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La città di Bolzano ha deciso di dedicarsi, in 
una condizione di oggettivo alleggerimento del 
fabbisogno di aree edificabili, al suo ridisegno 
complessivo, all’armonizzazione con il suo eco-
sistema rovesciando il paradigma tradizionale 
dell’urbanistica dal “quanto” al “come”. 
Di conseguenza, il progetto di città, rappresen-
tato dal nuovo strumento di pianificazione per il 
governo del territorio il Masterplan della città di 
Bolzano, si basa sull’idea che il concetto di limite, 
relativo al consumo di territorio, acqua, energia, 
possa diventare una risorsa ed un’opportunità 
per lo sviluppo sostenibile.
Bolzano ormai da anni rappresenta un importan-
te laboratorio in cui la collaborazione tra le princi-
pali fondazioni scientifiche e culturali e l’Ammini-
strazione comunale ha prodotto sperimentazioni 
innovative nella pianificazione urbanistica e pro-
gettazione architettonica improntate sulla qualità 
del vivere e dell’abitare in una città sostenibile.
Città sostenibile significa mitigare la pressione 
delle attività antropiche sull’ambiente, tutelare 
gli spazi naturali creando reti ecologiche che in-
nervano la città, riducendo la dispersione degli 
insediamenti.
Partendo dalle criticità urbane, l’intervento sulla 
città costruita è il carattere che segna il nuovo 
piano, definendo un nuovo sistema di priorità.
La vera scommessa per il futuro è rappresenta-
ta quindi dall’intervento sulla città consolidata e 
sulla città storica sintetizzabile con lo slogan Co-
struire sul Costruito. 
La rigenerazione urbana rappresenta il cuore del 
Masterplan con l’obiettivo di coniugare più ne-
cessità:
- la salvaguardia e la valorizzazione della memo-

ria e della qualità urbana;
- la piena e razionale utilizzazione del patrimonio 
edilizio esistente;
- la potenzialità di implementazione delle cuba-
ture esistenti per migliorare l’efficienza energeti-
ca della città. 
Per questo sono state inserite nella Legge Urba-
nistica provinciale norme per l’ottenimento di 
bonus di cubatura, considerati come incentivi 
per superare i problemi di ordine economico alle 
ristrutturazioni. 
Tuttavia la complessità del tema riqualificazione, 
che tocca aspetti tecnici, finanziari, amministrati-
vi, legali e di mediazione condominiale, richiede 
che vengano messe in campo strategie in colla-
borazione tra tutti gli attori coinvolti: istituzioni, 
associazioni di categoria, pubblica amministra-
zione, politica, proprietari. Lo sviluppo urbano 
sostenibile, in questa fase di recessione economi-
ca, può inoltre rappresentare un’opportunità di 
lavoro per molte imprese artigiane. I soggetti più 
attivi dovranno essere coinvolti in un patto tra-
sversale pubblico-privato; la politica inoltre do-
vrà poter decidere nei tempi necessari e fattibili 
richiesti dall’imprenditoria per avviare iniziative 
che abbiano ricadute occupazionali rilevanti.
In questo quadro diventa essenziale l’aspetto cul-
turale, sociale e la ricerca dell’accordo in condo-
minio.
Il networking e la comunicazione efficiente tra 
attori e verso i proprietari è proprio il focus del 
progetto europeo EPOurban a cui il Comune di 
Bolzano in collaborazione con il TIS cluster edi-
lizia ha aderito. Il progetto si è contraddistinto 
per aver scelto la partecipazione come modello 
per arrivare alla condivisione delle scelte ed ha 
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visto al lavoro un team multidisciplinare di esperti 
in collaborazione con gli amministratori dei 20 
condomini selezionati e i proprietari degli alloggi.
Questa pubblicazione sugli esiti del progetto eu-
ropeo a Bolzano vuol essere un contributo per 
diffondere questa “best practice“ ad un vasto 

pubblico. È solo attraverso un forte cambiamen-
to culturale dei singoli, infatti, che si può avviare 
il percorso per una reale sostenibilità ambientale 
dei nostri territori. Un ringraziamento sincero va 
a tutti coloro che hanno partecipato a questo im-
portante progetto.

Maria Chiara Pasquali
Assessora all’Urbanistica,a lla Casa e ai Tempi della Città
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L’Amministrazione Comunale di Bolzano, e l’As-
sessorato all’Ambiente in particolare, già da diver-
si anni si sono posti l’obiettivo della riduzione del-
le emissioni di CO

2
, principale gas climalterante.

In tale direzione si pongono lo studio “Calcolo 
e valutazione delle emissioni di CO

2
 e definizio-

ne di scenari di riduzione per la città di Bolzano” 
dell’anno 2010 e l’adesione al Patto dei Sindaci, 
con la redazione e la recente approvazione del 
PAES. Siamo coscienti che un significativo rispar-
mio energetico non si può ottenere se non in-
tervenendo sugli edifici esistenti, i quali nell’UE 
da soli sono responsabili del 40% del consumo 
globale di energia.

Partendo da queste considerazioni il Comune di 
Bolzano ha partecipato, partecipa e parteciperà 
direttamente ed attivamente a progetti, europei e 
non solo, che riguardano la riqualificazione ener-
getica di edifici esistenti. Tra questi sono molto 
importanti i progetti che riguardano l’intervento 
diretto sugli edifici pubblici, ma per alcuni aspetti 
i progetti che riguardano gli edifici privati hanno 
un valore aggiunto maggiore.
La diminuzione delle risorse pubbliche richiede 
necessariamente un maggiore coinvolgimento 
ed una partecipazione attiva da parte del privato.
Il settore della riqualificazione energetica dell’esi-
stente rappresenta certamente maggiori poten-
zialità e opportunità per il privato, con indubbi 
vantaggi diretti e non: risanare energeticamente 
l’edificio in cui si vive significa aiutare l’ambiente, 
riducendo le emissioni di anidride carbonica, ma 
vuol dire anche aumentare la propria qualità di 
vita, migliorando il confort abitativo e riducendo 
la spesa per le bollette energetiche. In un mon-
do in cui tutto è interconnesso, intervenire nel 
settore dell’edilizia ha il grande vantaggio inoltre 
di creare lavoro con tutti i benefici che ne conse-

guono per i singoli e per la collettività in genere.
La sfida avvincente e appassionante deve essere 
quella di migliorare l’ambiente, la qualità della 
vita e le condizioni socio-economiche e per fare 
ciò è necessario stipulare un patto per il futuro 
dove il ruolo del settore pubblico sta nel faci-
litare ed agevolare il privato che agiscono con 
interventi che migliorano gli edifici, con premi 
ed incentivi di varia natura, dal bonus cubatu-
ra, agli sgravi fiscali, fino ai contributi. Ma alla 
base di tutto c’è la naturale ed ovvia domanda: 
si può fare?
E qui entra in gioco l’importantissimo progetto 
europeo EPOurban, che perseguiva l’obiettivo 
di attivare i proprietari privati nel processo di ri-
qualificazione energetica del patrimonio edilizio 
esistente.

È stato straordinario vedere i team multidiscipli-
nari di esperti selezionati allo scopo di lavorare 
fianco a fianco per offrire la consulenza completa 
(tecnica, amministrativa e finanziaria) ai 20 con-
domini selezionati.

Ma l’aspetto forse più importante di tutti è stato 
quello sociale: le assemblee condominiali singole, 
il coinvolgimento in riunioni periodiche tra ammi-
nistratori condominiali, associazioni di ammini-
stratori, la tutela consumatori e l’amministrazio-
ne pubblica, oltre alla competenza degli esperti 
selezionati e agli incontri congiunti tra tutti gli 
attori coinvolti. Di particolare rilevanza ritengo, 
infine, i due eventi pubblici, svolti alla fine ogni 
fase pilota, che hanno riunito tutti i proprieta-
ri, gli amministratori e i membri del Cantiere di 
EPOurban per discutere insieme le soluzioni pro-
poste e le opportunità future. La strada intrapre-
sa è quella giusta, continuiamo a seguirla insieme 
con convinzione.

Patrizia Trincanato
Assessora alla Cultura, alla Convivenza

all’Ambiente e alle P.O.
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È con grande piacere che saluto questa pubbli-
cazione, frutto di un intenso lavoro promosso 
dall’Assessorato all’Urbanistica e dall’Assessora-
to all’Ambiente di questa amministrazione e co-
ordinato in seno alla ripartizione Pianificazione e 
sviluppo del territorio del Comune di Bolzano.
Efficienza energetica, ri-uso, rigenerazione urba-
na, densificazione, risparmio di suolo, R.I.E., Ca-
saclima sono solo alcune parole identificanti un 
lungo percorso di ricerca e sviluppo che ha por-
tato il comune di Bolzano ai primi posti in campo 
nazionale relativamente a queste tematiche.
La partecipazione al progetto europeo EPOurban 
quindi è stata una logica conseguenza, che ha 
permesso però di approfondire alcuni aspetti 
che, fino ad ora non erano stati compiutamente 
sviluppati: rapporto pubblico-privato, concerta-
zione dei privati proprietari ad un fine comune.
Appare evidente infatti che, in tempi di crisi come 
questo, l’amministrazione pubblica debba neces-
sariamente approfondire nuove prassi metodo-

logiche per affrontare e gestire in modo chiaro, 
trasparente e in tempi certi, l’apporto del capitale 
privato nella gestione della res publica. Ma non 
solo, nel complesso settore dell’efficientamento 
energetico degli edifici privati, soprattutto a de-
stinazione residenziale, l’apporto del Pubblico di-
viene importante se declinato come guida, orien-
tamento e facilitazione di alcuni processi che, per 
loro natura, appaiono ostativi per la realizzazione 
concreta dei lavori di rigenerazione energetica. 
Di tutto questo ed oltre il progetto EPOurban se 
ne è interessato, con i risultati che seguono nelle 
pagine di questo testo. Viene inoltre allegato, suc-
cessivamente a questa prefazione, il documento 
programmatico elaborato dal Consorzio di proget-
to nel quale vengono presentati gli ostacoli, l’espe-
rienza sviluppata durante i tre anni trascorsi, e le 
proposte in termini di politiche a livello comunitario 
e nazionale per proseguire sulla strada intrapresa.
Ringrazio tutti coloro che a diverso titolo hanno 
reso possibile questa iniziativa.
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Summary

Social and demographic changes in European 
cities directly affect residential housing in urban 
areas. Furthermore, the sustainable development 
of entire neighbourhoods is hampered by certain 
framework conditions in disadvantaged urban 
areas such as the ownership structure as well as 
individual building owners’ limited capacity for 
property management and investment in under-
developed urban areas.
The main intention of the EU project EPOurban 
was to develop a cross-sectoral and transnational 
approach which helps bridge gaps of governance 
and enables private owners to play an active role 
in urban development.
The EPOurban project involved seven cities and 
two partners1 in Central Europe facing a wide ran-
ge of challenges related to urban development. 
There is a general demand for consulting servi-
ces related to the need for the refurbishment of 
privately owned buildings, energy optimization, 
and the preservation of cultural heritage. The 
shared challenge is a need to respond to climate 
change by fundamentally rethinking the way in 
which the built environment is planned, desig-
ned and reconstructed – in order to both mitiga-
te climate change by slashing carbon emissions 
and to adapt to it by preparing for more extreme 
weather.
The EPOurban consulting systems are intended 
to link up municipal and state institutions with 

1 Cities of Bolzano, Bratislava, Celje, Leipzig, Sopot, 
Voitsberg Region and Academia Istropolitana Nova 
and Aufbauwerk Region Leipzig GmbH.

local experts and private building owners in ur-
ban areas. The consulting systems implemented 
by EPOurban partner cities have had a positive 
impact on:
• The ability and readiness of private building 

owners to carry out private investments
• The development of neighbourhoods and the 

local economy in deprived urban areas
• Consulting systems as intermediary network 

structures between municipal institutions, local 
experts and private building owners have the 
following functions:

• They facilitate the involvement of local key ac-
tors in urban development strategies and in the 
multi-level system of EU governance

• They can significantly contribute to Europe 
2020 targets, the European Agenda of the 
Leipzig Charter and other EU policies in the 
field of sustainable urban development and 
adaptation to climate change

In order to generate these potentials and to sup-
port the effectiveness and sustainability of con-
sulting systems, the following conclusions and 
recommendations have been drawn up and will 
be disseminated by the EPOurban Consortium 
among political representatives at all levels of go-
vernance:
1. The need to raise awareness of the relevance 

of private building owners in order to achieve 
EU-wide targets in connection with urban de-
velopment

2. The need to raise awareness of the demand for 
holistic know-how transfer and activation of 
private building owners by means of consulting 
systems and the provision of training structures 
for knowledge carriers in such systems
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3. The need to raise awareness of the relevance 
of consulting systems for the preservation and 
refurbishment of historical residential buildings 
as important cultural possessions in the cities 
of the EU

4. The need to improve the suitability of funding 
programmes and instruments across all politi-
cal levels such that building house owners are 
perceived as key actors and consulting systems 
are recognized as the way forward in urban de-
velopment processes

5. The need to align regional and state level legi-
slation with EU directives

6. The improvement of framework conditions re-
garding the low energy efficiency of historical 
buildings and environmental protection.

Introduction

Social and demographic changes in European 
cities directly affect residential housing in ur-
ban areas. Trends such as the aging society, the 
dwindling population, in- and out-migration, 
changing household patterns, new lifestyles, 
growing numbers of poor households, and ri-
sing awareness of ecological aspects have led to 
new requirements for housing. Furthermore, the 
majority of residential buildings belong to indi-
vidual owners. The lack of financial and human 
resources (e.g. knowledge) to manage and im-
plement restructuring measures present a serious 
challenge for the development of urban districts.
Referring to the general trends and framework, 
the consortium of the EU project EPOurban 
brings together cities of different sizes from se-
ven nations affected by these trends and con-
sequences. Given their specific political, social 
and structural framework conditions, each city 
is characterized by a specific problem situation. 
However, the challenges they share are the lack 
of governance between the political sector and 
individual private owners as relevant actors on 
the market which is an obstacle for cross-sectoral 
cooperation in all the partner cities involved. In 
addition, urban development strategies of Eu-
ropean cities are geared to the funding options 
provided by the EU – which under the current 
funding strategy neglect private building owners. 

EPOurban meets this challenge and fosters both a 
successful housing market and sustainable urban 
development in the face of not only social and 
demographic change but also climate change. It 
intends to deliver instruments for the activation 
of private owners in order to integrate them into 
overall housing and urban development strate-
gies. It develops consulting systems that provi-
de owners with knowledge on housing market 
trends, adapted use concepts, financing/funding 
possibilities, renovation procedures, state-of-the-
art building services engineering, and marketing 
and management aspects.
Taking these aspects into account, the main 
intention of EPOurban was to develop a cross-
sectoral and transnational approach which helps 
bridge the gap of governance, empowers private 
owners, and enables them to play an active role 
in sustainable urban development.
Given this range of objectives, EPOurban reflects 
the targets stated by the Leipzig Charter on Su-
stainable European Cities.
This policy paper is one central output and sta-
tement by the EPOurban Consortium. The main 
issues and challenges of the cities involved are 
set out in more detail below. Based on this, the 
approach and impact of the consulting systems 
developed by the partner cities are outlined. The 
formulation of policy options takes into account 
obstacles entailed by gaps of governance that 
hamper the implementation of long-term and 
effective consulting systems. 
Finally, the EPOurban cities formulate common 
recommendations to develop appropriate fra-
mework conditions at different levels of gover-
nance. In addition to this, each partner city draws 
its own conclusions from the project and formu-
lates specific recommendations for political sta-
keholders in national policy papers (see annex).

Problem description

The EPOurban project involved seven cities in 
central Europe facing a wide range of challen-
ges related to urban development. There is a ge-
neral demand for consulting services which are 
connected to the need for the refurbishment of 
privately owned buildings, energy conservation 
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and optimization, heritage conservation, and the 
revitalization of buildings’ surroundings. Based 
on the project outcome, three common major 
problems were identified:

A) Consequences of dynamic transition pro-
cesses in cities
1. The different framework conditions of EPOu-

rban partners show that European cities face 
a range of problems brought about by social, 
economic, political and ecological transition 
processes. 

2. The majority of the participating cities that are 
still undergoing urban transformation are cha-
racterized by the challenges of urban shrinkage. 

3. The framework conditions in all EPOurban ci-
ties are typified by the challenges of high va-
cancies in inner-city districts, private owners’ 
reluctance to invest and, as a result, an urgent 
demand for restructuring.

4. In cities like Leipzig, shrinking processes have 
been replaced by trends of urban growth. The-
se cities face a mixture of new and upcoming 
challenges as a consequence of the short-term 
sequence of divergent processes. One result is 
the further differentiation of spatial and social 
disparities between inner-city districts.

B) Regeneration of listed historical buildings 
under private ownership
1. Central European cities have a rich cultural he-

ritage – for many city and town centres have 
retained their historical character. 

2. The majority of buildings enjoy listed status. 
There are strict guidelines that must be met 
while implementing renovation and revitali-
zation measures for certain buildings, natural 
items and public premises found in protected 
districts. Furthermore, red tape for building re-
novation permits is complicated.

3. Buildings located in inner-city districts are se-
riously exposed to diverse impacts of adverse 
environment conditions (e.g. pollution, vibra-
tions, noise, high salinity, flooding).

4. Although high technical requirements for pro-
tected buildings make refurbishment more ex-
pensive, many private owners have very limited 
funds. 

5. Individual private owners need to be activated 

and educated in the field of property manage-
ment and how to carry out refurbishment.

C) Mitigation and adaptation to climate 
change in the built environment and envi-
ronmental protection
1. According to estimates by the European Com-

mission, the total energy savings potential in 
residential buildings amounts to 27%. 

2. Householders are becoming increasingly inte-
rested in saving energy (especially in connec-
tion with heating) in response to rising energy 
prices. 

3. The built environment, residential buildings 
and their surroundings need to be prepared for 
more extreme weather such as heavy rain and 
strong winds resulting from climate change.

4. Nevertheless, mitigation and adaptation mea-
sures for buildings such as insulation are ex-
pensive. 

5. The return on investment is slow. As result, 
there is low take-up among private building 
owners for public funding programmes which 
support energy efficiency measures.

Regarding the above-described problems, the 
partner cities in the EPOurban Consortium 
represent a range of different social, structural, 
economic and political framework conditions. 
Yet despite their specific differences, they share 
a common major obstacle which also hampers 
the development of urban neighbourhoods: the 
lack of support structures for individual private 
building owners (especially in deprived districts) 
and gaps of governance.

Consulting systems to empower private 
owners

The strategic and thematic goals of EPOurban 
are based on the objectives of the Leipzig Char-
ter on Sustainable European Cities. This docu-
ment identifies the need for holistic strategies 
and coordinated action by all the actors involved 
in urban development processes (2007: p. 2). 
Furthermore, effective urban governance requi-
res the integration of all levels of governance: lo-
cal, regional, national and European. Moreover, 
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the potential of supporting network structures 
to transfer expertise and activate local actors are 
identified as further relevant measures (p. 3). 
However, the EU’s funding strategy neglects sup-
port for private building owners, which hampers 
the involvement of this specific group of urban 
actors in the implementation of urban strategies 
and approaches to meet EU targets.
Besides, the national and regional public pro-
grammes of the partner cities’ countries are cur-
rently also unsuitable for the implementation of 
integrated approaches to support private buil-
ding owners. 
Against this background, the EU project EPOu-
rban supported by the EU programme CENTRAL 
EUROPE developed and implemented consulting 
structures as pilot cases. In doing so, the con-
sortium acquired various experience regarding 
political framework conditions and obstacles in 
the different governance systems of the project 
partners. These insights are examined in order 
to draw conclusions and to formulate both com-
mon and nationally recommendations.

Objectives of EPOurban
The primary objective of EPOurban is to build up 
the capacities of private owners of residential bu-
ildings, to take adaptive measures, and to gene-
rate private investment into the residen tial buil-
ding stock. This is embedded in the overall urban 
revitalization strategy and is a proactive approach 
to tackling the urban issues described above.
The overarching objectives are to foster social 
cohesion and to deal with a key bottleneck for 
urban revitalization, namely critical market failure 
in private housing. This is in line with strengthe-
ning the competitiveness of peripheral areas and 
countering social segregation.

Structure and mode of action of the 
consulting system
The consulting systems are designed to bring to-
gether municipal and state institutions, local ex-
perts/practitioners, and the target group of priva-
te owners of buildings requiring refurbishment. 
The consulting system has the following features: 
• High flexibility
• Open to different problems and needs of pri-

vate owners

• Based on networking and the exchange of ex-
perience and information

• Potential to attract public and private support 
and supplement funding.

The consulting system is based on the following 
steps:
1. Identification of the problems of a private owner
2. Identifying suitable experts from networks of 

consultants
3. Development of solutions for the private owner
4. Monitoring the quality and efficiency of the 

consulting process 
5. Implementation of the project proposal
6. Evaluation of the project’s efficiency following 

implementation

The establishment of the consulting system ought 
to motivate private owners to search for improve-
ments to their properties as part of an urban nei-
ghbourhood and to influence owners of adjacent 
buildings. As a result, consultancy is expected to 
trigger private investment in property. The owners 
receive help in the form of consulting which inclu-
des action plans to improve their property. Related 
benefits include raising the property’s market value, 
improving the quality of a related public space, and 
boosting the quality of life in neighbourhood.
The following areas of expertise were mainly de-
manded by the private owners during the consul-
ting processes:
• Transfer of technical support 

Provision of expertise by engineers, architects 
and financial experts

• Support with drawing up usage, technical and 
financial concepts 
Assistance with the development of ideas and 
perspectives for the future use of the property 
as well as with the assessment of the financial 
implications

• Basic knowledge and skills for applying for re-
furbishment permits. Provision of guidance re-
garding timelines and workflows.

To sum up, EPOurban developed an approach 
which enables the provision of technical sup-
port to individual private building owners who 
otherwise lack the funds required to retain civil 
engineers and financial experts. The consulting 
systems implemented in the EPOurban cities act 
as intermediary systems which help overcome 
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the obstacles in urban governance impeding the 
involvement of private building owners in urban 
development strategies. 
The consulting systems are flexible in content 
and structure and can be adapted to different 
social, urban and political framework conditions. 
They can also be connected to various urban is-
sues such as the improvement of local conditions 
for the establishment of small and medium sized 
enterprises (SMEs) and specific political program-
mes (e.g. boosting energy efficiency or comba-
ting the effects of climate change).

Effectiveness of consulting systems
The consulting systems are an effective, holistic 
way of meeting the above-mentioned challenges 
and development obstacles and can be described 
as follows:

Effects for the governance systems in cities
In many towns and cities in Europe, powerful 
groups of owners are essential in order to tac-
kle barriers preventing the development of entire 
districts and to avoid the decline of whole nei-
ghbourhoods.
The EPOurban approach is based on cross-secto-
ral cooperation between municipal institutions, 
local experts and practitioners, and individual 
private owners in deprived areas. Accordingly, 
it acts as an intermediary network structure to 
interlink different levels and sectors in governan-
ce systems. It helps increase effectiveness and 
connectivity of the principle of countervailing 
influence in the multi-level policy system of EU. 

Effects for the owner
Thanks to the provision of technical and econo-
mic know-how and the development of manage-
ment expertise, private owners can be activated 
and empowered to develop their own real estate.

Effects for neighbourhoods and the local 
economy
Private investment in properties in inner city areas 
the improves the living quality in the neighbou-
rhood. Furthermore, processes of dilapidation 
in certain districts can be reversed. Private in-
vestments also enhance the value of neighbou-
ring real estate.

Contribution to Europe 2020 targets, the 
European agenda of the Leipzig Charter and 
other EU policies in the field of sustainable 
urban development and adaptation to 
climate change
Owing to the effects mentioned above, the 
EPOurban consulting systems develop an enor-
mous leverage effect to meet general social, eco-
nomic and ecological issues in European cities. 
They directly contribute to the achievement of 
Europe 2020 targets and the objectives formula-
ted in the Leipzig Charter by:
• Paying attention to disadvantaged neighbou-

rhoods
• Avoiding the social and economic marginaliza-

tion of neighbourhoods in deprived areas
• Renovating historical buildings in European cities
• Contributing to the central objective of the 

Leipzig Charter: inner over external urban de-
velopment

• Ensuring joint learning and the sharing of best 
practice regarding the activation of private ow-
nership

• Contributing to the Europe 2020 strategy, 
especially ‘Climate change and energy sustai-
nability’

• Contributing to the EU Biodiversity Strategy 
through the protection of protected species 
(birds, bats) in residential areas

• Contributing to the EU strategy of adaptation 
to climate change through the implementation 
of various adaptive measures in refurbished 
residential buildings (green roofs, sustainable 
rainwater management) 

• Contributing to the EU Green Infrastructure 
Strategy by promoting the green infrastructure 
in the surroundings of residential buildings

In conclusion, the EU project EPOurban repre-
sents an integrated approach which enables 
cross-sectoral cooperation and improves urban 
governance systems. 

Conclusions and recommendations

During the EPOurban project, potentials, pre-
conditions and obstacles for the operation and 
implementation of consulting systems were 
identified. Based on these insights, the consor-
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tium formulates the following conclusions and 
recommendations which will be disseminated 
among political decision-makers at all levels of 
governance in the EU. 

The need to raise awareness of the relevance 
of consulting systems in order to achieve 
EU-wide targets 
Consulting systems as implemented in the EPOu-
rban project contribute to the achievement of EU 
targets and address various urban challenges and 
issues. They need to be considered as a suitable 
approach to bring together local key actors with 
various urban development strategies pursued by 
different political institutions. 

Consulting systems represent an integrated 
approach which needs to be transferred to 
and implemented in other cities
The EPOurban cities represent a wide range of 
urban, social and political framework conditions. 
The consulting systems are characterized by high 
flexibility and adaptability. Accordingly, they can 
easily be transferred to and implemented in 
other European cities. As a core output, the con-
sortium has developed a set of Blended Learning 
Tools and a Business Concept to enable transfer 
to other cities. 
The sustainability of running consulting systems in 
EPOurban cities and the transfer of this approach 
to other European cities needs to be supported 
bearing in mind the following recommendations: 

The need to raise awareness of private 
building owners as a relevant group for 
urban development in the EU
Private property-owners are among the foremost 
actors and cooperation partners in urban renew-
al, especially in disadvantaged areas. 
Professional support through interdisciplinary 
consulting (e.g. with scouts or expert teams) en-
sures the integration of private individuals into 
the urban renewal process. It facilitates appro-
priate owner-occupant management and simpli-
fies access to the market.
The following activities and measures can sup-
port private building owners:
EU level: 
• Interdisciplinary consulting ought to be reco-

gnized in EU funding programmes and should 
be regarded as start-up assistance which paves 
the way for subsequent investment

• Support for training structures for the quali-
fication of knowledge carriers and municipal 
employees working in consulting systems

• Consulting services for private building owners 
in the context of implemented consulting sy-
stems should become eligible for financial sup-
port under the ERDF

• National level:
• Revising urban planning tools in order to im-

prove and adapt the suitability of these tools to 
meet the demands of private building owners 
and the challenges of deprived inner-city areas

• Implementation of housing promotion activi-
ties geared to specific target groups and hou-
sing aspects (e.g. support for energy efficiency 
measures

Regional level:
• Developing stable and coordinated urban plan-

ning frameworks and regulation mechanisms
• Providing institutional support to private owners
• Implementing and increasing the flexibility 

of innovative funding systems (e.g. revolving 
funds)

The need to raise awareness of the relevance 
of heritage and historical buildings as 
cultural possessions in the EU
The consulting systems of EPOurban are focused 
on the reconstruction and preservation of histo-
rical buildings which represent an outstanding 
cultural heritage of EU cities which needs to be 
recognized and supported at all political levels: 
EU level:
• Including the refurbishment of historical resi-

dential buildings in the European Urban Agenda
• Specific support for energy efficiency measures 

for historical buildings
• National:
• Creating a special budget for the renovation of 

historical residential buildings 
• Legislative changes to improve the suitability of 

existing tools and programmes
• Ensuring access to funding for privately owned 

cultural heritage buildings from EU funds
• Regional:
• Providing systematic incentives for building re-
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pairs, the modernization and regular mainte-
nance of historical buildings.

The need to align regional and state level 
legislation with EU Directives
Cities play an important role in the promotion of 
financial instruments. In order to implement such 
instruments successfully, clear regulations and 
guidelines are required. 
• Improving the suitability of programmes and 

permeability across different levels to allow the 
sustainability of consulting systems

• Simplifying legal regulation at all political levels 
• Adaptation of national and regional legislation 

and programmes to the general demands of 
cities in transition (shrinkage, growth) e.g. fun-
ding for housing promotion activities in con-
nection with urban regeneration 

The need to improve the framework 
conditions for mitigation and adaptation to 
climate change in the built environment and 
environmental protection
Since one in two citizens live in cities and urban 
territories, sustainable development in cities is 
not merely an “option” but imperative if the go-
als of sustainable urban development in the EU 
are to be reached. 
EU level:
• Funding under the ERDF for energy efficiency 

measures in private residential buildings 
• National level: 
• Funding from the state budget for energy effi-

ciency measures in private residential buildings 
and adaptation to climate change

• Implementation of EU legislation
• Simplifying and improving the flexibility of le-

gal regulations
• Supporting multiple resource funding and the 

implementation of revolving funding instru-
ments 

Regional level and local level
• Supporting multiple resource funding and the 

implementation of revolving funding instru-
ments 

• Supporting technical infrastructure renovation 
and ensuring its sufficient capacity (water ma-
nagement, energy, connection and transport 
systems)

These recommendations will be disseminated 
among political decision-makers at all political le-
vels. This will be done using a broad range of dis-
semination tools designed for maximum impact 
in order to improve the framework conditions 
for the sustainability of consulting systems and 
the transfer of this approach to other European 
cities.

EPOurban Consortium
November 2014

Annex: National policy papers

Why does the city need a consulting system? Lo-
cal problem description
Although there are some private consulting acti-
vities, other specific initiatives and a raising awa-
reness about energy efficiency and production 
from renewables sources in private building sec-
tor, a public local action is needed. The consul-
ting system has been developed on the basis of 
what is perceived to be the key elements that af-
fect the retrofitting of private houses. These key 
elements were highlighted by a series of inter-
views with stakeholders in the first phase of the 
project. In fact, there are three main aspects that 
limit the effectiveness of the implementation: the 
complexity of decision-making in the case of a 
condominium, the financial viability of the inter-
ventions, namely the lack of cash flow of owners 
and soft loans provided by banks and financial 
institutions, and their actual energy efficiency. 
EPOurban has been intended to be a laborato-
ry where the Municipality of Bolzano tests and 
activates new modes of governance as well as 
innovative tools. The project aims at stimula-
ting the market and supporting the building of 
public-private capacities in order to implement 
strategies finalised to the solution of complex ur-
ban problems. While other projects and research 
focus on the redevelopment of public assets and 
the energy performance of new buildings, EPOu-
rban focuses on the owners of private houses, 
who have been until now largely neglected. This 
identifies them as key actors and develops, im-
plements and strengthens a system of technical, 
financial and administrative consultation that not 
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only focuses on the technical and technological 
aspects of energy-saving retrofit, which, howe-
ver, are important, but also deals with financial 
and social aspects and does so with the support 
of experts in finance, condominium law, and de-
cision making.
How is the implemented system functioning? 
Function and effect of consulting system
Through various training/informative sessions, 
which were characterised by a bottom-up appro-
ach, private owners, property managers and citi-
zens learned to share the purposes and methods 
of the project implementation and consulting 
system.
From analyses and scenarios developed in pilot 
phases emerges that there is a wide margin for 
upgrading the building stock’s energy perfor-
mance and for the financing of redevelopment. 
As regards to buildings of heritage interest, they 
generally are in a good state and decorated both 
inside and outside. For these, the focus should 
be on efficient and modern cooling and heating 
solutions as well as on the replacement of older 
windows. Economically and financially, these in-

terventions are less demanding than those on 
the envelope, with shorter payback period and 
access to local economic and national financial 
incentives or to third-party financing and energy 
performance contracts. Houses built after World 
War II show greater chance of intervention and 
allow a more integrated approach as well as the 
achievement of extra development rights, if the 
building fulfils the criteria of a ClimateHouse 
C. However, limited economic and financial re-
sources often hinder refurbishment. The density 
bonus seems to be one of the most remunera-
ting financing opportunities, but it has so far 
been limited by constraints imposed by the real 
estate industry.
What are the requirements for the sustainability 
of consulting systems?
The sustainability of consulting system could be 
only guaranteed by the sponsorships of private 
firms, local service providers and associations 
(construction sector, building managers’ asso-
ciations, etc.), the minimum fees paid by owners 
to cover part of the expenses. An other chance 
could be the use of ESCo model (e.g. cost of con-

Figura 1. Veduta aerea di Bolzano (fonte: Wikipedia – foto di Myratz – Licenza Creative Commons CC-BY-SA – http://creative-
commons.org/licenses/by-sa/3.0/).
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sultancy could be paid with savings deriving from 
refurbishment, in case the process carries to re-
trofitting projects) or, better, including the cost of 
consultancy (or partially) in the services provided 
by the bank for the loans related to the retrofits.
A proposal for the future development of the ser-
vices portfolio could include:
• consulting services provided in phase I&II of the 

project (technical, legal, economic-financial)
• self-evaluation phase (web based templates 

and questionnaires, see below) necessary to 
provide all the information needed without 
physical inspection by the consultants

• web based information (home page of the 
Municipality) including: services provided, con-
sultants’ list, legal framework, links to main 
stakeholders, audit process structure (e.g. 
workflow), types of building to be assessed, 
case studies derived from previous phases, etc.

What political decisions and actions are needed 
at the local, regional and national level?
In order to support the consulting system and the 
strategies underlined in the EPOurban project, 

political decisions and actions are needed at dif-
ferent institutional levels in the Italian context. 
Specifically, 
• at national level: the simplification of legal 

framework in urban and building sector and 
attention to cross-sectoral policy areas such 
as strategies of mitigation and adaptation to 
climate change in urban areas, stable national 
incentive system for the promotion of energy 
efficiency and use of renewable energy source, 
and compliance of national legislation with 
more recent EU Directives;

• at provincial level: creation of stable provincial 
revolving fund dedicated, in part, to the finan-
cing of energy retrofitting project, simplifica-
tion of legal urban planning framework, stable 
and coordinated regulatory framework betwe-
en provincial and municipal levels, stable and 
coordinated support to private actors within 
intra-institutional offices;

• at the local (municipal) level: revision of local 
urban planning instruments, in particular the 
town plan, and the revision of urban and buil-
ding code.



Introduzione  
Per una città possibile
Andrea Rinaldi, Sara Verones



Introduzione – Per una città possibile

23

Il modo in cui pensiamo il futuro ha un passato. 
Tuttavia è ormai consolidata l’idea che il futu-
ro che sta emergendo sarà diverso da tutto ciò 
che abbiamo conosciuto in passato. Le teorie 
dei “commons collaborativi” di Jeremy Rifkin, le 
interpretazioni urbane di Zygmunt Bauman so-
stenute dalla metafora della “liquidità”, le teorie 
della “decrescita” di Serge Latouche, ci conse-
gnano l’ipotesi di un mondo che viene profonda-
mente diverso. Una differenza di genere e non di 
grado, al quale corrisponderà un cambiamento 
nei modi di vita, di abitare, di costruire. Nel setto-
re delle costruzioni, la storica incapacità del mon-
do dell’edilizia di reggere il passo con le rapide 
trasformazioni in atto nella società, non solo non 
ha permesso di innovare nel progetto e costru-
zione degli spazi di vita, ma ha originato un pa-
trimonio obsoleto che rende difficoltose e onero-
se le trasformazioni. È uno dei settori economici 
più arretrati e come tale in grado di esprimere le 
maggiori potenzialità di trasformazione. 
L’importanza di capire da dove veniamo per deci-
dere dove andare è fondamentale: il patrimonio 
edilizio è lo specchio della nostra storia, sulla qua-
le fondare le modificazioni necessarie per la città 
che viene. I cambiamenti non potranno pertan-
to essere radicali pena il rifiuto, ma ripartire dal 
passato e dalle necessità per ripensare il futuro 
possibile. Vittorio Gregotti la chiama “il possibile 
necessario”, intesa come sostanza strutturale di 
ogni progetto di architettura.
Nel dibattito in atto sulla città la necessità della 
rigenerazione edilizia non è più motivo di discus-
sione, ma ancora si stenta a intraprendere que-
sta strada in modo deciso. Il complicato sistema 
legislativo, giuridico e burocratico che l’Italia ha 

pericolosamente raggiunto rende difficoltoso 
operare anche le minime opere d’innovazione, 
ingessando di fatto ogni nuova iniziativa che in-
tende modificare lo stato delle cose. La crisi eco-
nomica in atto ne è una conseguenza e non la 
causa.
La Città di Bolzano, attraverso il progetto EPOu-
rban, sostenuto da fondi europei all’interno 
del programma Central Europe, cui la città di 
Bolzano partecipa insieme alle città di Leipzig 
(Germania), Sopot (Polonia), Praga (Repubblica 
Ceca), Celje (Slovenia), Bratislava (Slovacchia) 
e la regione di Voitsberg (Austria), ha deciso di 
semplificare e incentivare il processo di rigenera-
zione energetica del patrimonio edilizio privato. 
Il progetto persegue le sue finalità attraverso un 
attento studio tecnico-scientifico da parte di un 
selezionato team di esperti, momenti formativi/
informativi con i privati proprietari, gli ammini-
stratori e la cittadinanza tutta che presuppone 
una reale condivisione delle finalità e dei modi 
di attuazione del progetto, sostenendo una me-
todologia bottom-up. Le assemblee condominiali 
singole, il coinvolgimento in riunioni periodiche 
tra amministratori condominiali, associazioni di 
amministratori, la Tutela consumatori e l’ammi-
nistrazione pubblica, oltre alla competenza degli 
esperti selezionati e a incontri congiunti tra tutti 
gli attori coinvolti, sono i tools attraverso i quali 
il Comune di Bolzano si pone come facilitatore di 
processi e reale innovatore. 
In linea con il Piano Strategico 2015 e il Master-
plan del 2007, il testo mostra come esempio l’im-
pegno della Città di Bolzano a includere l’energia 
tra i principali temi urbani e lavorare affinché 
questo si traduca in strumenti urbanistici, tecni-
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ci e finanziari per la sua reale implementazione, 
ponendo l’accento sulla multidisciplinarietà del 
problema energetico applicato al contesto edi-
lizio, sulla partecipazione dei proprietari e degli 
amministratori condominiali, sul supporto tecni-
co, finanziario e legale alla presa decisionale, e 
sull’informazione alla cittadinanza.
Il testo è articolato in una prima parte stretta-
mente metodologica e una seconda parte che 
illustra il lavoro svolto su venti casi studio reperiti 
all’interno della Città di Bolzano. La prima par-
te introduce, in modo compiuto, gli obiettivi, le 
modalità, le tecniche, i costi e i benefici di una 
rigenerazione energetica del patrimonio edilizio. 
Come si possono quindi tramutare in opportu-
nità i problemi dell’obsolescenza del patrimonio 
edilizio, quali sono i principali aspetti giuridici del-
la convivenza negli edifici residenziali collettivi, la 
possibilità di avere strumenti di controllo agili ed 
efficaci. E ancora, i principi di progettazione ar-
chitettonica della rigenerazione, gli aspetti tecni-

ci riguardanti l’involucro opaco e i componenti 
trasparenti, l’integrazione edificio-impianto e, 
non ultimo il miglioramento del benessere degli 
utenti negli edifici rigenerati. In un sistema a eco-
nomia di mercato tutte queste buone pratiche 
rimangono sulla carta se non sono supportate 
da adeguati studi sui costi-benefici e dalle pos-
sibilità reali di finanziamento dell’investimento. 
Il testo affronta, in modo sintetico ma chiaro, 
anche questi ultimi due aspetti delineando una 
metodologia di progetto che progettisti e attori 
del processo di rigenerazione potranno replicare, 
pur nella singolarità di ogni caso.
Un discorso a parte meritano i casi studio – l’esem-
pio pratico dell’applicazione delle teorie metodolo-
giche illustrate – suddivisi in tutelati, vincolati, liberi 
da vincoli. Ognuno di questi casi è stato oggetto di 
un approccio di tipo diverso, dovuto alla specificità 
dell’edificio e delle condizioni al contorno, gene-
rando una casistica che può essere presa a riferi-
mento anche per altre città del paese. Negli edifici 

Figura 2. La citta di Bolzano da Castel Firmiano – Foto Paola De Pietri.
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tutelati e vincolati, spesso in buono stato manuten-
tivo, non si è ritenuto utile e opportuno intervenire 
sull’involucro ma ci si è focalizzati sull’efficienta-
mento dell’impianto di condizionamento, e soprat-
tutto sull’inserimento della ventilazione meccanica 
controllata. Dal punto di vista economico e finan-
ziario, queste tipologie d’intervento sono meno 
impegnative di quelle sull’involucro con tempi di 
ritorno inferiori e accesso agli incentivi economici 
nazionali maggiormente immediati. 
Gli edifici liberi mostrano invece maggiori chance 
di intervento e potenzialità, permettendo di met-
tere in atto un approccio maggiormente integra-
to. In questi casi si può accedere al “bonus cuba-
tura” (il Comune di Bolzano prevede in molti casi 
un ampliamento del volume al raggiungimento 
per l’interno edificio della classe energetica Casa-
Clima C), con scenari d’intervento che nella mag-
gior parte dei casi consentono il raggiungimento 
della classe CasaClima A. D’altro canto è ovvio 
che la loro efficacia dal punto di vista energeti-

co possa essere inficiata dalla, talvolta, limitata 
efficienza economica e finanziaria. L’utilizzo del 
“bonus cubatura”, in questo caso appare come 
una delle opportunità più interessanti per il fi-
nanziamento di queste azioni ma presenta altresì 
dei limiti dovuti alla contingenza del settore im-
mobiliare e delle sue forme realizzative. 
Se sono ormai incontestabili i benefici della rige-
nerazione edilizia dal punto di vista ambientale 
(consumo di suolo, azzeramento delle emissioni 
di biossido di carbonio) economico (come stru-
mento in grado di far uscire il settore delle costru-
zioni dalla palude in cui versa), e del benessere 
(miglioramento della qualità di vita sostenibile), 
non sono ancora chiare altrettanto le implicazioni 
che avrà sull’immagine della città. La “postme-
tropoli”, come la chiama Vittorio Gregotti, è un 
insieme caotico di parti eterogenee. La rigenera-
zione potrà essere il momento in cui si può risco-
prire un rapporto organico tra l’immagine della 
città e la compagine sociale che essa ospita?
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