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Executive Summary and List of Recommendations 

 

Summary 

The Advisory Mission was invited by the State Party to consider the status and potential 
impact of various major projects and the processes for their authorisation, in the context 
of public concern over a project for a new commercial building in the buffer zone of the 
Historic Centre of Warsaw, located on the boundary of the property and visible from the 
Plac Zamkowy, the square in front of the Royal Castle. The mission was also requested 
to consider the current management system for the property and the status and 
effectiveness of current protection and planning policies, as well as the overall state of 
conservation of the property.  
 
Notwithstanding the short time at the disposal of the mission expert to examine the 
complex situation and the numerous issues, the present report aims to provide 
observations, general proposals and also detailed recommendations.  
 

Recommendations  

The Advisory Mission has permitted to make several clear observations, statements and 
conclusions (see below), which inform the following recommendations. They are based 
on the adopted Statement of Significance. 

The whole area of the proposed buffer zone should be covered by spatial development 
plans. New and existing (possibly to be re-examined) spatial development plans should 
ensure the visual integrity of the World Heritage Site. 

All buildings of the period of reconstruction within the boundary of the World Heritage 
property should be included in the register of historic monuments.  

The register of historic monuments should be completed in the buffer zone. 

The structure for consultancy and decision making within the World Heritage property 
might benefit from being be reconsidered to provide greater clarity on overall authority 
and to allow for consultative body to advise on the management of the World Heritage 
property, and for coordination and awareness raising within all the structures of 
municipality, voivodeship and state. 
In line with the requirements of the paragraph 172 of Operational Guidelines, the State 
Party should inform the World Heritage Centre of projects within the property and its 
setting that might impact adversely on OUV.  
With the objective to integrate the new commercial building “Plac Zamkowy” adequately 
into the urban context its façades on Senatorska, Miodowa and Podwale Streets should 
be redesigned in construction and aspect with massive plastered masonry instead of the 
proposed system plates and with a convenient relief creating effects of light and shadow. 
The top of roofs of the building should be lowered and their slope should be reduced. 

Within the Historic Centre the use for habitation should be encouraged, also by 
diminishing the negative impacts of tourism. Adequate regulations should be developed 
in order to preserve the actual apartments and to ensure the provision of the inhabitants 
with daily goods. 

In the entire Bougaj-area no further building should be accepted, irrespective of its 
location or its size. It is recommended to develop alternative options in order to 
recompense former private owners. 
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Surfacing in the Historic Centre should be repaired and not replaced. Authentic 
characteristics and materials should be maintained. 

Regular Maintenance of buildings in the World Heritage property should be encouraged 
and supported by the competent authorities. Maintenance work should be strictly 
monitored by the Heritage Protection Department in order to ensure an execution 
according to the authentic values and the principles of conservation. Special attention 
should be given to the roofs, the “fifth façade”. 

 

 

 

 

 

 

 

 

 

 

 
The Historic Town and its immediate surroundings  
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1 Introduction 

1.1 Motive 

The project of an investment for a new office building on a plot opposite the 
Royal Castle (at Senatorska, Miodowa and Podwale streets) and bordering the 
boundary of the World Heritage site of the Historic Centre of Warsaw was 
discussed very controversially in Poland.  

On 18th November 2013 the Polish authorities asked for an Advisory mission 
in order to clarify the impact of the project on the property and its OUV. 

 

2 Background to the Mission 

2.1 The Statement of Significance for the property “Historic Centre of Warsaw” 

was adopted by the World Heritage Committee in 2009 (33COM 8E)/1. 

Statement of Significance 

Warsaw was deliberately annihilated in 1944 as a repression of the Polish 
resistance to the German occupation. The capital city was reduced to ruins 
with the intention of obliterating the centuries-old tradition of Polish statehood. 
The rebuilding of the historic city, 85% of which was destroyed, was the result 
of the determination of the inhabitants and the support of the whole nation. 
The reconstruction of the Old Town in its historic urban and architectural form 
was the manifestation of the care and attention taken to assure the survival of 
one of the most important testimonials of Polish culture. The city – the symbol 
of elective authority and tolerance, where the first democratic European 
constitution, the Constitution of 3 May 1791, was adopted – was rebuilt. The 
reconstruction included the holistic recreation of the urban plan, together with 
the Old Town Market, the town houses, the circuit of the city walls, as well as 
the Royal Castle and important religious buildings. The reconstruction of 
Warsaw’s historical centre was a major contributor to the changes in the 
doctrines related to urbanisation and conservation of urban development in 
most of the European countries after the destruction of World War II. 
Simultaneously, this example illustrates the effectiveness of conservation 
activities in the second half of the 20th Century, which permitted the integral 
reconstruction of the complex urban ensemble. 

criterion (ii) The initiation of comprehensive conservation actions on the scale 
of   the entire historic city was a unique European experience  and contributed 
to the verification of restoration doctrines and practices,  

criterion (vi) The Historic Centre of Warsaw is an exceptional example of the 
comprehensive reconstruction of a city that had been deliberately and totally 
destroyed. The foundation of the material reconstruction was the inner 
strength and determination of the nation, which brought about the 
reconstruction of the heritage on a unique scale in the history of the world. 

Boundaries: 

The boundaries of the world heritage property were clarified in 2008 (World 
Heritage Committee Decision no. 32 COM 8D). The boundary of the historic 

                                            
1
 The Retrospective Statement of OUV was reviewed by ICOMOS in 2013 but has not yet been adopted by 

the World Heritage Committee. 
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city centre as entered in the list was dislocated from the middle of streets to 
the façades of the buildings, including the whole street’s space.  

2.2 Issues Addressed by the Mission 

In his letter of 18th December, 2013 addressed to Mr Piotr Żuchowski, 
Secretary of Polish State   Ministry of Culture and National Heritage, Kishore 
Rao Director of the Culture Sector within the World Heritage Centre specified 
the terms of reference. The mission should review and assess the following 
key issues:  
a) The current status of projects to undertake or to authorize major 
interventions, including the possible reconstruction and new construction 
proposals within the World Heritage property, its buffer zone and setting which 
could affect the Outstanding Universal Value of the property; b)The status of 
the Heritage Impact Assessments (HIAs) of the on-going and planned 
developments, which should be prepared in conformity with the ICOMOS 
guidance on HIAs for World Heritage cultural properties;  
c)  The status of the current management system for the property, 
including institutional frameworks, decision-making mechanisms, supervision 
and monitoring mechanisms in the context of the planned investment; 
d)  The status of the monument protection, local spatial development 
policies and any other planning documents to enhance the protection and 
management of the property;  
e)  Progress in the finalization, taking into account ICOMOS comments, 
and adoption of the management plan of the property;  
f)  Overview of the overall state of conservation of the property;  
g)  Other conservation issues currently affecting the property.  

Given the short time at disposal to examine the complex situation and the 
numerous issues, the present report can give some observations, general 
proposals and detailed recommendations. However, it would be necessary to 
deepen several points and to follow closely the future development.  
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Boundaries of the site 
(in blue: boundaries as proposed in 1980 – in red: boundaries as revised in 2008) 

 

3 National Policy for the Preservation and Management of the World 

Heritage Property 

3.1 Legal and Institutional Framework, Protection and Management 

3.1.1 Legal Framework 

Several Polish laws rule the procedures for managing registered buildings, 

registered urban layouts and registered zones. 

 Act on the protection of monuments and the guardianship of monuments 

of 23rd July 2003. 

 Introducing a modern understanding of monuments’ protection and 

reflecting the changed social and political conditions, the law replaced 

the former law of 15th February 1962. It defines the different terms and 

indicates several types of intervention. The law clearly differentiates 

between protection of monuments considered in a broad sense (including 

the use) and the task (especially for owners) of maintaining them. Four 

forms of legal protection are possible: inscription into the register – 

recognition as a Monument of History by the President of the Republic – 

installation of a cultural park (for cultural landscapes) – monumental zone 

in the context of a local spatial development plan.  
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 Ordinance of the Ministry of Culture concerning the Register of 

Monuments and Cultural Heritage of 26th May 2011.  

 The ordinance is based on the regulations of the Act on the protection of 

monuments and the guardianship of monuments. 

 Act on constructions of 7th July 1994. 

 Act on spatial planning and land development of 27th March 2003. 

 

3.1.2 Institutional Framework, Protection and Management 

Heritage Protection in Poland clearly reflects the federal organisation of the 
state. 

The highest authority in the field is the Secretary of State, Vice-Minister of 
Culture and National Heritage. He has the duty of General Monument 
Inspector and decides in important and controversial cases. A consultant 
board is at his disposal.  

Monument protection is accomplished by the respective Voivodeship 
(province) Monument Inspectors, who are responsible for listing the 
monuments as well as for the practical questions concerning their 
conservation/restoration. Heritage protection departments are in charge of 
dealing with all questions related to conservation, restoration and modification 
within their territories. Advisory boards are installed on that level as well. 

In the case of Warsaw, as for other big towns, the competence for heritage 
protection is delegated from the voivodeship to the Municipality. Thus, the 
Warsaw Municipal Office for Heritage Protection is responsible for all the 
monuments on the territory of the capital, including the Historic Centre of 
Warsaw. An Advisory Board supports the department, the “Social Council for 
the Protection of the Cultural Heritage at the President of the Capital City of 
Warsaw“; its members include representatives of scientific societies and 
professional or non-governmental organizations. 

The National Heritage Board of Poland, an institution operating under the 
Ministry of Culture and National Heritage, works on deepened knowledge 
about monuments and research; it also advises the departments or services 
for monument protection. It has decentralised field offices in the voivodeships.  

The basis for management is the register of protected monuments. It contains 
single monuments, but also urban layouts.  

The before-mentioned Monuments of History provide a higher protection; they 

may content already registered monuments. This is the case for "Warsaw – 
historical town, Royal Route and Wilanów complex", recognized as a 
Monument of History since 1994. It doesn’t cover only the Historic Centre, the 
Stare Miasto, but also the Nowe Miasto, the New Town, which was initially 
proposed to be part of the World Heritage Site but was withdrawn in order to 
strengthen the nomination. Further on, its boundary includes to the north the 
citadel, to the west the immediate surroundings of the Old Town and to the 
south the extended stripe of Kings Road. As an exclave, Wilanów palace with 
its parks and larger surroundings is included as well. The Monument of History 
is an excellent national complement to the World Heritage Site. 
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3.2 Specific Characteristics of Monuments Management in Poland 

In order to understand the questions related to the World Heritage Site some 
specific conditions of planning procedures and monuments management in 
Poland must be known and considered. 

3.2.1 One specific problem is the ownership of built areas. With one of the “Bierut 
Decrees” (named after Bolesław Bierut, General Secretary of the Central 
Committee of the Polish United Workers’ Party) all the land in Warsaw was 
nationalized after the war. After 1989, the socialized land (and the 
responsibility for compensation) was transferred to the Municipality. Since, 
Poland has still not passed comprehensive legislation resolving the issue, 
what causes enormous difficulties. Many private owners (or their heirs) reclaim 
their property and individual compensation claims have flooded the courts.  

Several facts make the re-privatisation difficult. The ancient limits of property 
were not everywhere exactly maintained for new constructions. In other cases, 
public facilities such as school buildings or playgrounds have been 
constructed on the area of several formerly private plots. In the case of 
superordinate town planning on the ground of formerly private houses open 
views should be granted. 

 

3.2.2 Spatial development plans are missing in many areas of the city – also in parts 
of the buffer zone of the World Heritage property. That was also the case for 
the plot at the corner of Senatorska, Miodowa and Podwale streets. For 
remarks on the definition of the possible scale and volume of a new building, 
no exact plans were available to the competent Office for Heritage Protection 
and possible restrictions had to be formulated within a very short term. 

Recommendation: The whole area of the proposed buffer zone should be 
covered with spatial development plans. New and existing (possibly to be re-
examined) spatial development plans should ensure the visual integrity of the 
World Heritage property. 

 

3.2.3 On the basis of the pre-war register, the register of historic monuments was 
established essentially in 1945. It is understandable that no registration was 
operated, when after the destructions during the war no building or even ruins 
of a building survived. That leads to the situation that within the World Heritage 
Site several reconstructed buildings are not registered. In the following 
decades occasionally some few additions to the register were made.  

Recommendation: All buildings of the period of reconstruction within the 
boundary of the World Heritage property see comment (1) should be included 
in the register of historic monuments.  

For the proposed buffer zone a systematic inventory according to to-days 
principles of monuments definitions is lacking. For all these reasons the 
register is incomplete.  

Recommendation: The register of historic monuments should be 
systematically completed in the buffer zone. 
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3.2.4 In many cases, monuments or houses within monumental zones – also within 
the World Heritage property – are in joint ownership. Since the late 1980s, 
persons that had previously rented apartments from the state have been able 
to acquire their flats. Many of them live on a small income. Parts of the house 
may still be the property of the municipality. In many cases, this leads to the 
impossibility to execute the necessary minimal work for proper maintenance of 
registered monuments, since the private owners are not able to finance their 
part of the interventions (cp. 5.4.2). 

 

3.3 Management Plan 

On request of UNESCO, the Polish authorities are about to establish an 
appropriate Management Plan. A first draft was sent to the World Heritage 
Centre on 23rd of January 2013. The answer of the Centre with the comments 
of ICOMOS was sent back on 6th December 2013. Considering the great effort 
made for the establishment of the MP and the fact that a big team of experts 
was waiting for the considerations in order to continue working, the time for 
such replies seems very long, too long. It should be made possible that State 
Parties get a consistent answer within some few months. 

Obviously, the comments on the Management Plan are understood and 
accepted by the responsible authority, the Municipality. It is clear to all those 
directly concerned that the revision work is urgent and should be 
accomplished within short time. This should be possible in approximately one 
year. 

It is important to point out that the work of elaboration of several additional 
parts and the revision of other parts of the Management Plan is labour-
intensive. It will need special efforts, not only by the city-officers but also by 
professionals outside the administration. This will require supplementary 
financial means, to be provided by the Municipality. 
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3.4 Buffer Zone 

 

 
 

Delimitation of Buffer Zone as currently in discussion (the red point shows the location of the existing 

high-raise-building) 

 

The regulations for the buffer zone have not yet been approved. For its 

boundaries a proposal was established by means of a virtual tri-dimensional 

city-model and submitted to the World Heritage Committee. It made no 

remarks concerning the delimitation. However, for future building within the 

buffer zone the Committee invited the State Party to provide detailed 

information regarding the protection afforded by the buffer zone as a 

Monument of History and under the Act on the Protection of Monuments and 

the Guardianship of Monuments; and to consider legal protection and 

regulation of the buffer zone as a whole by inclusion in the National Heritage 

Register. 

Nevertheless, it can be noticed that within the proposed zone a high-raise-

building was erected before the inscription of the World Heritage property. 

Evidently, from the opposite side of Vistula River the silhouette of the Historic 

Centre is harmed by this building, a fact that will hardly be reversible. On the 

other hand, the sky-scrapers around the Cultural Centre and the railway 

Station seem to be distant enough. 

Discussions about the content of the current regulations and their clarification 

made it evident, that the measures for legal protection within the buffer zone 

are insufficient. The Monument of History covers about 50 % of the buffer 

zone. Its regulations should be completed by further deployments. Especially, 

appropriate spatial development plans should be established for the whole 

zone, where actually about one third of the area is without protection. Some 

recommendations seem to be evident and necessary (cp. 3.2.2 and 3.2.3).  
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Polish authorities assured that within short terms the questions raised by the 

World Heritage Committee in 2013 (decision no. 37COM 8B.52) will be 

answered. 

3.5 Heritage Impact Assessment 

The legal and institutional framework for protection and management in 

Poland, characterised by a structure of three state levels, makes it difficult to 

carry out efficient Heritage Impact Assessments.  

In order to make the methodology of the ICOMOS Guidance on Heritage 
Impact Assessment for Cultural World Heritage Properties applicable in 
practice, its transfer into the Polish national-specific legal (and also economic) 
system is necessary. Adequate measures must be taken in several contexts, 
in particular at the legal domain in its various state levels. That is a rather 
complex process that needs time. 
Today, under Polish law, as part of the project planning process, an 
environmental (nature and cultural) impact assessment (EIA) of the project 
must be carried out; it has to meet specific requirements. Allowing additional 
issues in this process of assessment in order to get compatibility with the 
ICOMOS guidelines requires its formal inclusion in the existing applicable 
system. This change necessitates legislative changes and leads to the 
extension of procedures. 

After multiple discussions and on the background of various examples, the 

impression is that the different bodies work on a very good professional level. 

However, the structure for assessments of impact on World Heritage is quite 

complex and lacks transparency. It facilitates neither adequate information 

between the involved bodies, nor clear roles and competences. 

Recommendation: The structure for consultancy and decision making within 
the World Heritage property might benefit from being be reconsidered to 
provide greater clarity on overall authority and to allow for consultative body to 
advise on the management of the World Heritage property, and for 
coordination and awareness raising within all the structures of municipality, 
voivodeship and state. 

 

4 Identification and Assessment of Specific Issues, Considerations, 

Recommendations 

4.1 Commercial Building on Senatorska, Miodowa and Podwale Streets 

4.1.1 Determinants of the Legal Protection of the Area 

The building plot in question is ruled by several legal protection measures 
(entry into the register of monuments of urban layout of Podwale in 1945, of 
Miodowa in1965 and of Senatorska 1965 and, additionally, of Branickich 
palace in 1965 and 1996).  Moreover, it is situated within the area "Warsaw – 
historical town, Royal Route and Wilanów complex" has been recognized as a 
Monument of History. As in other parts of the proposed buffer zone, no local 
spatial development plan exists for the investment area. 

The investment site is immediately adjacent to the boundaries of the Cultural 
World Heritage “Historic Centre of Warsaw”. These boundaries were clarified 
in 2008. Since then, façades of the buildings at Senatorska and Podwale 
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streets have been directly adjacent to the boundary of the Historic Centre as 
entered into the List. 

 

4.1.2 Fundamental Questions: Open Space – Reconstruction – Contemporary 
Building 

The plot has not been built on for the last 70 years. The tunnel connection of 
Al. Solidarności that occupies a third of the underground of the area was 
constructed in surface mining and the ground was left empty afterwards. The 
population has come to be accustomed to a free space, even if it has been 
used for a car parking. In the hearings with the NGOs and in newspaper 
articles the question was raised if the plot should not be left as a public open 
space, arranged as a small park or garden.  

In broader urbanistic thinking, such an attitude would be undesirable. On the 
one hand, all plans and models for the city’s reconstruction provided for the 
reconstruction of the pre-war building on the plot and it was a fortuitous that 
the reconstruction was not executed. Even more important is the fact that the 
urban grid of existing streets and the urban space in front of the town-walls 
require a precise definition of the built urban corpus. An open space would 
make it unclear.  

The question was also raised if a new building should not be conceived of as a 
reconstruction of the building as it existed around 1900, thus following the 
principles of the post-war concept. Suggestions were made that its 
architecture should make reference to baroque or classicistic architecture. In 
fact, a great number of plans, drawings and photographs show the former 
state of construction; the documentation is neither better nor worse than it was 
for many other plots on the borders of the historic town. 

A reconstruction in the sense of immediate post-war reconstruction would be 
an evident fault. The reconstruction of the old town of Warsaw immediately 
after its destruction during the German occupation was accomplished in a 
relatively short building period, from 1945 to 1955. (Due to evident political 
reasons and the lack of financial resources, the reconstruction of the Royal 
Castle was not begun in that period, but only in 1971 and accomplished in its 
essential parts in 1984.) The historic site of the Old Town, the Stare Miasto 
documents the unique effort in a precise political and cultural situation; it 
doesn’t derive from its architecture, but from the phenomenon of 
circumstances of its reconstruction. Its integrity and authenticity is the result of 
that special situation and depends on it. Further reconstructions in a 
completely different political, cultural and economic context would make the 
original unreliable and harm the Outstanding Universal Value.  

On the basis of these considerations a construction in contemporary design 
seems to be appropriate. However, the range of to-day’s design possibilities is 
very wide. In the given context, a new building must be integrated in its 
neighbourhood in all its primary elements such as volume, construction, 
materials and colour. If it were to step out of the context just in one important 
feature, it would become an exception and thus get an importance that 
wouldn’t correspond to its status as a normal private building. 
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4.1.3 Course of the Administrative Proceedings Concerning the Investment 

The Warsaw Municipal Office for Heritage Protection issued the land 
development decision on 21st August 2009 taking into account the fact that the 
issue of erecting a building on the plot at the corner of Senatorska, Miodowa 
and Podwale streets was already being considered at the stage of 
reconstruction of the Old Town in the years 1945-1955. 

The Warsaw Municipal Office for Heritage Protection provided 
recommendations for the planned investment. They regarded specific design 
solutions, especially the height of the ridge and cornice, maintaining of the 
principle of shaping the buildings around the inner courtyard, the form of the 
roof over parts of the building bordering Miodowa and Podwale streets, the 
size of dormer windows, manner of the façade finishing and materials used. 
Especially it was recommended that the form of the existing building at 1 
Podwale Street should be more readable and at least two axes should be 
kept. Essentially, the recommendations were followed. 

On 10th October 2011, the design concept was presented to the “Social 
Council for the Protection of the Cultural Heritage at the President of the 
Capital City of Warsaw”. It did not question the principle of constructing a 
building in this area, but made some comments relating to design solutions. 

On 11th October 2011, the Office of the Warsaw Municipal Office for Heritage 
Protection received the request to issue the permit for construction.  

On 23rd February 2012, the Warsaw Municipal Office for Heritage Protection 
issued the construction permit. The approved project was closely followed. It 
meets the recommendations of the Warsaw Municipal Office for Heritage 
Protection, the competent authority of the monument protection, and 
performed the national administrative proceedings. 

 

4.1.4 Notification to the Secretariat of the World Heritage Committee 

“The World Heritage Committee invites the States Parties to the Convention to 
inform the Committee, through the Secretariat, of their intention to undertake 
or to authorize in an area protected under the Convention major restorations 
or new constructions which may affect the Outstanding Universal Value of the 
property.” (Operational Guidelines paragraph 172). 

The new building will not be in the World Heritage property. It seems that by 
the term “area protected under the Convention” Polish authorities understood 
exclusively the property itself, not the buffer zone. However, with “an area 
protected under the Convention” not only the property itself, but also the buffer 
zone are meant. It is the very function of the buffer zone to avoid negative 
impacts.  

The new building will be part of the square facing the Royal Palace, the Plac 
Zamkowy, which is – together with the market place – the most important 
urban space and one of the key-elements of the historic structure of the 
Historic Centre of Warsaw. Thus, together with the other sacral and profane 
buildings, the new building will be an important part of this urban ensemble 
and have a direct and conspicuous impact on the OUV and the visual integrity 
of the site. The iconography at the “entrance” to the World Heritage Site can 
be hardly affected by the dominance of the new project; its impact depends on 
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scale, proportions, details, materials and colours. As in the playing of an 
orchestra, one only dissonance destroys harmony. 

Recommendation: In line with the requirements of the paragraph 172 of 
Operational Guidelines, the State Party should inform the World Heritage 
Centre of projects within the property and its setting that might impact 
adversely on OUV.  
 

4.1.5 The Actual Project 

 

 
 
Façade of the current project. Left the Sigismund’s Column and the John’s Tenement House, right the 
beginning of the row with modest houses. 

 

 
 
Rendering of the current project. Left the Sigismund column and the John’s Tenement House, right the 
beginning of the row with modest houses. 

 

Such as it is shown above, the project is legally approved. The construction 
has been initiated with preparative work on the building ground. At this stage, 
fundamental changes will not be possible any more. 

The plans and renderings make evident that with the width and height of the 
façade the approved project is very mighty in relation to the row of modest 
houses to northwest (at right on the two plans). Additionally its mighty volume 
will compete with the John’s Tenement House (80 Krakowskie Przedmieście 
Street), allocated to the southeast (at left on the plans). For the integration of 
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the new building in its urban context it would have been an advantage to 
reduce the height (not the number) of the storeys and to maintain the real part 
of façade of 1 Podwale Street instead of preserving just one axis. As it is 
presented on the actual plans, the new building has a great visual impact on 
the Heritage Site and – as it introduces large-scale office surfaces next to the 
Castle Square – an important impact on the social and cultural setting of the 
place as well. It rivals the historical buildings on its sides, affects adversely the 
World Heritage Site and compromises the OUV. 

It is not too late to intervene in some important elements in order to mitigate 
the negative effects of the proposed development. If such elements would not 
be problematic in another context, they will harm the general visual impression 
of the Castle Square (and the neighbouring houses of the new building). The 
first one concerns the technical construction of the façades and, in relation 
with it, their aspect. The second element is the volume of the roofs of the new 
construction. Both elements will have a decisive influence on the later aspect 
of the building from the Castle Square. If the re-planning starts immediately 
and is consistently monitored, both of them can be modified without 
retardation for the realisation of the building.  

 

   Rendering of the façade 

 

For the façades the “light” construction with not-carrying elements (or system 
plates) is entirely foreign to the surrounding buildings. It has no relation to the 
location and could be located anywhere. It doesn’t respect the existent 
buildings surrounding it. Even with the plaster on the panels it will be a 
singularity and present itself as an exception; therefore it will attract an 
attention that doesn’t correspond to its status as a simple private business 
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building. Therefore the façades should be redesigned in massive plastered 
masonry; numerous examples show that this does by no means impede a 
contemporary expression. In the context of this redesign, the façades should 
be developed to gain more deepness with relief that produces shadow and 
effects of chiaro - scuro.  

The new building considers itself as a “twin” to John’s Tenement House. 
However, historically and in its present importance, this pretence is not 
defendable. First and foremost, the building forms part of the row of modest 
houses on Podwale Street; it is important that it integrates itself into this 
context, into this scale. For an integration the roofs are too voluminous and 
visually too heavy to fit the conditions arising out of the given urban situation. 
In order to improve their integration into the given context, two parameters are 
to be reconsidered, the height and the slope of the roof.. The maximum height 
should be lowered considerably, at least by about two meters. The decline of 
the roofs should be reduced, from the planned ca. 49 degrees to a maximum 
of ca. 40 degrees.  

Recommendation: With the objective to integrate the new commercial building 
“Plac Zamkowy” adequately into the urban context its façades on Senatorska, 
Miodowa and Podwale Streets should be redesigned in construction and 
aspect with massive plastered masonry instead of the proposed system plates 
and with a convenient relief creating effects of light and shadow. The top of 
roofs of the building should be lowered and their slope should be reduced.  

 

 

4.2  Potential Threat to the World Heritage property: Decline of residential 
spaces 

4.2.1 The Reconstruction 

Reflecting the pre-war-situation, the plans for reconstruction were based on 
housing. In accordance with the socialist regime, the upper floors mainly 
contained apartments with ‘modern’ plans, to be used by families. Generally, 
shops covering the needs of tenants occupied the ground floors. Of course, a 
few exceptions were introduced already in the reconstruction plans, such as 
public use of houses (e.g. museum spaces, rooms for cultural societies) or 
entire public buildings such as churches or the public library. 

After the reconstruction period, the Historic Centre of Warsaw was a “normal” 
quarter for residents. 

 

4.2.2 Influence of Tourism 

Soon after its reconstruction, the Historic Centre of Warsaw became a tourist 
attraction, first for Poles, later also for foreigners. Tourism increased 
considerably in the years after the change of the political regime in 1989. Of 
course, the municipality is interested in this increasing sector, which creates 
considerable and still increasing value.  

Today, especially on the ground floors, most of the tenants have activities 
related to tourists of the place. The spaces are used for all kinds of restaurants 
and shops selling souvenirs and goods for visitors.  
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Obviously, the traditional inhabitants suffer from this development. Often, 
streets and squares are crowded. The nights have become noisy. The 
possibilities for ‘normal’ provisioning have decreased enormously, for some 
sectors they do not exist anymore.  

 

4.2.3 Preserving the Authentic Character of the Historic Centre 

The Historic Centre of Warsaw was reconstructed under the socialist regime in 
order to reconstitute the core of the Polish nation. Providing housing for 
working people – an absolute priority of the time – was closely connected with 
the idea of reconstruction.  

The multiple effects of a form of tourism that begins to get out of hands 
threaten the authentic character of the historic Centre. Conditions for 
inhabitants are becoming difficult. Apparently, also a certain process of 
gentrification is going on. In addition, it seems that a new trend leads to the 
effect that upper floors are increasingly converted into offices. 

Recommendations: Within the Historic Centre the use for habitation should be 
encouraged, also by diminishing the negative impacts of tourism. Adequate 
regulations should be developed in order to preserve the actual apartments 
and to ensure the provision of the inhabitants with daily goods  

 

 

4.3 Potential threat to the World Heritage property: Open Space at Bougaj 

4.3.1 Location and Historical Basis 

By “Bougaj” is meant the slope between the old and the new towns toward the 
Vistula River at the northern part of the World Heritage property. Today, it 
consists of an open green space with trees, play-grounds, intersected by some 
few streets (amongst others “Bughaj Street”) and pathways. 

Before the war, several buildings occupied the area. Single houses of big size 
contained functions as mills or storage. They were destroyed in 1943, when 
the Nazis tried to annihilate the Polish capital.  

The master plan for the reconstruction was based on the socialization of all 
private property. Thus it was not necessary to rebuild every house on its 
former plot. If in the town centre the plots were essentially respected, town-
planners took more liberties in its immediate surroundings.  

According to the urbanistic ideas of the Fifties they opened the area in order to 
strengthen the impression of the compact appearance of the urban structure. It 
is also easy to understand that the Bougaj-zone was left green in order to 
permit a free view from the town, especially from the view-points of the 
fortification walls and the barbican on the river and – vice versa – from the 
river on the fortifications.  

 

4.3.2 Re-privatisation 

As explained above, with the change of the political system and the new 
constitution of the "Third Polish Republic" establishing a democracy a large 
process of reprivatisation of land was initiated. Pre-war-owners can request to 
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get back their property. This process creates enormous difficulties in cases 
where in the mean time areas were intentionally left without buildings as it is 
the case of Bougaj (cp. 3.2.1). 

 

4.3.3 The Case of Bougaj 

The green Bougaj-zone contains several areas where there used to be 
privately owned buildings. It is foreseeable that re-privatisation could be 
demanded. 

It is evident that the open space of Bougaj is an important part of the general 
plan for the reconstruction of the Historic Centre of Warsaw. Any building in 
this area would greatly affect the Outstanding Universal Value of the World 
Heritage Site, its integrity and authenticity.  

Recommendations: In the entire Bougaj-area no further building should be 
accepted, irrespective of its location or its size. It is recommended to develop 
alternative options in order to recompense former owners. 

 

5 Assessment of the State of Conservation of the Site, Considerations, 

Recommendations 

5.1 General Remarks 

5.1.1 The Planning and Building Process 1945-1955 

It may be necessary to report some reflections about the planning and building 
process. After the destruction of the Historic Centre only cellars, walls of 
ground floors and some façades or firewalls were left standing. Many of those 
parts had to be dismantled because of their instability.  

Already on 15th February 1945 the Office for the Reconstruction of the Capital 
(Biuro Odbudowy Stolicy) was founded. A first general urban plan was 
presented in March 1945; its main author was Zygmunt Stępiński. The plans 
for the single reconstructions were developed within the department for 
architecture of monuments (Wydział Architektury Zabytkowej), whose leading 
figures were the architect, art historian and monuments conservator Jan 
Zachwatowizc and the monuments conservator of the city of Warsaw Piotr 
Biegański.  

One basis for the reconstruction of the exteriors was the quite well 
documented pre-war-appearance. But “betterments” were made as well, 
founded on older pictures and plans, most prominently the paintings of 
Bernardo Bellotto, named Canaletto. The reconstruction is an idealised image 
of the lost town, adapted to the post-war period, planned by conservators and 
planners in cooperation. The interiors were not reconstructed but contained 
relatively small and modest apartments of contemporary layout. 

Mainly, the reconstruction of the central area was completed in 1952. The 
official inauguration took place on 22nd July 1953. The last works were 
undertaken in 1955. For the Royal Palace, the first intentions were to erect a 
modern building. However, the palace was reconstructed later on. 

 

 



THE HISTORIC CENTRE OF WARSAW (Poland)   
Advisory Mission 2013, Report  

 
 
 

21 

5.1.2 Building Methods 

Technically, several premises determined the reconstruction-work. The 
reconstruction of the Historic Centre of Warsaw had a very high political 
significance and, therefore, it should be completed as quickly as possible. 
Workmen stood under enormous time pressure. Understandably, in the 
immediate post-wartime technical equipment was simple, even poor. Still 
existing structures, for instance cellar walls, had to be reemployed without 
betterments. Partly, building-materials such as bricks were recycled, new 
materials such as adhesive agents were not easily available. Building 
standards reflect the immediate post-war-period.  

Such limitations resulted in a somehow fragile building quality. It conforms 
neither to the confirmed perceptions for long lasting constructions of historical 
building nor to the current standards. In all its aspects and with its 
characteristics the material substance forms part of the authenticity of the 
World Heritage Site. 

 

5.2 Public Buildings 

As far as it could be observed, public buildings are well preserved. As an 
example, the Municipal Library (7 Świętojańska) was restored according to 
high deontological and manual standards. In spite of the important investment, 
the building has largely preserved its authenticity in the special Warsaw 
balance between simplicity and self-confident pretention. 

Another public estate, consisting of several buildings has been restored over 
the last years: the Historical Museum of Warsaw, located on the northwest 
side of the Market Place. Important archaeological research was undertaken in 
the cellars, the interiors were restored. In the coming few years, work should 
be completed and the new exhibition will be installed. 

In this context, the Warsaw`s Old Town`s Heritage Interpretation Center has to 
be mentioned. The new building occupies mainly a courtyard at 11/13 
Brzozowa Street. It contains a permanent exhibition interpreting the city and 
educating the public about its special character and offers school and public 
programs. It also provides information to citizens and visitors about the site as 
inscribed on the UNESCO World Heritage List. 

 

5.3 Public Open Spaces 

Originally, streets and squares were and mostly still are equipped with stone 
pavement, consisting of small stones in rows with sand jointing, sidewalks 
raised by curbstones in natural stone but covered with concrete slabs. This 
combination shows in an authentic way the conditions of the reconstruction. 
The condition of materials and laying is generally good; some repairs due to 
movements of the underground would be appropriate. 

However, in different locations experimenting with new laying systems can be 
observed. In order to increase comfort for pedestrians, they work with bigger 
scaled pavement, narrow jointing and slabs of natural stone on sidewalks. 

Recommendation: Surfacing in the Historic Centre should be repaired and not 
replaced. Authentic characteristics and materials should be maintained.  
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5.4 Private or Semiprivate Buildings 

5.4.1 The Property of Buildings 

The whole ground of the Historic Centre of Warsaw was socialized in order to 
facilitate the reconstruction. After the change of the political system, as for all 
formerly nationalised properties, the ownership of the Historic Centre was 
transferred to the Municipality in 1990. Subsequently, some flats were given to 
inhabitants for individual property, whilst others, maintained in public property, 
were rented out. So, actually, many houses are in mixed private and public 
ownership. 

Many of the “new” private owners have been inhabitants since the time of the 
social political system and then got their apartment in the sense of social 
housing. Today, many of them are elderly people and dispose of small 
financial resources. According to Polish laws any work on a building with 
various owners can only be undertaken if all sharers agree. Often, the private 
owners of single flats can’t afford investments in appropriate measure for the 
maintenance of the buildings. 

 

5.4.2 Maintenance 

In several cases important damage to façades that prove a neglected 
maintenance must be stated, the dropping down of big plastered parts or rising 
damp destroying the ground floors. Chimneys are partly in bad condition. 
Roofs are equipped with new glassed openings. There are also problems 
about the way windows are dealt with: whilst they should be maintained and 
restored, they are often replaced, sometimes even in plastic.  

After more than half a century since its reconstruction, the Historic Centre of 
Warsaw needs increasing maintenance that respects the authentic substance. 
It is essential to intervene locally where important damage exists. However, 
any “overall restoration” with loss of values of age should be avoided. 

Recommendations: Regular Maintenance of buildings in the World Heritage 
property should be encouraged and supported by the competent authorities. 
Maintenance work should be strictly monitored by the Heritage Protection 
Department in order to ensure an execution according to the authentic values 
and the principles of conservation. Special attention should be given to the 
roofs, the “fifth façade”. 
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6 Annexes 

6.1 Course of meetings and visits 

The Polish authorities established a detailed program that was completed by 
the expert. It contained intense visits of the critical and important places of the 
site, detailed information about actual projects and development in the near 
future, discussions with political leaders and persons responsible for the 
preservation and the management of the property concerning the 
management plans. Furthermore, a meeting with representatives of several 
NGOs was organized. 

 

19th December 2013 (Thursday) 

19:10 Arrival of ICOMOS Expert  

20:00 Dinner 

 

20th December 2013 (Friday) 

9:00-9:30 Meeting with Piotr Żuchowski, Secretary of State, General 
Monument Inspector (Ministry of Culture and National Heritage, 
Krakowskie Przedmieście Str. 15/17, Warszawa) 

9:30-10:30 On-site visit to the World Heritage property 

10:45-11:45 Presentation NGO’s statement; Chair: Piotr Żuchowski 

 Committee for Social Dialogue for the Protection of cultural 

Heritage: Paulina Sikorska 

 Association “The City is Ours”: Patryk D. Zaremba, Jan 

Śpiewak 

 “The Garden of Warsaw”, Association for Cultural Landscape: 

Waldemar Baranowski, Tomasz Lec 

 Warsaw Branch of the Society for the Protections of 

Monuments: Michał Krasucki 

 Old Town District Council: Andrzej Dariusz Nitecki 

 Council of Residents of the Old and New Town: Krysztof 

Robert Górski 

 Community Residents Senators street 5: absent 

12:00-12:45 Lunch 

13:00-13:30 Meeting with Mrs Hanna Gronkiewicz-Waltz, the Mayor of the 
City of Warsaw 

 Presentations 

14:00-14:30 Maksymilian Marcinkowski (investor), Magdalena Marcinkowski, 
Andrzej Muszński (attorney), Joanna Karkowska-Olczak 
(architect): Investment and design on Podwale, Miodowa, 
Senatorska Streets  

14:30-15:00 Piotr Brabander: Monument protection and local spatial 
development policies in context of the planned investment – 
Heritage Protection Department, City of Warsaw 
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15:00-15:30 Elżbieta Jagielska: History of the plot on Podwale, Miodowa, 
Senatorska Streets – National Heritage Board of Poland 

15:30-16:00 Piotr Brabander: History of the investment’s obtainment process 
on Podwale, Miodowa, Senatorska Streets – Heritage Protection 
Department, City of Warsaw 

16:00-16:20 Coffee break 

16:20-16:40 Anna Marconi-Betka: Historic Centre of Warsaw - World Heritage 
property (SoOUV, buffer zone) – National Heritage Board of 
Poland 

16:40 17:00 Anna Zasadzińska: Management of the World Heritage property 
(management plan, the role of the Manager of the World 
Heritage property) – Mayor’s representative for UNESCO World 
Heritage Management 

17:00-18:00 Expert’s questions 

20:00 Dinner 

 

21st December 2013 (Saturday) 

9:00-12:00 Visit of the building place with the investor – visit of special points 
in the Historic Old Town on request of the expert – visit of the 
buffer zone on both sides of the Vistula river. 

 

6.2 List of Persons Present at the Different Meetings 

Piotr Żuchowski (Secretary of State, General Monument Inspector, Ministry of 
Culture and National Heritage 
Hanna Gronkiewicz-Waltz (the Mayor of the City of Warsaw) 
Jacek Dąbrowski (Director of Monument Preservation Department, Ministry of 
Culture and National Heritage) 
Prof. Sławomir Ratajski (Secretary General of Polish National Commission for 
UNESCO) 
Aleksandra Wacławczyk (Deputy Secretary General of Polish National 
Commission for UNESCO) 
Piotr Brabander (Director of Heritage Protection Department, City of Warsaw) 
Anna Zasadzińska (Mayor’s representative for UNESCO World Heritage 
Management 
Prof. Andrzej Rottermund (Chairman of Polish National Commission for 
UNESCO) 
Maksymilian Marcinkowski (Chair of Senatorska Investment) 
Joanna Karkowska-Olczak (architect, RKW Rhode Kellermann Wawrowsky 
Polska sp. z o.o.), Andrzej Muszyński (lawyer, Senatorska Investment) 
Marek Konopka (ICOMOS Poland) 
Prof. Małgorzata Rozbicka (Director of National Heritage Board of Poland) 
Anna Marconi-Betka (World Heritage Section, National Heritage Board of 
Poland) 
Barbara Furmanik (World Heritage Section, National Heritage Board of 
Poland) 
Dąbrówka Lipska (World Heritage Section, National Heritage Board of Poland) 
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Elżbieta Jagielska (Department of conservation analysis, National Heritage 
Board of Poland) 
Paulina Sikorska (Committee of Social Dialogue for the Protection of Cultural 
Heritage) 
Patryk D. Zaremba - Stowarzyszenie „Miasto Jest Nasze” (Association "City is 
Our") 

Jan Śpiewak - Stowarzyszenie „Miasto Jest Nasze” (Association "City is Our") 
prof. Waldemar Baranowski ("The Garden of Warsaw", Association for the 
cultural landscape) 
Tomasz Lec ("The Garden of Warsaw", Association for the cultural landscape) 

Michał Krasucki (Warsaw Branch of the Society for the Protection of 
Monuments) 
Andrzej Dariusz Nitecki (Old Town District Council - Housing II) 

Krzysztof Robert Górski (Association of Residents of Old and New Town) 

 

6.3 Responsible for the Mission 

The Technical Evaluation Mission has been conferred to Bernhard Furrer, 
architect ETH-Z SIA ass. BSA. He is an independent architect, member of 
ICOMOS Swiss National Committee since 1979. As public officer he was 
responsible for the nomination, afterwards for the management of the Cultural 
World Heritage Site “The Old City of Berne” from 1989 to 2006. He presided 
the Swiss National Commission for Monument Preservation and has been 
professor for Monument Preservation at the Academy for Architecture of the 
University of Italian Switzerland in Mendrisio.  

 

6.4 Documents, Maps and Photographs 

The following documents have been the basis for the report: 

UNESCO: Operational Guidelines for the Implementation of the World 
Heritage Convention, edition July 2013. 

ICOMOS: Guidance on Heritage Impact Assessments for Cultural World 
Heritage Properties, January 2011. 

National Heritage Board of Poland: Description of an Investment in Warsaw in 
the Area of Miodowna/Senatorska/ Podwale Streetas, Warsaw December 
2013. 

National Heritage Board of Poland: The Investment for Plots at Senatorska, 
Miodowna and Podwale Streets in Warsaw, located in the Direct Vicinity of the 
Historic Centre of Warsaw, inscribed on the World Heritage List of UNESCO 
1980, Warsaw, December 2015. 

Senatorska Investment: Plac Zamkowy. Documentation of the Investment. 
Without date.  

 

The following documents, maps, photographs and Power Point Presentations 
are provided below: 

A. Warsaw – historical town, Royal Route and Wilan w complex. Official 
declaration and plan. 
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B. Plan of the Historic Centre of Warsaw, including the boundaries of 
World Heritage Site, proposed buffer zone and Historic Monument 
Warsaw 

C. High-rise-building near Plac Bankowy in the buffer zone. 

D. Plac Zamkowy: official presentation on Power Point. 

E. Building area of Senatorska Investment. 

F. Example of non-registered building within the World Heritage Site: the 
red house on the right. 

G. Bugaj-area, seen from the fortifications. 

H. Municipal library, façade and reading room. 

I. Original sideway with concrete tiles. 

J. Experiment with new laying system. 

K. Windows from plastic. 

L. Damage from rising damp, a quite frequent problem. 

M. Dropping down of plaster from a façade. The ground floor has been 
repaired roughly. 

N. Expert with accompanying group. 

O. Hearing with representatives of NGOs.  
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A.        –                                                 . Official 
declaration and plan. 
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B. Plan of the Historic Centre of Warsaw, including the boundaries of World Heritage 
Site, proposed buffer zone and Historic Monument Warsaw 
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C. High-rise-building near Plac Bankowy in the buffer zone. 
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D. Plac Zamkowy: official presentation on Power Point. 
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E. Building area of Senatorska Investment. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

F. Example of non-registered building within the World Heritage Site: the red 
house on the right. 
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G. Bugaj-area, seen from the fortifications. 

 

 

 

H. Municipal library, façade and reading room. 
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I. Original sideway with concrete tiles. 

 

 

 

J. Experiment with new laying system. 
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K. Windows from plastic. 

 

 

 

 

L. Damage from rising damp, a quite frequent problem. 
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M. Dropping down of plaster from a façade. The ground floor has been repaired 
roughly. 
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N. Expert with accompanying group. 

 

 

 

O. Hearing with representatives of NGOs 

 

 

 


