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Baixa
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Revitalising the historic core of the port city

2011

Jucqueline Casson
Catherine Deacon
Paul Devenish
Juliette Hart
Wessel Oosthuysen
Byron Snow

An international design collaboration in which the revitalisation of Maputo’s historic Baixa district serves as the active laboratory for learning.
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June 2010 (Maputo workshop):

Quick scan analysis of the Baixo

February 2011 (Maputo workshop):
Delft, Pretoria and Maputo students
First impressions
Analysis and identification of problems
1) Flooding
Cars
Insensitive building practices
Poor connection to sea

Mapping

July 2011 (Maputo workshop):

Pretoria students visit Maputo
condudt further site specific research

August 2011 (Pretoria workshop):
Delft, Pretoria and Maputo students visit Pretoria
Presentafion of frameworks

Discuss design proposals

Project Background

experience
Experiencing the oty a5 o archittctural coalition on a pedestrian level alkmwed Tor the
producton of impressions skatches and a dialoguee facinating understanding of the various
points of reference and CPPOSING CpinEcns.

analysis

Group decussions a8 pan of & basic framework design invokad analysing problem and possibla
solutions for the Baca. Separate groups of stucent proposdsd varng SWOT anahsas &8 well as

maging of different conditicns with the existing fabric

scenario development
Scanarios for the development of the Baia ane detemined throwgh aralysts and group work
consisting of ideas from vanious and opposing frames of refenence, Scenanos wene then
cofvibined and presented to lecturers. from the various schools and criticied
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Africa Mozambique Maputo Province Maputo City
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Locating: Geographical
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Locating: the ‘cement city’
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1876 - the fort & trading settlement on an \'\"é

island swamp

Historic growth of ‘cement city’
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1887 - first phase of swamp reclamation &
layout of formal street grid

Historic growth of ‘cement city’
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1900 - circular demarcation of city limits &
extension of street grid

Historic growth of ‘cement city’

158



%, i
= |
o f
p—
—ﬁ\‘\
)
1915 - second phase of swamp reclamation

& extension

Historic growth of ‘cement city’



ion

-

. consolidat

ion
of erfs in second phase swamp

-

tens

-

organic ex

1940

reclamation
Historic growth of ‘cement city’
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1955 extension to the north

Historic growth of ‘cement city’
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1969

1969 - 1989  post independence: influx of people from rural areas and resuliantly an expansion of informal areas of greater maputo

Historic growth of the ‘reed city’ (greater Maputo)
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iy ey 1979

1969 - 1989  post independence: influx of people from rural areas and resuliantly an expansion of informal areas of greater maputo

Historic growth of the ‘reed city’ (greater Maputo)
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1969 - 1989  post independence: influx of people from rural areas and resuliantly an expansion of informal areas of greater maputo

Historic growth of the ‘reed city’ (greater Maputo)
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2008 PEUMM greater Maputo framework

* the right fo the city

the right to urbanized lond

the right o decent housing

the right to sanitation

the right to safe transit and urban mobility

Existing City Framework - Poly-central

city- wide scale
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i
Existing City Framework - transport networks iy wide scole
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‘cement city’

the poly-central city
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T iAo conneoinl plong 78 july

D s |atarad conocion heTemm uppey Ofy S Do

_nmeious roth seuth cahnestae wit® emalisr sutnaier scals

w— Niajor Road Network COPNECIEY RaTeng NENT ol
= Secondary Ruad Network
Tertiary Road Network sk of casl wast sk Aty 2 S
s Rail Network
— Water Ferries

Transport I;eork
Existing City Framework
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u!nmg waterfrant
- Mojor Rood Network Improvement
— Rail Network Upgrade tity local scale
- _- Proposed BRT (Bus rapid Transit)

. Proposed Decenfralised Economic Cenfres

ﬁr"ﬂﬂﬁ Hh]ﬂ - Proposed Mew Famy Terminal
aty mpruvemenl projects

Public Ifun;rt ane
Existing City Framework
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'cement city’

Baixa: a Portuguese word that translates ino
‘downtown’.

In Maputo the Baixa forms the oldest part of Maputo.
The Baixa is the central business district, the heart of
the ity and the arrival point info the ity for many
modes of transport.

Defining the ‘Baixa’
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Baixa: a Portuguese word that franslates into
‘downtown’.

In Maputo the Baixa forms the oldest part of Maputo.
The Baixa is the central business district, the heart of
the city and the arrival point into the city for many
modes of transport.

Defining the ‘Baixa’
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------------ original position of coast line

+-se-------griginal position of island
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the ‘low lying’ area of Maputo:

. p< downtown
R

Baixa: o Portuguese word that franslates into
‘downtown’.

In Maputo the Baixa forms the oldest part of Maputo.
The Baixa is the central business district, the heart of
the city and the arrival point into the city for many
modes of transport.

Defining the ‘Baixa’
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Baixa: a Portuguese word that franslates into
‘downtown’.

In Maputo the Baixa forms the oldest part of Maputo.
The Baixa is the central business district, the heart of
the city and the arrival point into the city for many
modes of transport.

Defining the ‘Baixa’

174



1L0¢ VSW

Baixa: a Portuguese word that franslates into
‘downtown’.

In Maputo the Baixa forms the oldest part of Maputo.
The Baixa is the central business district, the heart of
the city and the arrival point into the city for many
modes of transport.

Defining the ‘Baixa’
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Area defined by the Maputo
Municipality as historical protected

Baixa: o Portuguese word that translates info
‘downtown’.

In Maputo the Baixa forms the oldest part of Maputo.
The Baixa is the central business district, the heart of
the city and the arrival point into the city for many
modes of transport.

Defining the ‘Baixa’
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Focus area for study:

Baixa: a Portuguese word that franslates into /Ny 4\
‘downtown’. ‘o “'r“ \ |
L A N

In Maputo the Baixa forms the oldest part of Maputo. ‘K\%:» NoR %
The Baixa is the central business district, the heart of
the city and the arrival point into the city for many
modes of transport.

Defining the ‘Baixa’

‘the revitalisation of Maputo’s historic Baixa district’
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Mapping the ‘Baixa’
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Mapping: character

bistorical choroter:
_vilirancy of open space
__narrow streel

_character with colonades -
_ multiple tronspert modes create bustling streel s

current choracter;

_ derelict green spaces
_tongestion ond parking on povements ond ploza’s
_privatised seg edge

_juxtapestion of fermal and informal adivities
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_vibrancy of open spoce
__narrow streel
choracler with colonades

_ multiple tronsport modes create bustling streel s

current characer;

_ derelict green spaces

_congestion ond porking on pavements and ploza’s
_privalised seg edge

_juxtapestian of fermal and informal edivities

Mapping: character
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Mupping?curuter )

_vibiraney of open space
__narrow streel
chorcler with colonades

_multiple ranspert modes erente bustling o :

current choracter;

_ derelict green spaces

_congestion ond porking on pavements and ploza’s
_privatised seg edge

_juxtapestion of fermal and informal adivities
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historical character:
_vilirancy of open space
__narrow streel
_character with colonades .
_multiple ranspert modes erente bustling o

wrrenl choratter:

_ derelict green spaces
_congestion ond porking on pavements and ploza’s
_privatised seg edge

_juxtapestion of fermal and informal adivities

£ | Macs 34 ge unho
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fetarial :bn:l_a_l:t;r_;_j___k_ﬁ

_vibraney of open spuce

it shiesd

_tharugler withy ealamndes

_ mullfiplit brrspar! modics ersile Buasifing Abvent il

wyrent thm_um: _

_terelict green spaces

_ et a-pesing on prvements and plora’s
_privolied seo edge

_juxtopestion ef leemdl st infomal diiRed

Mapping: character
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_natural vepelation along stedp coasl edge

{natural coast line)

_impomant ecological element;
= kedps nitural soll i position,

= counteracts foeding

n dectine due to development.

N

| _ahiows limited amount of gresn sgsce in

Mg sheming Mapits_greersrages Maputo

{unspecitiod soale )
small parks & gardens scatterod throughowt

city.
natueal wegatEtion
— parks & facens

Mapping: green spaces dy local scole
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_large amount of green space withln the area

bul poarly maintained

Imkages of green networks should be

strengthanad

_largir section of hord open spacoe ol waterfrond

which Is inacenssible to public
'
M

Open Spoce ond Ruins ond Vooant buldings

numersus vacant bulldmgs and business

premises |n area

™ ™ —
_derelict sies become areas for infonmal
housing and wasle disposal
— e RS
— X -

_aant [ET parcels farm Inconsistan whan

Tabrsz

Mﬂppiﬂg: open spaces green spaces, brownfield sites, ruins and vacant buildings
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Moding primarily takes place along Avenida

25 de Setembra,

causes range from the following.

= a topographical dip dug 1o Infill

.: = hard uriban landscape
% - flatness of the biaxa

o ‘ = insufficient /unmaintained infrastructure

. = rislng ocean tides

£ Ay

occures during rainstorms and |asts for a

fewn hours untlll filtrated.

Mapping: flooding in the Baixa
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_Nooding primarily takes place along Avenida

25 de Setembro.,

_causes range from the following:
- a topographical dip due to Infill
g .: - hard urtban landscape
: % = flatness of the biaxa
"‘“" = insufficient /unmaintained infrastructure

\:' '\:"" ¥ ©
s - rising ocean tides

occures during rainstarms and lasts for a

fewn hours untill filtrated.

Mapping: flooding in the Baixa
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8. TREBIMAL SUPSEMK) | Suprere Do)

11 CORMEINS OF WOCAARICUT
[ Carvtral pomt offios )
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TS _WHRUMENTD & PRIMILIRA GRLFAR
MAURCHAL [WW 1 Mormesasnd |

Falguiimed 10230

T8, MUSEU DE MOEDA | Mussisst of Mohey )
_FHT I Porheguess Oorvaetna [lisang

F9# e poociaemer] essncal morsimest

| 8_CABA DOS ATULENOS [House of Ties )

4 10 _FORTALETA 0F MEPUTD
- Etissdy 1RSI0 = ANBT

_Baw of old forl cica 17A0-1TON

Mapping: heritage buildings s identified by municipal authorities
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residence/ occommodafion

general sales/servites

manufacturing ‘wholesale trode

tronspartation, communication, infarmation, utilifies
“ @rts, enberiginment, recrefion

eduration, pubik odmin, healih core, offier inst,
comstuchion-reloied businesses

argricuthare, Torestry, lishing, hunting /I
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_functions in the Biaxa rangs on the different

UsEs.

_functions in the south is allocated to private

warchouses and trade.

_the northem par in essence, s rmsedential

and general trade,

_the core inbetween s mixed use,

Mapping: functions
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Mapping: formal and informal retail

_informal sales on paviment linked to intemal

formad salos, Often vendors s employed by

Trnad retafl secton

_infarmul trace lorgely mobdle within the. onea
Informal sales largely assooclatad with high
pedesinen densily such as places of Interest

ard pulbilic transpor

vending largely linked to necessilies such as

Tood, clothing and aiftime
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apper city well served by bus and chapas,
strong rorth-soulh transpor linkeges,
riformal chapa rank along B Guerra Pap=

uler.

_lormal trorsport routes o nol cooss Tine of

Ave 25 de Sepleinbro

famy terminal removed from hlaxa activi=

lirs = large amount of congestion along

Pl S strests.

Map shewing ransporl & pedesiean movesnernl _high pedestrian movwement closs 1o main al-

Lraction node
pedestrian movemenl on sidewalks & where

wvehlcle access s limited
pradominent CHAFAS mute g CHAFAS slopk
pragomingnt BUS roule W BUS stops
TRANSPORT NODES B TUK YUK siops
& PEDESTRIAN mrmmont

Mapping: public transport and pedestrian concentration
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Observations and Strategies
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Barriers

Fosissrsinmsmisssnmmssninsinrotensassssasssn) original position of coast line

eweseeceeescgriginal position of island
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8 o Avenida 25 de Setembro
> y Busy vehicular thoroughfare cre-
\ _-ates a pedesirian barrier between

ity and historic Boixo

Historic pnrlii;n of Boixa
separoted from sea by port

Barriers
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] _C HA PAS & BUSES [Chopos: A minibus tawil

- 711 Tl:f iedmntion :I‘rrin the lm:nmrll I8 tns Faemndise and
.Cufrc:ﬂ;-l‘r;: |:1I-:ig|c::uTu T;:l:.; congaisen alang
dvanida Quarra Poowlar

The upgrode of the focfty sould indude screased ores
1o tha wast of the current it to be demarcoted for a
larger frangernt nade, facddaling an improved ehapes
sarvice: Proviion for the BRT [Bus Rapid Tromi) service
will alie Beconsidered. Additionally, o parkade wil be
prevtded in ihe vicinily 1o cater far o change fram privale
car to public tranupost,

Mopuio Cantral Train 52otion i a londmerk building fecag
Praca de Trabakldores. The building end wguore fusclicn
=3 on Indermodal exchange, with busses and chapai
frequenting ke area infrant of the dotion building

Thee Fromwwork inbenios Lo this tronsport node is fo redoin
Ity lzndmark guality. Chapes and bus saps s e b
famndisad, with infrastruchorol upgreds of wailisg spoce
and provision For informal trade.

relocation of farty termina

The Fromuwark peopass: moving tha fairy rmenel brom il
rurreht location to o mew sile ol the odminatine of Avenidn
Samaro Machal The propaied new sile will consolidate cll
walsrbarne ransper! lar the city te a contral lecotion. Thi
Is'in line with the exisfing city Framewsik of 2010

By moving the kermingl bulding, ilarconnectan betwaen the

wasn af movemanl belweon node for Tha vier,

1. Creating links: walkable city

threa delined traniport focad podnh in greally improved, snswring
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Existing building footprints

1. Creating links: port redevelopment
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New building footprints

1. Creating links: port redevelopment
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PROPOSED CHARACTER OF THE STREET!
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1. Creating links: Avenida Samora Machel
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ORIENTATION KEY
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"The ‘movement space’ conatifited by streets forms the easential connective Hasue of wrban m
spirce = fromn the micro scale of aircufation within bufldings fo the macro scale of whole cities...

So afreetspace forms the baste core of all public space - forming a contiguods network or continuum

by which everdthing is linked to everything efse... The clailenge s o addvess the streal os an whan plnce
s well as a mrovement ofurmel, and hew fo muske this conception of he sireel work = not jiest as an
isokatod architectural sef piece, but as & contribulion to wider arban sfrectmre.” [Mamhall, 5 foosina)
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QUICK SCAN - MAPUTO. JULY 2010
A description of results by drs. Jean Paul Corten,
Quick Scan Project Leader

During the Maputo Field Study a quick scan was ex-
ecuted by students formthe Universities of Eduardo
Mondlane, Maputo and Pretoria, South Africa. This
project was lead by drs. Jena Paul Corten, support-
ed by Edna Peres and Nicholas Clarke. The goal of
this quick scan is fo gain insight in the future per-
spectives of the Baixa's historical features. For that
reason the Baixa's historical identity, state of mainte-
nance and present use have been investigated. The
gathered data were used to determine the Baixa's
development potentials and restoration need. A
quick scan is not a thorough research but meant
to be a first step towards a revitalization policy.

Historical identity

During the quick scan concerning the historical
identity, all built structures within the boundaries of
the defined area were validated according to the
features of their urban surrounding. Architectural
appearance is not the only relevant aspect in this
respect. Scale, volume and position are equally
important. Three categories are distinguished: the
first category contains those structures that de-
termine -or confribute to- the historical identity of
the precinct. They are marked red on the map.
The second category contains structures that are
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neutral to -and nr ‘within- he h|sror|col identity of
the precinct, and are marked yellow on the map.
The third category, marked blue on the map, con-
tains structures that are disturbing -and do nof fit
within- the historical features of the precinct. This
quick scan is not meant to be an identification
of to be listed monuments, but aims at providing
an idea of the coherence of the urban precinct.

Map 1. shows the results of the quick scan con-
cerning the historical identity. From this map we
may conclude that the Baixa is a relatively coher-
ent urban precinct. The abundance of red and
yellow dots on the map indicates a strong his-
torical identity. The Baixia's features are neverthe-
less incidentally disturbed by structures that do
not fit well into this identity. Most of these disturb-
ing structures do fit into the urban pattern but dif-
fer mainly in height, appearance or architec-
ture. Some of them dominate their surrounding.

Technical Condition:

During the quick scan concerning the technical
condition, the state of maintenance of the existing
building stock was mapped and also presented in
three categories. Buildings that are in a bad state of
maintenance are marked red. Buildings in a moder-
ate state of maintenance are marked green and
buildings in a good state of maintenance yellow.

Fig. 1 Rue de Mesquita, Mupuio A typical street in the Baixa of Maputo
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The general condition of Maputo’s historical core
turns out to be moderate, as we may conclude
from map 2. A relatively big amount of structures
is in no direct need of repair. Only a few structures
are in really bad condition. They do however have
a rather big impact on the appearance of their
surrounding. Maintenance of its building stock
thus seems not to be the Baixa's main concern.

Present use:

The quick scan concerning the functions consists
of mapping present use of the buildings within the
boundaries of the defined area. Public services
(schools, museums, theatres, religious buildings, po-
lice stations efc.) are marked red. Commercial activ-
ities like office buildings and retail frade are marked
blue. Residential buildings are coloured yellow. Work-
shops and industrial activities are marked brown.
Vacant plots and idle buildings are left unmarked

Map 3. shows the Baixa's unbalanced use. The
lack of yellow dots on the map indicates that the
Baixa is not a favourable residential area and ex-
plains the deserted streets after working hours. It
also largely explains the general feeling of inse-
curity and neglect. the Baixa is surrounded by in-
dustrialised zones at the harbour and around the
railway station. They may discourage residential
use of the Baixa. Commercial activities are domi-
nafing the area. They mainly exist of marginal retail




frade. the Baixa contains a relatively large amount
of public functions, which should be considered a
positive feature, supporting its function as city cen-
fre, and maybe a base for future development.
The Baixa's mal-functioning seems to be its main
problem and revitalization thus its main challenge.

Conclusion

the Baixa, largely dating back to the second half
of the 19th century, forms an enclosed and quiet
enclave amidst a vibrant 20th century metropolis.
Maputo’s historical core distinguishes itself from the
rest of the metropolis by its modesty; in urban fab-
ric, architecture and infrastructure. The precinct is
separated from the metropolis by rather harsh bor-
ders. Southwest the Baixa is separated from the har-
bour area by huge fences. Northwest the precinct is
closed off from the city by the Railway Station and
its surroundings. Northeast and Southeast, Av. 25 de
Setembro and Av. V.I. Lenin separate small scale the
Baixa from large scale Maputo. Notwithstanding this
conflict in scale, the Baixa has considerately been
connected to the expanding city by the main axes,
all penetrating the precinct from Northeast. The
Baixa's three main squares also function to connect
Maputo’s extravagancy fo the Baixa's modesty. the
Baixa is not only the historical centre of Maputo, but
-due fo this- also its geographical centre. the Baixa
is connected to ifs surroundings by waterway, rail-
way and motorway. This favourable position may be
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the Baixa's main potentidal tor tuture development.
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From the quick scanwe may conclude that the Baixa
is badly in need of revitalization. Its strong historical
identity should be considered as an important asset
to this goal. Restoration of the historical structures
will be supportive in this respect. First challenge is
to convince the local authority of the development
potentials the Baixa's historical features offer. The
role of the Municipal Government is not so much
to provide funding, but in the first place to create
favourable conditions for a vital future of the Baixa's
historical identity. A spatial policy -preferably legally
secured in a master plan or land use plan- should be
supportive to residential housing, since this seems to
be one of the main issues in the Baixa. Besides this
policy should favour the public services, one of its
main strengths. In addition retail frade should be-
come more specialized, so it can serve the whole
city and will be complementary to the retail frade
presently located on the borders of the Baixa. Also
the Baixa's tourist potentials and leisure and night
life possibilities could be exploited. Although they
should be balanced with a desired residential use.

Combining the historical Identity Map (map 1) and
the Technical Condition Map (map 2), shows which
contributing and neutral structures are in need of
fully or partly repair. The so called Synthesis Map
(map 4) thus shows the extend of the restoration

need. On base if this map a rough estimation of the
Baixa's recovery costs can be made. A full restora-
tion of an average structure is estimated to cost USD
180.000,- and a party restoration is estimated to cost
half that prize. For recovery of public space 25% of
the total restoration costs should be added, and for
overhead 5% of the total restoration costs. Thus a
full recovery of the Baixa can be estimated to cost
a total amount of some 20,- million USD. When put
info an 10 year renovation programme, this means
investors (public, private and owners) should be
tempted to invest about 2,- million USD a year.
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