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Abstract 

 

The choice of the topic for this thesis derives from the important role that street plays in 
defining the city. Its relevance goes beyond the economic sphere, playing a decisive role also in 
the social, cultural, urbanistic and heritage-related fields. Street trading gives a city its own 
particular rhythm. However, a number of factors have contributed recently to a decline in street 
commerce, and have led to a reduction in the demand for such commercial spaces. What we 
are currently witnessing is a change in paradigm. 

Street trading provides us with an opportunity to appreciate the increasingly modern and 
cosmopolitan city, giving rise to growing appreciation of all the experiences made possible by 
such shopping spaces. Moreover, we are seeing a resurgence of demand for a somewhat 
differentiated offer, one that is distinct from that offered by other shopping formats. 

While recognizing the importance of street trading as a dynamic element in the city, this 
thesis sets out to examine what factors could be responsible for the decline of street trading and 
to identify possible revitalization strategies. After a more general approach to these questions, 
the text will then focus on the particular case study of a shopping thoroughfare – Avenida de 
Roma in Lisbon. 
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Introduction 

 

One cannot fully understand the concept of city and commerce if the two terms are 
considered separately. According to numerous authors, such as Abando and Orbegozo (2005), 
Vargas (2006), Salgueiro and Cachinho (2009), and Procopiuck and Djalo (2008), the 
importance of commerce stems from the biunivocal relationship that exists between urban 
development and commercial development. Street trading is regarded as the hub around which 
the organizational structure of the city is built (Procopiuck and Djalo, 2008). Furthermore, street 
trading plays an important role in defining urban experiences, the economy and the 
attractiveness of the city (Jayne, 2006). Indeed, there is the recurrent idea that the image one 
retains of a specific urban space has very much to do with the shopping offer and experiences 
provided in that space (União de Associações do Comércio e Serviços, n.d.)

1
. Thus, one can 
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say that street trading is an indicator of the type of relationship and dynamics that are 
established between the city and its residents (União de Associações do Comércio e Serviços, 
n.d.).  

Given the importance of trade in the urban space, the topic has been the object of study 
for countless authors over the years. Depending on the historical background against which 
said studies have been carried out, street trading is approached from a number of different 
perspectives (Marchesini, 2010). In a first instance, studies on trading and shopping apply the 
Central Place Theory (CPT) to the study of the commercial urban structure (Salgueiro, 2002). 
This theory explores the concept of place centrality, whereby centrality is a consequence of the 
relationships between human settlements and the distribution of services (Forbes, 1972). The 
emergence of CPT was followed by new theories that presented a new perspective on the study 
of trading. The differences in analysis were particularly noticeable in that they tended towards 
“(...) focusing on the geographic pattern of point of sales (dispersed or concentrated), the type 
of said concentrations (nuclei, strips) and the respective functional composition (specialization, 
diversification, hierarchical organization)” (Cachinho and Salgueiro, 2009).   

However, due to changes to the commercial model as a result of evolution in terms of 
supply and demand and the emergence of new shopping landscapes, studies on trading began 
to take a substantially different path (Salgueiro, 2002). One should note that the hierarchical 
systems used until then in formulating studies on trading no longer accounted for the demands 
of urban trading complexity (Cachinho and Salgueiro, 2009). This led to the emergence of an 
approach to commerce that was less structuralist than those used before that, and was more 
focused on consumption as an activity associated with social, cultural and life experience, 
exchanges (Cachinho, 2002). In accordance with this view, Barreta (2012) argues that many 
studies that set out to understand street trading dynamics make the mistake of centring around 
pre-conceived ideologies that result from exceedingly superficial analyses of the sector in 
general, and seek to arrive at conclusions in relation to specific cases based on very general 
cause and effect relationship analyses. Batalhão et al. (2014) also highlight the need for an 
approach that is the result of a symbiosis, in one and the same study, of global and particular 
issues affecting street trading. Proceeding from these requisites, this thesis studies the possible 
factors that contribute to the decline of street trading on the basis of a global perspective 
(macro-vision), and then goes on to identify the factors involved on the local scale (micro-
vision). 

 In accordance with Mezes et al. (n.d.), Silva (2015), Campos and Canavezes (2007), 
Dobson (2015) and Peixoto (2009), the macro-factors that have resulted in changes to the 
street trading context are summed up in the following table. 

 

Table 1 – Possible factors contributing to decline. Macro-vision. Source: the author 

Possible factors contributing to decline – Macro-vision 

Internationalization/globalization 

Demographic changes: territorial reorganization; creation of new centralities 

Changes in socio-economic conditions 

Diversification of sales methods and philosophies 

Differentiation trends in trading formats 

Concentration of businesses 

Changes to political framework 

Technological advances 

New administrative/management practices 

Competition between cities 

 

Each place comes with its own specific circumstantial and historical characteristics, 
meaning that the generators of the need for revitalization also have to be analysed on a more 
localized scale. Accordingly, with a general approach to some of the reasons for the territorial 
devitalization completed, this is then followed by a description of the local factors that could 
stimulate revitalization. 

Based on its observation of thousands of public spaces, the US American organization, 
Project for Public Spaces (PPS), elaborated a graphic that seeks to answer the question “What 
makes a particular urban place successful and others not?” (https: 



//www.pps.org/article/grplacefeat). The analysis is divided into a number of axes by means of 
which the factors to be taken into account in analysis of the urban space are defined (Figure 1). 

 

 

Figure 1 – Factors that define the success or otherwise of a place. Source: 
http://www.placemakingchicago.com 

 

Figure 1 categorizes the key factors in the analysis of a place, producing the following 
four analysis spheres: “Comfort and Image”, “Access and Linkages”,” Sociability” and “Uses and 
Activities”. In addition to this segmentation, on the basis of studies carried out by authors such 
as Barreta (2012), Saboya and Vargas (2012) and Dobson (2015), a number of the micro-
factors that have contributed to the decline in street trading were identified (Table 2). 

 

Table 2 - Possible factors contributing to decline. Micro-vision. Source: the author 

Possible factors contributing to decline – Micro-vision 

Decline factors - Barreta (2012), Saboya and Vargas 
(2012) and Dobson (2015) 

Categorization - Project for Public Spaces 
(PPS) 

Deficient shop mix Uses and Activities 

Increase in empty shops Comfort and Image; Uses and Activities; Sociability 

Decay of buildings Comfort and Image 

Insecurity/marginality Comfort and Image; Sociability 

Lack of cleanliness Comfort and Image 

Deficient offer in terms of parking spaces Access and Linkages 

Inflexible opening hours Uses and Activities 

Prices Uses and Activities 

Offer failing to meet demand Uses and Activities 

Resistance to change and innovation Uses and Activities 

Public space restrictions Access and Linkages; Comfort and Image 

Reduction in local consumption Sociability 

Resigned attitude on part of shopkeepers – lacking pro-activeness Sociability; Uses and Activities 

 

Given the macro and micro-factors presented above, the following practices can be 
highlighted as applicable for controlling the decline, and improving the attractiveness, of places: 
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Table 3 – Actions that contribute to revitalization of street trading. Source: the author 

Summarizing list of actions that contribute to revitalizing street trading 

Enhancement of public spaces in the urban centre (pavements, green spaces, tree coverage, urban furniture, 
interventions on shop façades) 

Realization of large-scale projects in urban centre 

Greater/better parking offer 

Measures for better hygiene in urban space 

Security promotion actions 

Promotion of access to public transport 

Efficient coordination of the various modes of public transport 

Prioritization of the pedestrian and implementation of traffic calming measures 

Renovation and remodelling of public spaces and buildings 

Dynamization of culture and tourism 

Differentiation of the shopping experience 

Commitment to attractive window displays 

Interior modernization of shopping spaces 

Varied offer, quality of service, specialization and customer proximity 

Qualification of human resources 

Occupation of empty shopping spaces 

Recovery of past experiences, but updated to suit today’s needs 

Adjustment of offer to demand 

Improvement in internal organization and structure of the business/rationalization of resources 

 

Having provided a bibliographical contextualization, I shall now move on to the 
methodology adopted in this case study. 

 

Methods 

 

Case study 

 

The methodology is based on a single case study. The area of study is associated with 
certain characteristics that highlight its strong commercial aspect, together with a time/space 
framework that would seem to make it an opportune candidate for a revitalization process.  

Bearing in mind the requirements presented above, the choice of Avenida de Roma as 
a case study seemed fitting. In addition to being an urban thoroughfare with a marked 
commercial history, Avenida de Roma is, in spatial terms, part of an area where a 
neighbourhood revitalization process is currently ongoing. It would seem appropriate at this 
moment in time to look at this area and the strategies that have been applied here for recovery 
of the attractiveness which characterizes this area. The demarcation of the area of study is 
shown in Figure 2 below. 

 

 

Figure 2 – Demarcation of the study area. Source: the author 



 

The urban and architectural characteristics, quality of the public space and the location 
itself are some of the strengths of Avenida de Roma that have made it home to countless points 
of attraction. Avenida de Roma created synergies between economic, social, cultural and 
urbanistic functions, in turn promoting commercial development. This, together with the fact that 
Avenida de Roma provided “quality higher-end products in standardized shops characterized by 
excellence of service provided to the customer and the prestige of the brands commercialized 
(…)” (União de Associações do Comércio e Serviços, n. d., p. 61), led to the thoroughfare 
gradually being recognized as an important hub in the shopping dynamics in Lisbon. 
Notwithstanding the fact that Avenida de Roma is considered a reference space of prestige in 
central Lisbon, authors such as Reis (2012) have pointed that, at a certain point in time, it 
experienced a decline in demand. The following sections will look at the methodological path 
taken to identify the factors at the root of that decline and the new revitalization strategies. 

 

Variables and methodology  

 

The issue at hand is how to turn the decline in vitality suffered by street trading areas 
around. To this end, there are two different levels on which research must be carried out: the 
factors contributing to the decline; and the revitalization strategies to be adopted. On this basis, 
the objectives underlying the gathering of data for this case study were: 

 Identification of factors contributing to the decline of Avenida de Roma (Obj. 1); 

 Identification of revitalization strategies for Avenida de Roma (Obj. 2). 

With the methodological objectives presented above serving as the goal, the variables 
on which the study and the information gathering actions were to be based are listed below (in 
Table 4 - Objective 1; Table 5 – Objective 2): 

 

Table 4 – Methodological Summary : Obj. 1. Source: the author 

Variables Issues looked at 

Data gathering method 

Direct 
observstion 

Documental 
analysis 

Questionnaire Interview 

Macro 
Vision 

Demographics: ageing 
and loss of residents 

 Development of population 
between 1940 and 2011 

 Demographic composition 
between 2001 and 2011 

 *  

* * 

Differentiation of trading 
formats 

 Trading competition  * * 

Differentiation of sales 
methods and 
philosophies 

    

Socio-economic changes 
 Population composition 

between 2001 e 2011  *  

Micro 
Vision 

Empty shops 
 Empty shops in 2014 and 

2018 * *  

Shop mix 

 Activity segments in 2014 
and 2018 

 Year of opening 

 Commercial origins 

* * * 

Satisfaction level of 
traders 

 Target public 

 Business profitability 

 Location of establishment 

 Commercial vitality 

  * 

Decay of buildings 
 State of conservation (bad, 

average, good) 

 Renovation of built fabric 
* *  

Insecurity     



Variables Issues looked at 

Data gathering method 

Direct 
observstion 

Documental 
analysis 

Questionnaire Interview 

Lack of urban hygiene     

Low flexibility in opening 
hours 

  * 

* 

Resistance to change 
and innovation 

   
Lack of pro-activeness on 
part of some traders 

   

Public space constraints 

 Parking 

 Street lighting 

 Pavements 

 Soft modes 

 Traffic 

 Green spaces/tree coverage 

 Urban furniture 

 Rainwater drainage 

 Road safety 

* *  

Property rental and 
purchase prices 

 Average property sales 
prices 

 Comparative rental prices 
 * * 

 

 

Table 5 – Methodological Summary : Obj. 2. Source: the author 

Variables Issues looked at 
Data gathering method 

Questionnaire Interview 

Street 
strategies 

 Improvement in quality of public space 

 Renovation of built fabric 

 Cultural and social dynamization 

 Adoption of joint trading organization initiatives 

 Interior modernization and updating of establishments 

 Improvement in parking conditions 

 Installation of anchor stores 

 Measures to improve feelings of security and safety 

* 

* 

Shop 
strategies 

 Internal actions (advertising, promotions, campaigns…) 

 Quality of service 

 Variety of assortment 

 Differentiation of assortment 

 Improved attractiveness of shop window displays 

 Increase in opening hours 

 Payment methods and home deliveries  

* 

 

 

As Table 4 and 5 show, the documental analysis and investigation relating to the direct 
observations in the area of study are complemented by an exploratory study based on 
questionnaires and interviews. Following the proposal presented, the results presented in the 
following section were obtained. 

 

Results and Discussion 

Taking the objectives presented above as a premise, the results of the study can be 
divided into the factors contributing to the decline of street trading in Avenida de Roma and 
identification of the strategies subsequently applied in said area. 

Based on the methodological proposal made above, the following table identifies the 
factors that contributed to the decline of Avenida de Roma. 

Study case: Avenida de Roma 



  

Table 6 – Factors that contributed to the decline of Avenida de Roma. Source: the author 
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Macro-factors        

Demographic changes        

Differentiation of trading formats        

Differentiation of sales methods and philosophies        

Socio-economic changes        

Micro-factors        

Empty shops        

Shop mix        

Satisfaction level of traders        

 Profitability of business        

 Location of establishment        

 Vitality of Avenida de Roma        

State of built fabric        

Insecurity        

Lack of urban hygiene        

Flexibility of opening hours        

Resistance to change and innovation        

Lack of pro-activeness on part of some traders        

Public space constraints        

 Parking-related issues        

Property rental and sales prices        

Closing of attractive hubs        

 

 

 

Table 6 highlights a number of factors in the decline, namely: 

 Macro-factors, having to do with: demographics (ageing of population), trading 
competition, the economic crisis and differentiation of sales methods and philosophies;  

 Micro-factors, having to do with: availability of parking spaces, urban space-related 
issues (pavements, street lighting, urban furniture, space for soft mobility modes...), 
closure of attractive spaces, increase in void spaces, lack of flexibility in opening hours, 
outdatedness/lack of pro-activeness of some trading establishments; and high property 
rental and sales prices. 

Having listed the factors that contribute to a possible scenario of a diminishment in 
attractiveness for street trading, we can now go on to focus on the second objective in this 
study: the revitalization strategies. There are various approaches to the issue of revitalization, 
each adapted to the particular object to be revitalized. Having said that, as for the factors that 

Factors that have contributed to the decline in trading in Avenida de Roma        

Factors that have not contributed to the decline of Avenida de Roma 



have contributed to the decline, the following Table 7 presents the strategic actions that were 
identified in this case study. 

 

Table 7 – Strategic actions and measures for revitalization of Avenida de Roma. Source: the author 

 Interviews 

S
u
rv
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f 
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rs

 

City Council Parish Council 
Traders 

Association 
Residents 

Association 

Street strategies      

Improvement in quality of 
public space 

Application of new urban 
space occupation plan 

 

Incentivisati
on of soft 
mobility – 
partnerships 
withBiklio 

 

 

Avenida de Roma 
Regeneration Plan 

Possibility of laying of 
cycle path 

Renovation of built fabric 
Promotion of renovation  
of built structures 

   
 

Cultural and social 
dynamization 

Support for cultural and 
social initiatives aimed 
at dynamizing shopping 
thoroughfare  

Development of 
activities in the 
public space for 
local 
dynamization. 
Examples: “Há 
vida no Bairro” 
and “Christmas 
Market” 

Cultural 
events and 
initiatives 

Cultural 
events and 
programming 
specifically 
aimed at 
ageing 
population 

 

Adoption of common trading 
organization measures 

 
“Neighbourhood 
Card” 

 
Creation of 
local currency 
the “Areeiro” 

 

Modernization and updating of 
establishments 

  

Promotion, 
updating 
and 
proactivity of 
shopping 
establishme
nts 

Agilization and 
simplification 
of process for 
recognition as 
an “Historic 
Shop” 

 

Improvement in parking 
conditions 

Lack of parking space 
Promotions in car 
parks 

 

Agreements 
between 
Traders 
Association 
and EMEL 
(municipal 
parking 
company) 

 

Reduction in parking 
prices 

Increase in 
number of parking 
spaces 

Integration of anchor stores   

Establishm
ent of 
attractive 
stores, 
such as 
Continente 
or Celeiro  

 

 

Measures to improve feelings 
of security and safety 

    
 

Shop strategies      

Internal actions (advertising, 
promotions, campaigns, …) 

 

 

Quality of service  

Variety of offer  

Differentiated assortments  
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City Council Parish Council 
Traders 

Association 
Residents 

Association 

Street strategies      

Commitment to attractive 
window displays 

 

Increased opening hours  

Sales methods and deliveries  

 

 

One of the most frequently mentioned factors that contribute to the decline is the issue 
of parking. One way of getting round the problem of the lack of available parking spaces would 
be the construction of underground car parks. This measure was adopted in the area around 
Avenida de Roma, and there is now a large offer of car parks in the immediate surroundings of 
the thoroughfare. In the opinion of some interviewees, despite their potential, these car parks 
have not had the expected success. The reasons for this have to do with the high prices 
charged for parking. For this reason, partnerships between the traders and the car park 
operators have also been developed so as to be able to offer free parking to those who make 
purchases in the street’s shops. However, this has also not proved very effective, most likely 
due to a failure to promote the campaign. With a view to resolving the parking issue other 
measures have also been taken, such as increasing the number of angle parking spaces along 
the street. Lisbon City Council has also lent its support by changing Avenida de Roma from a 
“red zone” for parking to a “yellow zone”, meaning a reduction in price for those that park there. 

Alongside these diverse approaches to tackling the issue of parking, there is also an 
alternative way to deal with the matter. The solution does not involve responding to the growing 
needs for parking by increasing the number of available spaces, but rather advancing solutions 
that are more in line with what the ideals of urban quality of life should be. Quality of life in the 
city can be enhanced by incentivising soft mobility and the use of collective modes of transport. 
In this specific case, one can highlight the planning for a cycle path to accompany the future 
development of Avenida de Roma.   

According to Medina and Salgado (2018), improvement in urban quality of life, in 
addition to being achievable through adaptation of the road geometry, can also be reached 
through investment in other areas allocated to the urban space. Examples of this are street 
lighting, tree planting and urban furniture and equipment. The existence of places to rest next to 
shops, as well as other types of urban furniture, and the availability of leisure and green spaces 
are considered contributions to enhancing the urban experience (Saboya and Vargas, 2012). 
Avenida de Roma has recently been the object of urban interventions aimed at improving the 
conditions in the street. These interventions have focused on improvements to pedestrian 
pavements, street lighting, urban furniture and tree coverage. 

In addition to interventions in the urban space, there has also been a growing trend 
nationwide towards adding shopping facilities to spaces where leisure activities are carried out 
(Cushman &Wakefield, 2018). This trend has been felt with particular intensity in Avenida de 
Roma, be it through the realisation of cultural and social initiatives promoted by the local 
Traders Association (and partially supported by the Parish Councils), or through the 
programming of activities by the Parish Councils that focus on the different population age 
groups in the area. At this level, the actions of both the Council and the civil parishes are of 
particular importance because: 

 they facilitate cooperation between different entities; 

 they can provide financial support and other incentives;  

 they agilize certain bureaucratic processes. 
With a view to creating an inviting and dynamic urban space, the attraction of a shopping 

thoroughfare cannot be dissociated from the offer it makes available. There must be private 

Actions/methods adopted that are important for revitalization of Avenida de Roma 

Actions/methods that are planned with a view to revitalization of Avenida de Roma 

 



initiative in the creation and maintenance of the establishments’ power of attraction at the 
demand level. In this sense, proceeding from the premise that many of the shop spaces suffer 
from their own outdatedness, the strategy includes the integration of stand-out elements, in the 
form of both architectural and digital innovations, which make the shopping experience more 
unique and complete for the consumer (Cushman & Wakefield, 2018). Here one can highlight 
an initiative that is already leaving its mark on Avenida de Roma – “Biklio”. “Biklio” is a 
smartphone app that creates a bridge between incentivising soft mobility and investment in 
business dynamization. The app connects bicycle users and shops that have signed up to the 
project, with customers who visit a particular shop receiving specific benefits (discounts or a free 
gift). Another example of how technology can be used to promote street trading is a project that 
is still in the planning phase at Alvalade Parish Council. It also aims to create an app for 
smartphones based on the concept of the “neighbourhood card”. 

As far as the offer made available is concerned, the interviewees put forward widely 
differing opinions in response to certain questions. On the one hand, one respondent argued 
that shops need to be dynamic and pro-active and that, if need be, it would be preferable to 
regenerate the trading fabric in order to put a halt to the resignation and outdated approach of 
some shopkeepers. On the other, some interviewees were favoured safeguarding and 
protecting so-called traditional shops because of the historical weight they bring to the place. 
They advocate that the future revitalization strategies must include a proposal for agilization and 
simplification of the process for recognition as a “historic shop”. This would provide the 
conditions for maintenance of these types of establishments. 

 Differing opinions are not limited strictly to this question; there are also other proposals that 
have led to different reactions by different stakeholders. One example of this was the proposal 
by the Residents Association for the creation of a local currency – the “Areeiro”. The currency 
would be fully exchangeable with the euro, and its purpose would be to incentivise shopping in 
the area and reward good civic behaviour. In the opinion of the Avenida Guerra Junqueira, 
Avenida da Roma and Avenida João XXI Traders Association, however, the proposal would not 
be practicable and would not meet with much interest. 

To sum up, one should highlight the positive impact of the various initiatives and the 
dynamism that exists in Avenida de Roma. The significance of the efforts and pro-activeness of 
the local government and local associations for the revitalization process is particularly worthy 
of note. 

 

Conclusions 

The revitalization of street trading is a very complex matter that encompasses various 
dimensions in terms of interventions, stakeholders and resources. Despite the varying 
approaches to, and opinions on, revitalization, the common basis that is shown in the case 
study and is revealed by analysis of the bibliographical references, is the implementation of 
actions aimed at economic and social restructuring and/or interruption of a cycle of destruction 
of the space. In general one can say that the actions carried out in Avenida de Roma have been 
appropriate for the pathologies identified. Measures aimed at addressing the parking issues 
have been implemented; as well as other measures for the promotion of soft mobility, 
improvement in the quality of the urban space, local dynamization and dynamization of the 
shopping spaces (internal actions); measures that address asymmetries in terms of rental prices 
for shops, and the need for adjustments to the offer made available (taking into account the new 
demands on the part of the consumer). One should highlight the positive impact of the diverse 
efforts and the dynamic attitude in Avenida de Roma. Of particular importance is the role the 
Traders Association has played in local dynamization, as well as the coordination between 
actors and resources in the actions implemented. However, it must be said that many of the 
factors that contribute to the decline of street trading are macro in scale, meaning that a direct 
resolution of the respective issues will not be easy. 
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