
1. Introduction 

The Veneto Region has for a long time fo­
cused its actions on the protection of the 
landscape. 
To get such a goal the Region has started 
many interventions two of which of max­
imum importance: the Regional Master 
Plan (Piano territoriale regionale di coor­
din amen to or P.T.R.e.) and the setting up 
of Regional Parks (Regione Veneto, 1991). 
the Veneto Region through the Regional 
Master Plan has defined: 
- the most important strategies of land­
scape policy; 
- the areas where parks or natural reser­
ves will be realized or that must be the ob­
ject of detailed landscape planning; 
- the elements of landscape that will ha­
ve to be the protected by the provincial 
and municipal plans. 
After adopting such measures, the Region 
has set up, with special laws, some pro­
tected areas among which the first, the re­
gional park of the Colli Euganei (Euganean 
Hills), has mainly the purpose of protect­
ing the rural landscape of a hilly area that 
is situated in the centre of the Veneto Plain. 
The Regional Master Plan is certainly an 
important instrument of landscape protec­
tion and improvement but some aspects of 
the plan rise some perplexities . 
Firstly, the Regional Authority has not a­
nalysed whether or not there 's a demand 
of landscape and which were the qualita­
tive features of the territory affecting such 
a demand. Secondly, the analysis of the 
possible economical effects of the parks 
and reserves has been completely neglec­
ted. The present work gives the results of 
two researches recently carried out in the 
Veneto region. 
In the first research we have compared the 
Regional Master Plan goals for landscape 
protection with people preferences. To re­
veal people landscape preferences a sur­
vey has been carried out in the province 
of Treviso which encompasses the most 
important landscape of the Veneto region. 
The second research concerns an assess­
ment of the effects of Colli Euganei Re­
gional Parks on the land values. The goal 
of the study was to verify whether the land-
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'Abstract 
Two case studies show how the planning policies for landscape protection sometimes are not well 
aimed and in which way this can determine very strong redistributive needs. 
The difficulty in identifying correctly the social preference functions referring to the use of common 
goods represents one of the main limitations for the interventions performed in the Veneto region in 
order to protect the landscape. 
In the Veneto region the adoption of most of the laws and plans regarding the landscape and the 
environment were not followed by a study on the possible changes in income of the different socio· 
economic categories involved. Without such studies, the decision-makers are often led to consider 
that real redistributive effect is the one felt by the individuals involved by the plan. 

'.Resume 
Le deux cas d'etude montrent que parfois les politiques de planification visant a la protection du pay­
sage ne sont pas bien visees; ils indiquent dans quelle maniere cela peut produire des effets de redis­
tribution tres forts. 
La dljJiculte d'indentifier correctement les fonctions de preference sociale se referant a l'utilisation 
des biens publics, rpresente l'une des contraintes pour les interventions realisees dans la region Vene­
to pour la protection du paysage. 
Dans la region Veneto, I'adoption de la plupart des lois et des plans sur le paysage et l'environnement 
n'ont pas ete suivies par une etude sur des cbangements possibles de revenus des di:fferentes catego­
ries socio-economiques concernees. En I'absence de ces etudes, le decideur est sou vent mene a consi­
derer que I'effet de redistribution est celui ressenti par les individus interesses par le plan. 

scape protection instruments can affect the 
value of the real estate. 

2. Individual preferences and 
public aims of protecting the 
landscape 

2.1 The goals of the P.T.R.c. on the 
landscape protection in the province 
of Treviso 

To protect the landscape, the Regional Ma­
ster Plan defined the landscapes that will 
have to be recognized and protected by 
the subordinate plans (provincial and mu­
nicipal) . 
With reference to the province of Treviso, 
the plan indicated the following landsca­
pes: 
- the landscape of the "cavino" or paduan 
layouts; 
- the viticultural landscape of the low hil­
ls ; 
- the water meadows and the permanent 
grasslands; 
- the landscape of the arable land with vi­
ne plantings (piantata di vitj). 
Secondly, the Regional Master Plan defi­
ned the places where to establish parks 
and natural reserves. Among these, from 
the landscape point of view are to be men­
tioned: 
- the Sile river springs park; 
- the park of the "Palu del Quartier del 
Piave". 
Finally, the Regional Master Plan indicates 

the area of the Montello hill as an area 
where to establish a territorial recreation­
al park. 
For each of these landscapes, a survey of 
community preferences was made 
(Tempesta, 1993). In the survey 27 dif­
ferent pictures of the province of Treviso 
were submitted to the judgement of 107 
people. 
The choice of the pictures was made keep­
ing on mind the followings aspects: 
- to submit to people judgement the land­
scape elements that will be protected; 
- to represent all the most important land­
scapes of the province; 
- to show some similar landscape but with 
one or more different features ; 
- to submit to people judgement only ordi­
nary landscapes. 

The pictures were taken in the follOWing 
landscape ambits (Marchetti, Milani, San­
tantonio, Tempesta, 1991): 
- South-eastern low plain with a prevail­
ing diffusion of large capitalistic farms ; 
- South-western low plain with small 
farms ; 
- High plains where sometimes there can 
still be found the signs of the roman cen­
turiation; 
- Eastern low plains with a strong diffusion 
of viticulture; 
- Asolo hills; 
- Montello hill; 
- Hills between Valdobbiadene and Vit-
torio Veneto; 
- High hills and prealpine mountains; 
- Closed fields of the Piave District. 



2.2 The evaluation methods 

In this study we considered two different 
approaches of landscape evaluation: 
- the evaluation by means of scores refer­
ring to the aesthetic taste; 
- the monetary evaluation based on the 
recreational behaviour, centred o n the 
willingness to travel. 
The first approach has been used frequent­
ly in the past, and can give ve ry useful in­
dications on the factors affecting the aes­
thetic taste of each landscape. 
To get a monetary estimate of the recrea­
tional value of the single landscapes we u­
sed the willingness to travel approach . We 
asked the interviewed to express the max­
imum travelling cost they were willing to 
pay in order to visit each of the 27 land­
scapes, witho ut reducing the number of 
the visits . 
After that, by subtracting the rea l travell­
ing cost from the hipothetical we calcu­
lated the consumer surplus. 
The consumer surplus was therefo re sup­
posed equal to the willingness to travel, 
clear of travelling expenses. 

2.3 The estimate of the aesthetic­
recreational value of the landscapes 
of the province of Treviso 

The analysis of the gathered data shows a 
relationship between the develo pment of 
recreational activities in rural areas and the 
landscape feautures . Altho ugh there are 
some important exceptions, we observed 
that the most frequented landscapes are al­
so the ones mostly appreciated from the 
aesthetic point of view. 
The aesthetic taste of the hilly landscapes 
and the landscapes of the plains differ 
markedly. 
As far as the plain is concerned , we must 
underl ine the high value of the aesthetic­
visual index of the Palu del Quartier del 
Piave landscape an area with small fields 
enclosed by thick fences. This shows that 
even landscapes of the plain can be ap­
preciated when there exists a considerable 
arboreous vegetation . It is interesting, in 
this connection , to compare the evaluation 
of this landscape with the one of the Mon­
tello hill area whose actual features are due 
to the land reclamation done at the begin­
ning of the century. The areas of the plains, 
with historical landscape , are appreciated 
as much as the hilly ones if the latter ha­
ve modern landscapes without too many 
diverSifying elements. 
On the other hand , even the presence of 
watercourses rich in arboreous vegetation 
or in bush give additional scores to the 
landscapes in the plains. 
As fa r as the hills and the mo unta ins are 
concerned the landscape of the Asolo a­
rea is the most appreciated . In this land­
scape because of their particular mo rpho l­
ogy, many of the traditio nal e lements ha­
ve been maintained . The low productivity 
of its soils has in fact avoided the spread­
ing o f intensive viticulture, and the agricul-
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rural sector is still based on mixed viticul­
tural-zootechnical farming systems . 
Contrary to expectations, the landscapes 
most typically mo untaino us provoked less 
interest maybe because the Treviso moun­
tains aren 't as attractive as the dolomites 
lying behind . 
Also the estimate of the consumer surplus 
per trip through the approach of the will­
ingness to travel gives similar results . The 
monetary recreatio nal value gives results 
that are very close to the ones given by 
the aesthetic judgement, altho ugh the ob­
tained data are much more articulated. In 
the plains the surplus per trip varies from 
o to abo ut 4000 lire for the river areas . In 
many areas of the plains the landscape 
doesn 't have any recreatio nal value espe­
cially in the ambits that are very far from 
major built-up areas or that don 't have en­
vironmentally interesting elements. On the 
contrary, all the hilly areas always have va­
lues higher than 3000 lire per trip with 
peaks of 16000 lire for the landscape of A­
solo hills and of 23000 lire fo r the land­
scape alpine hut. Furthermore the moun­
taino us and the high hilly landscapes 
usually have a much higher monetary va­
lue than those of the subalpine hilly zone . 

2.4 Facto rs affecting the landscape 
value 

The values of the aesthetic-visual index 
and of the consumer surplus per trip some­
times d iffer from each other considerably 
even for landscapes with similar featu res. 
So it seemed interesting to define which 
were the characteristics of the landscape 
that could cause such a variability using a 
stepwise regression. 
We identified ten facto rs that can com­
pletely describe each of landscape: 1) mor­
phology, 2) visual width, 3) crops, 4) vi­
nes, 5) grassland , 6) woods, 7) qualifying 
elements (l ike rows of vines , historically 
interesting rural buildings, e tc.) , 8) agricul­
tural layout of historical interest, 9) rural 
buildings, 10) hedges. 
Besides these factors three other variables 
referring to the quality of the picture such 
as the brightness, the season in which it 
was taken and the contrast with the pic­
ture shown just before to the interviewed 
were considered . In this way it was pos­
sible to verify whether and how much the 
photographic techniques and the o rder in 
which we p resented the pictu res could ha­
ve affected its value . 
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Once the possible predictors of the land­
scape value were defined, we applied the 
stepwise regression analysis. By doing so 
we found some possible explanatory mo­
dels of the two indexes considered. The 
models obtained are shown in table 1. The 
first element appearing from the models is 
that the morphology has a basic role in 
determining both the aesthetic taste and 
the recreational and monetary values of the 
landscapes. Other factors being the same, 
a landscape with a very wavy morphology 
presents an aesthetic taste almost 40% hi­
gher than a plain landscape (model 1). We 
must observe that the appreciation of the 
landscape is also due to some feautures of 
the agricultural land use such as grassland 
and hedges. In fact these two elements 
considered together assume almost the sa­
me importance as the morphology in 
determining the aesthetic value. 
The value of the consumer surplus per trip, 
besides the morphology, is correlated to 
the presence of grassland, of rural build­
ings (model 2) and to the season of the 
picture (model 3). 
Even in this case besides the strictly physi­
cal factors, such as the morphology, even 
typical elements of the anthropic interven­
tion seem to influence the recreational va­
lue of the rural territory. The presence of 
rural buildings in the models, shows that 
people prefer areas where there are signs 
of the so-called "built landscape". There­
fore, more than the wilderness areas, the 
humanized zones seem to be preferred fol­
lOWing a cultural line of behaviour of the 
humanistic-renaissance kind very strong in 
this country preferring the "nice landsca­
pe" to natural landscape. 

2.5 The P.T.R.C. aims and the in­
dividual preferences: a few final con­
clusions 

The analysis developed brought out that 
the main factors that determine the aes­
thetic or recreational value of the landsca­
pe are elements of great visual importance, 
such as the morphology, the grassland, the 
woods, the hedges and the presence of 
buildings. On the other hand, we found 
that other environmental or historical- cul­
tural elements were not important. So the 
presence of typical elements of the histori­
cal landscape (e.g., rows of vines, histori­
cal agrarian layouts, ete.) didn't fall within 
any of the statistical models developed. 
The analysis showed the presence of great 
differences between the Regional Master 
Plan aims and the preferences expressed 
by the people. First of all some of the his­
torical elements of the landscape that the 
Veneto Region wants to protect aren't ap­
preciated by the people interviewed, 
neither from an aesthetic point of view nor 
from a recreational one. Therefore, two 
particular elements of the Veneto histori­
cal landscape, such as the rows of vines 
and the cavino layout, weren't particular­
ly prized. 
For what concerns the hilly landscapes, the 
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Table 1 Interpretative models of the value assumed by the aesthetic-visual index (IEV) and 
by the surplus of the consumer per trip (SURP). 

Model 1 

IEV = 1.30 MORPHOLOGY + 1.25 GRASS + 0.71 HEDGES + 3.40 
(7.274) (4.168) (2.468) (13.462) 

r2 = 0.85 

Model 2 

SURP = 4219 MORPHOLOGY + 5518 BUILDINGS + 3754 GRASS - 1650 
(5.357) (3.870) (2.574) (-1.421) 

r2 = 0.75 

Model 3 

SURP = 4897 MORPHOLOGY + 5350 BUILDINGS + 3236 SEASON - 2208 
(6.672) (3.643) (3236) (-1.529) 

r2 = 0.74 
All coefficients are significant at 5% 

preferred one isn't mentioned in the Re­
gional Master Plan. The Asolo hills don't 
even have any landscape elements in them 
that the Plan is concerned in protecting. 
Paradoxically strong attention has been set 
on the hilly landscape of minor interest su­
ch as the Montello area where the land­
scape has deteriorated because of settling 
dispersions. Therefore from many aspects 
the aims of the Regional Master Plan seem 
wrongly directed and only partially in 
keeping with the community's preferences. 

3 The effects of landscape 
protection on real estate 
values: the case of the Colli 
Euganei Regional Park 

3.1 Purposes 

The institution of a park is in general fol­
lowed by the introduction of some restric­
tions in the use of the land resources. 
These restrictions may cause a reduction 
of the benefits resulting from the use of 
the resources. So the institution of a park 
may have quite strong impacts on real es­
tate values. 
The study of the changes in the land 
market can give some interesting indica­
tions on the effective impact of a park on 
the real estate and, therefore, on the in­
come of the people working inside the 
park (especially farmers) . 
In order to verify such problems, a re­
search on the evolution of the land market 
has been carried out in an area inside the 
Colli Euganei park and in others outside 
of it. This way it was possible to compare 
the land market before and after the set­
ting up of the park and to formulate some 
hypotheses on the emerging elements of 
diversification. 

3.2 The investigation methodology 

In Italy the informative sources regarding 
the land market are very poor. In the Ve-

neto Region there does not exist any sys­
tematic gathering service of the main fac­
tors that characterize the market (prices, 
characteristics of the real estate on sale, 
contractorss). 
With such a deficiency, intending to go 
deep into the knowledge of the land 
market in the Colli Euganei, we inves­
tigated the contracts of sale of the real es­
tate sent each month from the Registrar's 
Office to the Town Councils in order to 
calculate the INVIM tax. This source con­
sents to have detailed information on a lot 
of aspects of the land market such as, for 
example, the kinds of real estate on sale, 
some of their physical characteristics, the 
categories of the subjects involved, etc .. 
However, in most cases the data on the 
price of the real estate resulted unreliable 
(Fratepietro, 1990). 
From a temporal point of view the inves­
tigation was spread to three significant pe­
riods for what the introduction of restric­
tions operated by the park may be con­
cerned, and that is: 

1982-1985: when there were no restrictive 
laws whatsoever; 

1986-1988: when the Regional Master Plan, 
which came into force in 1986, defined the 
temporary borderlines of the park and so­
me provisional land use restriction; 

1989-1992: the four years following the in­
stitution of the park that took place with 
a specific regional law (38/ 1989) with whi­
ch many restrictions came into force . 

To isolate the effect of the park institu­
tion on the land market trends, the in­
vestigation was carried out both inside 
and outside the protected area. The a­
nalyzed zones inside the park cover an 
agricultural and forest surface of 3484 ha 
(equal to 24% of the protected area), 
while the external area includes 2315 ha . 
The contracts of sale visualized on the 
whole were 1275. 



3.3 The results of the investigation 

The investigation has identified the main 
elements that diversified the trend of the 
land market inside and outside the park. 
We can resume these elements as follows: 
- inside the Colli Euganei, since the date 
of the designation of the territory to be­
come a park, there is a raise in the land 
market mobility (figure 1). This is par­
ticularly evident for the sales of real estate 
with buildings; 
- a second element of strong diversifica­
tion of the hilly land market with respect 
to the plain is the importance given to 
lands equipped with rural buildings. Inside 
the park 45% on average of the land sales 
regarded buildings and cultivated areas . 
On the other hand, in the plains such a 
percentage was always below 30%; 
- during the eighties there was a strong 
transfer of the real estate from non-resi­
dents to residents. This tendency favoured 
certain professional categories such as far­
mers. This process was diversified inside 
and outside the Park. Outside, the trans­
ferring of the real estate to the residents 
diminished during the observed period, 
while the opposite happened inside the 
Park. After the designation of the area to 
become a park the transfer of the real es­
tate from non-residents to residents was 
emphasized; 
- the land market value assumed a fun­
damentally cyclic trend although some in­
teresting elements of diversification may 
be observed between what happened in­
side and outside the Park (figure 2 and fi­
gure 3). 
Both the deflacted values of the arable land 
and of the vineyards showed a diminish­
ing tendency until 1986, an increasing o­
ne until 1990 and again diminishing du­
ring the followings two years (figure 2 and 
figure 3). So the arable land and the vi­
neyards inside and outside the park 
showed the average values og table 2. 
The farmlands with rural buildings show a 
different dynamism from the ones il­
lustrated above. The first emerging point 
is that the value of the farmlands with 
buildings has always been much higher in 
the hills than on the plains. The average 
value of a standard farmland of 1500 m2 

with a 600 m3 building to be refurbished 
inside and outside the park resulted as 
showed in table 3. 
Not only the value of the buildings is hi­
gher inside the park, but it has also in­
creased very much with time. We must no­
tice the great variation found inside the 
park before and after the designation of 
the area to become a park and the further 
increase verified during the 1989-1992 pe­
riod. Such a fact didn't happen in the plains 
area. A last consideration must be made 
regarding the value variations of different 
kinds of real estate in the different periods 
examined (table 4) . 
From this, one can deduce that, while the 
lands without buildings registered stronger 
decreases in prices inside the park than 
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Figure 1 . Per cent irrctdence on the f a rm area of the surface sold in the park and in the p lains. 
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Figure 2 . Average prices of the arable land in the p ark and in the p lains between 1982 and 1992. 

Table 2 

year arable land vineyard 
park plain park plain 

1982 35.7 44.2 47.9 52.6 
1986 25.4 33.5 39.1 39.4 
1990 31.5 47.8 53.6 53.6 
1992 24.6 35.8 45.0 40.1 

(1 989 millions of lire) 
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out side the area , the rural buildings in­
stead were much more appreciated, and 
this proves a tendentially asymmetrical ef­
fect of the institution of the park on the 
land market values. 

3.4 Institution of the Colli Euganei 
Park and land market: some inter­
pretative suppositions 

In order to better understand the trends 
shown above, first we have to consider 
that the rural areas are interested in three 
main categories of land demand (Grillen­
zoni, 1981): 
- for housing purposes; 
- for agricultural purposes; 
- for financial purposes. 
While the financial categories are mainly 
responsible of the cyclical features of the 
land market, the demand for housing and 
for cultivation may have caused the most 
important differences in the trends inside 
and outside the park. 
For what concerns the sales of lands 
without buildings, figure 4 shows how the 
changes intervened in the market between 
the first half of the eighties and that pe­
riod between 1987 and 1991 inside the 
park were due both to an expansion of the 
demand and of the supply. The market 
equilibrium points in fact show a transla­
tion towards the right. 
During the same period, in the plains (fi­
gure 5) , in accordance with the expansion 
of demand, a steadiness in supply was no­
ticed. We can suppose that the institution 
of the park lead certain categories of ow­
ners to sell their lands mainly because of 
the restrictions on the building activity. In 
fact, mainly the non-residents determined 
the raise in mobility of the land market du­
ring the end of the eighties, people main­
ly interested only in the building activity. 
The raise in demand during the examined 
period shows, on the other hand, that the 
agricultural operators didn't have pessimis­
tic expectations on the possible effects of 
the institution of the park on the agricul­
tural incomes. As to what happened in the 
plains, the farmers bought more and mo­
re of the lands on sale. 
Considering what happened with the sales 
of the lands with buildings (figure 6), it 
is possible to notice even in this case a 
difference between what happened in the 
park and in the nearby plains. Even thou-

Table 3 

Park Plain A-8 

(A) (8) 

1982-85 80 34 46 

1986-88 102 39 63 

1989-92 115 44 71 

(1989 millions of lire) 
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Figure 3 - Average prices of the vineyards In the park and In the plains between 1982 and 1992. 
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% variation 
1982-85/1986-88 

% variation 
1986-88/1989-92 

arable land value 

park plain 

-10.6 - 2.2 

+7.4 +34.2 

Table 4 

vineyard value 

park plain 

-2.2 -3.3 

+19.8 +29.1 

land value 
of 1500 m2 

with build. 
park plain 

+27.0 +14.7 

+12.4 +12.8 



gh in the presence of an expansion of the 
market in both areas, it is possible to no­
tice how this expansion in the park is due 
mainly to the increase in demand, the 
supply remaining motionless. In the Euga­
nean area there has been , therefore, an in­
crease of the lands with rural buildings va­
lue related to a loss of building suscep­
tibility of the remaining rural territory. Part 
of the demand for areas for residential pur­
pose that once bought medium-large pie­
ces of land, because of the building restric­
tions, is now oriented towards buying 
lands with rural buildings. 
In conclusion, we can underline that the 
institution of the park was not penalising 
the residents and mainly the farmers , at 
least not during the first period. Moreover, 
there has been a great increase in value of 
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the rural buildings, and this is favourable 
to the resident population, even if a good 
number of the rural buildings in the hills 
belong to people who live in the plains. 
To better investigate the effects of the pri­
ce variations of the real estate, we estimated 
its value during the eighties (table 5). 
The value of park real estate rose from 710 
billion lire in 1982 to 943 billion lire in 
1991 at 1989 constant prices (+32%). 
The buildings constitute the most impor­
tant part of the whole real estate, and its 
incidence on the total rose from 56% du­
ring the 1982-1984 period to 63% during 
the 1989-1992 period. Besides the build­
ings, during the examined period also the 
value of the surfaces with vines and with 
woods rose while there has been a de­
crease of arable lands and pastures. 

:::::: 'e 1'~----------------____________________________________ ~ 
1~------------------______________________________________ ~ 

1.5 2 2.5 4 

% agricultural and forest land 

Figure 5 -Average land vahles of lands free from bUildings and land market mobility in the plains between 
1982 and 1992. 
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3.5 Final remark 
Owing to the institution of the park there 
have not been reductions of rural land va­
lues . Although we cannot assert that all the 
patrimonial estate changes shown are en­
tirely due to the institution of the protec­
ted area, it is possible that, in some way, 
it helped increase the building patrimonial 
value compensating the losses in value 
connected to the minor building suscep­
tibility of the agricultural lands. On the 
other hand, the analysis gave prominence 
on how the recreational use of the territory 
and more specialized and professional 
forms of agriculture , such as Viticulture, ha­
ve increased in the park thanks mainly to 
the intense touristic concourse. 
After all it is possible to affirm that in the 
Euganean area are in act many transforma­
tions in the use of the land that tend to gi­
ve more importance to its environmental­
landscape aspect, favouring a revaluation 
of the real estate and, under many aspects, 
an increase in value of the patrimony of 
the residents and mainly of the farmers. 

4. Conclusion 

The two case studies show how the plan­
ning policies for landscape protection 
sometimes is not well aimed and in whi­
ch way these can determine very strong 
redistributive effects. 
The difficulty in identifying correctly the 
social preference functions referring to the 
use of public goods represents one of the 
main limitations for the interventions real­
ized in the Veneto region in order to pro­
tect the landscape. The Veneto region, sin­
ce the second half of the eighties, has a­
dopted many measures to control the land 
use variations and to administrate the pri­
vate use of environmental resources. 
Generally, such interventions had the aim 
of defining plans that only in a second sta­
ge, after political mediations, and under 
the hypothesis that the administrators we­
re able to correctly perceive social 
preferences, had precise goals and ar­
ticulations . 
Such a hypothesis is not correct because 
politicians have their own idea of "utility 
function", aiming to raise their political ro­
le and to maintain their own "political li­
fe ". The maximization of the politician's u­
tility function coincides only partially with 
the one regarding the community's wel­
fare. In other words, the research for elec­
toral consent doesn't necessarily lead to 
the maximization of the community's 
wellbeing. 
Even in a democratic society the political 
class often meets great difficulties in giving 
the right weight to the different requests 
that come from the social corps. 
The interests of strongly motivated mino­
rities can assume a greater importance in 
the eyes of the politician than those of the 
majority of the society. Typical is the case 
in which few people are strongly dama-
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Table 5 Real estate value in park of ColIi Euganei in 1982, 1986 and 1991 (milion lire 1989). 

1982 
surf. 
ha 

arable land 3252 
vineyard 3498 
grassland 651 
woodland 5322 
uncultivated 1101 
land 
total su rface 13824 

buildings 5000 
(number) 
total value 

1986 
surf. 
ha 

arable land 3082 
vineyard 3454 
grassland 610 
woodland 5362 
uncultivated 1108 
land 
total su rface 13616 

buildings 5120 
(number) 
total value 

1991 
surf. 
ha 

arable land 2870 
vineyard 3400 
grassland 558 
woodland 5411 
uncultivated 1118 
land 
total surface 13357 

buildings 5200 
(number) 
total value 

ged by a certain action while the other 
members of the community are slightly fa­
voured individually, but greatly favoured 
if seen under the collective's point of view. 
In this case, the solution that maximizes 
the community's welfare will seldom be 
chosen, more easily the politician will gi­
ve greater importance to the needs of the 
strongly motivated minority. 
Although this choice may be wrong for the 
welfare of the community, for the politi­
cian it may appear to be the best under 
"his individual welfare" point of view! A 
slight damage to the most will not lead to 
any political changes while few strongly 
damaged people can adopt counter­
measures that could be negative for the 
politician who has made certain decisions. 
Moreover, there is a second element that 
tends to diverge the political choices from 
those that tend to maximize the welfare of 
the community and that is the non­
measurement of the real redistributive ef-
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price value 
million million % 

30.4 98871 13,9 
42.5 148651 20.9 
21.4 13932 2.0 

7.4 39384 5.5 
8.7 9576 1.3 

310413 43.7 

80.0 400000 56.3 

710413 100.0 

price value 
million million % 

27.2 83841 10.7 
31 .9 110191 14.0 
20.3 12377 1.6 
8.8 47182 6.0 
8.2 9089 1.2 

262679 33.5 

102.0 522240 66.5 

784919 100.0 

price value 
million million % 

29.2 83804 8.9 
49.7 168980 17.9 
22.3 12460 1.3 
12.8 69261 7.3 
10.1 11292 1.2 

345797 36.6 

115.0 598000 63.4 

943797 100.0 

fects of the choices undertaken. In the Ve­
neto region the adoption of most of the 
laws and plans regarding the landscape 
and the environment were not followed by 
any study on the possible changes in the 
incomes of the different socio-economic 
categories involved. Without such studies 
the decision-maker is often lead to con­
sider that the real redistributive effect is 
the one felt by the individuals involved by 
the plan. Therefore , the effect is a tenden­
cy to overevaluate the interests of the peo­
ple damaged by the plan and to underes­
timate the interests of those advantaged by 
the plan. According to studies conducted 
by Kahneman and Tversky (Mitchell, Car­
son, 1989 page 35), people usually are 
strongly adverse to reducing their goods 
and resources. Following the theory of the­
se authors (prospect theory) the demand 
function would result much less sensible 
when the availability of a benefit is redu­
ced rather than when its availability is rai-

sed. Such a gap is greater for all the utili­
zable environmental resources whether u­
sed for the production of saleable goods 
or to satisfy primary or cultural needs (e.g. 
recreative activities) . It is nevertheless im­
portant to remember that, while the bene­
fits that go to those who use the resour­
ces for productive purposes are easily mea­
surable, the estimate of those regarding the 
recreative and cultural use is much more 
difficult. 
For such reasons, the political actions and 
choices about the protection of the en­
vironmental and cultural goods will tend 
to favour the status quo, supporting the 
present use of the resources (generally of 
a productive kind) to the detriment of the 
valorization-transformation for cultural and 
recreative purposes or of the interests of 
future generations. 
Such considerations allow us to state, fur­
thermore, that besides the well-known fai­
lure of the market in the resources alloca­
tion, it is possible to talk about a "failure 
of the public operator" in his attempt to 
remedy the bad operation of the market. 
Such a failure, like the one regarding the 
market, may be considered inborn with the 
mechanisms that are at the basis of the pu­
blic choices made in modern democratic 
societies, at least how they have been do­
ne until now. Therefore, just as the alloca­
tion process created by the market me­
chanisms, also the political decision-mak­
ing process needs to be corrected espe­
cially for what concerns some environmen­
tal resource categories. 
After all this, it appears essential to think 
over how the environmental laws and the 
planning of the use of the resources have 
been conceived and carried out. Although 
the conditions for the optimal use of the 
resources will never be reached, it is clear 
that it would be possible to get more ef­
ficiency by a careful use of the economi­
cal analysis. Particularly, also for the en­
vironmental goods a great effort should be 
applied for the qualification and quan­
tification of the possible alternative use de­
mands. 
Techniques aiming to analyse the demand 
for environmental and landscape resour­
ces have been tested for more than twen­
ty years. Even if these techniques still show 
important limits, they can nevertheless of­
fer an important analytic and cognitive 
support for the decision-maker. • 
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