 
Authority. 

The Central Market Building in Co
vent Garden, London was restored and 
converted into small retail units after the 
wholesale market left the area. The suc
cess of this operation, carried out by the 
Greater London Council, proved a major 
incentive to private traders and property 
owners in the area. Cov,ent Garden's 
transformation and renewal over the last 
ten years provides an important lesson in 
area conservation. 
3) Training building craftsmen. 

A nation-wide programme to train 
building craftsmen should be initiated on 
the principle of "learning by doing". 
Such a programme would best be orga
nised by the historic monuments orga
nisation or archaeological survey which 
in most cases already exists and has the 
necessary experience to do this. It is 
essential, however, that the craftsmen are 



Two examples if Indian walled cities, Shah
jahanabad in Delhi (top), and Ahmedabad 
(below). Such cities have their own strong 
integrity and character. They are good to live 
in and adaptable to modern needs, even if the 
motor car cannot easily be accommodated. De
signation as conservation areas and an active 
conservation policy are essential and urgent. 
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The Central Market Building at Covent Garden in London. Its conversion by the Greater London 
Council into a centre of small retail units proved to be the catalystfor the general revival if the area. 

made available to building conservation 
work generally and not just to work on 
monuments or archaeological sites. 

Establishing the Mechanisms 
Throughout these notes the implication 
has been that the local, municipal or re
gional authority would provide the 
mechanisms for pursuing and admi
nistering an area conservation policy, area 
conservation being an integral part of 
town and country planning and therefore 
needing to come under the direction of 
the local planning authority. Municipal 
and regional authorities, on the other 
hand, tend to have neither the expertise 
nor the political will. It is therefore sug
gested that these local authorities should 
each establish an advisory commission 
for conservation, which would be in
corporated in the statutes at the highest 
level. The Commission, which would 
deal direct with the Chief Secretary of the 
Authority, would probably not require a 
parliamentary bill, since it would not 
have statutory independence or statutory 
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powers. Most local authorities have 
powers to issue directions under existing 
legislation, pending the framing of new 
rules and the passing of new legislation. 
In Bombay the Maharashtra State Gov
ernment is in fact setting up such ,a Com
mission in this manner and funded by 
municipal taxes and donations. 

Such a Commission would consist of 
seven or at most nine members including 
historians, architects, engineers and lay
men. They would be unpaid, but served 
by a small, paid secretariat. Appoint
ments would be on a yearly basis, but 
members could expect to be reappointed 
to serve at least five years consecutively. 

Such a commission would have to be 
funded to enable it to commission sur
veys, draw on professional expertise to 
prepare lists of buildings and designate 
conservation areas, establish the necessary 
controls and incentives, initiate and su
pervise restoration, conversion, repair 
and maintenance, and generally pursue 
and administer the area conservation poli
cies of their city or region. 


