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NEGOTIATING DYNAMIC VARIABLES

IN URBAN REGENERATION PROCESS
CASE STUDY OF THE DEGRADED KRAN]) RAILWAY STATION AREA

PREGOVARANJE DINAMICKIH VARIJABLI

U PROCESU URBANE REGENERACIJE
DEGRADIRANO PODRUCJE ZELJEZNICKE STANICE U KRANJU — STUDIJA SLUCAJA

DEGRADED URBAN AREA
DYNAMIC VARIABLES
KRANJ, SLOVENIA
NEGOTIATION

URBAN REGENERATION
URBAN VISION

Negotiations between the public and private sectors in the urban regeneration
process can help achieve public interest objectives. Two conventional urban
indicators, the floor area ratio [FAR] and the site coverage ratio [SCR], are used
as steering instruments to examine the success of the city’s entrance into dy-
namic negotiations with private owners. A comparison of the starting develop-
ment vision and final result at the conclusion of the negotiations shows that
the negotiation process has yielded significant benefits for all parties involved.

DEGRADIRANO URBANO PODRUCJE
DINAMICKE VARIJABLE

KRANJ, SLOVENIJA
PREGOVARANJE

URBANA REGENERACIJA

URBANA VIZIJA

Pregovori izmedu javnog i privatnog sektora u procesu urbane regeneracije
mogu pomoci u postizanju ciljeva od javnog interesa. Dva konvencionalna ur-
bana indikatora — koeficijent iskoristenosti [K;] i koeficijent izgradenosti [K;,]
koriste se kao instrumenti za ispitivanje uspjeha u dinamicnim pregovorima
grada s privatnim vlasnicima. Usporedba pocetne vizije razvoja i konacnog
rezultata pri kraju pregovora pokazuje da je pregovaracki proces polucio
znacajne koristi za sve ukljucene sudionike.
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INTRODUCTION
uUvobp

n 1961 a revision of the New York City zoning
ordinance! introduced floor area ratio [FARJ?
(and other maximum bulk regulations?) into
urban planning, and some authors refer to
this event as the greatest innovation in twen-
tieth-century American urban planning. Con-
sequently it was possible to express urban
condition in an abstract unit, to compare the
density of one city with another, and to nar-
row the perceptions and visions of private
investors and public administration. The rel-
evant unit of measure became the individual
parcel itself, and the relationship between
public interest, private profit, and varieties of
design proposal was much clearer. A maxi-
mum value of fifteen repetitions in the height
of the parcel surface was no longer a maxi-
mum value, but a first bid by the city in nego-
tiating urban form with private owners. These
owners could have exceeded the maximum
value, but in this case they were obliged to
offer something in return to the city. The ap-
proach would become known as incentive
zoning> or the plaza bonus®, and would mean
that upper building limits could be trans-
gressed legally. In the mid-twentieth century
there were no high-quality open public spac-
es in Manhattan, but the new rules offered an
opportunity to provide such spaces on pri-
vate parcels, specifically for plazas, which
were ”"located on private property yet, but
unlike zoning’s yards, courts, and other open
spaces, physically accessible to the public-
at-large”.” The developers would be granted

SCIENTIFIC PAPERS | ZNANSTVENI PRILOZI

”a bonus of extra zoning floor area for use in
their building, above what would otherwise
be allowed by the zoning, if the developer
would provide a plaza”.® Such incentives
were not first codified in New York, but in Chi-
cago?, where the basic allowable density was
set too high for the bonus to be utilized. In
contrast, the city of New York opened up the
power of zoning it held in an affirmative and
encouraging manner rather than negatively
and restrictively™, and the measure was a
success®, although the aesthetic ideal was
defined economically.*

Research subject — Can related negotiations
based on bulk regulations (dynamic vari-
ables) also be used to help solve the prob-
lems of urban regeneration, which is an im-
portant aspect of planning in Europe?* For-
mer factory buildings, decaying industrial
areas, and places with degraded infrastruc-
ture nodes have become sites that are avail-
able forinvestment and further development.

What is urban regeneration? — Urban regen-
eration is a process that mostly evolved in
Europe after the Second World War. It was

1 See https://wwwi.nyc.gov/assets/planning/down-
load/pdf/about/city-planning-history/zoning_maps_and
_resolution_1961.pdf[12.3.2018.]

2 Floor Area Ratio or FAR is the total allowed building
floor area on a zoning lot divided by the area of the zoning
lot. In the 1961 Zoning Resolution, the top base FAR was
set at 15 [RAUTIOLA, 2016: 19]. Also floor space index [FSI].
In Germany, this ratio is referred to as the Geschossfldchen-
zahl [LEHNERER, 2009: 175]. Different definitions of what
the floor area can be found: ”The floor area of a building is
the sum of the gross area of each floor of the building,
excluding mechanical space, cellar space, floor space in
open balconies, elevators or stair bulkheads and, in most
zoning districts, floor space used for accessory parking
that is located less than 23 feet above curb level” [http:
//www1.nyc.gov/site/planning/zoning/glossary.page,
/14.11.2017./]. Building basement floor areas (garages,
car parks, cellars) are usually not calculated for the floor
area of a building unless these floors are living space (e.g.,
for housing, business premises, or bars) or in primary use
of the building (e.g., a garage) [DIMITROVSKA ANDREWS,
2011: 38].

3 ”Bulk regulations are the combination of controls
(lot size, floor area ratio, lot coverage, open space, yards,
height and setback) that determine the maximum size
and placement of a building on a zoning lot.” See http:
//wwwi1.nyc.gov/site/planning/zoning/glossary.page
[14.11.2017.]

4  LEHNERER, 2009: 175

5 Incentive zoning: New York inaugurated this in con-
junction with the 1961 Zoning Resolution to interest deve-
lopers of both residential and office towers in creating
privately owned public spaces within or outside their buil-
dings. [KAYDEN, 2000: 11]

6  Plaza Bonus: ”In exchange for providing certain pu-
blic amenities, buildings may in some cases surpass the
maximal values that normally apply (max. building height,
utilization, etc.).” [LEHNERER, 2009: 41]

7  KAYDEN, 2000: 11
8 KAYDEN, 2000: 11
9  LEHNERER, 2009: 177
10 KAYDEN, 2000: 11

11 However, the design quality of some spaces has been
questionable: they were functionally inaccessible or devoid
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caused by the postwar decline of industries.™
Urban regeneration is a multidisciplinary
field with many definitions. Some definitions
focus more on planning issues: ”Urban re-
generation (of the degraded urban area) is a
definite local, contemporary, sustainable
physical planning strategy for redevelopment
of degraded urban parts of the city. These are
areas that have undergone economic stagna-
tion, physical decay, and/or social strife lead-
ing to value depreciation. Urban regenera-
tion is the coordinated activity that targets
these areas with rehabilitation planning poli-
cies, strategies and programs.”’ Other au-
thors focus more on public sector leadership,
locality, and outcomes: ”Urban regeneration
is area-based intervention which is public
sector initiated, funded, supported, or in-
spired, aimed at producing significant sus-
tainable improvements in the conditions of
local people, communities, and places suffer-
ing from aspects of deprivation, often multi-
ple in nature.”* Urban regeneration solutions
must be compatible with the goals of sustain-
able development?”, and to achieve these
goals the public sector considered planning

of amenities that can attract public use. See https://ur-
ban-regeneration.worldbank.org/node/21[5.5.2018.].

12 WiLLIS, 1995

13 Since the 1990s, the European Union has played a
key role in leading member states’ urban policy and rege-
neration practice: the Urban Pilot Projects, the URBAN
Community Initiative, and the URBACT network in the last
2007-2013 cycle have been fundamental elements in buil-
ding urban regeneration in EU cities. [ACIERNO, 2017: 9]
14 Since then, the evolution of urban regeneration po-
licy has changed directions several times. Following Bri-
tish examples, it has thematically evolved from compre-
hensive redemption (in the 1950s to 1960s), public welfare
(in the mid-1960s to the late 1970s), economic deve-
lopment (in the mid-1970s onwards), private sector pro-
perty-led regeneration (in the 1980s), local area-based
partnerships (in the early and mid-1990s), local strategic
partnerships (in the late 1990s), and sustainable places
(at the beginning of the twenty-first century) [McDONALD,
MALYS, MALIENE, 2009: 52]. The last two phases still over-
lap in practice.

15 AZMAN MomIRrskI, OVEN, STANIC, 2011

16 LEARY, 2013: 2

17 Sustainable development is defined as development
taking into account the needs of the present generations
without compromising the ability of future generations to
satisfy their own needs within global physical limitations.
The United Nations described seventeen Sustainable De-
velopment Goals by adopting the 2030 Agenda for Sustai-
nable Development in 2015. The seventeenth and last goal
is titled Revitalize the Global Partnership for Sustainable
Development. See http://www.un.org/sustainabledeve-
lopment/[2.11.2017.].

18 CORREIA DE FREITAS, AMADO, 2013

19 See https://urban-regeneration.worldbank.org/node
/21[23.4.2018.].

20 Many American cities use incentive zoning as a ”land
use tool that enables developers to achieve extra floor
area when they provide affordable housing and, in some
zones, other public amenities.” See https://www.seattle.
gov/Documents/Departments/OPCD/Vault/IncentiveZo-
ningUpdate/IncentiveZoningOverview.pdf[23.4.2018.].
21 Koizumi, 2009: 9

22 See http://urban-regeneration.worldbank.org/about
[29.10.2017.].
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as a way of integrating them with communi-
ties’ desires.” For sustainable development
to be successful, this requires partnerships
among the actors in the various urban pro-
cesses, including within the urban regenera-
tion process.

In the United States, an up-zoning approach
is used by cities for "changing the zoning to
allow for higher-value (for example, from in-
dustrial to residential) or more dense use (for
example, increasing allowable FAR)”.* Wash-
ington, DC is an example of how a city can
use up-zoning to advance its vision for urban
regeneration.?® Similarly, Japan’s urban re-
generation policy uses incentive zoning as a
method to create public open spaces when
promoting urban development projects.

Tools for urban regeneration — The World
Bank defines four tools for urban regenera-
tion: scoping, planning, financing, and imple-
mentation.?? The scoping phase provides the
analytical foundation, and the planning
phase establishes the long-term vision and
context. In the financing phase, private fund-
ing is incentivized because large-scale urban
regeneration projects require immense re-
sources for proper planning and implementa-
tion. In the implementation phase, the vision
for long-term change is translated into the
multiple relationships between the public
and private sectors, including structuring or-
ganizations that can viably exist through mul-
tiple political administrations and develop
contracts to translate the vision into a tangi-
ble partnership between the public and pri-
vate sectors. Effectively planning an urban
regeneration area will balance vision (which
is the first step to formulating the second
tool, planning), spatial documents, and plan-
ning principles, and negotiations among the
public sector, private sector, and community.
It is vital that the vision would be checked in
line with the development initiatives, the in-
evitable changes, and unforeseen challenges
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FIG. 2 THE MERKUR WAREHOUSES ON THE EAST SIDE

OF THE DEGRADED KRANJ RAILWAY STATION AREA SHOW
FACADES IN DISREPAIR, REFLECTING THE COMPANY’S
BUSINESS PROBLEMS

SL. 2. MERKUROVA SKLADISTA NA ISTOCNOJ STRANI
DEGRADIRANOG PODRUCJA ZELJEZNICKE STANICE U KRANJU S
ORONULIM PROCELJIMA $TO ODRAZAVA PROBLEME U
POSLOVANJU TVRTKE
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LEGEND:

|:I Whole area border
l:l Area 1: commercial mixed use
l:l Area 2: residential mixed use

l:l Area 3: transit mixed use

Area1

Area size (m?) 32,798
Total floor area (m2) 36,044

Floor area ratio (FAR) 1.10
Building footprint (m?) 11,626
Site coverage ratio (SCR) 0.35

Area size (m?) 5,124
Total floor area (m?) 3,706
Building footprint (m?) 975
Area 3

Area size (m?) 66,777
Total floor area (m? 12,455
Floor area ratio (FAR) 0.19
Building footprint (m?) 4,696
Site coverage ratio (SCR) 0.07
Whole area

Area size (m?) 104,690
Total floor area (m?) 52,205
Floor area ratio (FAR) 0.50
Building footprint (m?) 17,297
Site coverage ratio (SCR) 0.17

FiG. 3 ORTOPHOTO VIEW OF THE DEGRADED KRANJ RAILWAY
STATION AREA AND DIVISION INTO THREE PARTS

SL. 3. ORTOFOTO SNIMAK DEGRADIRANOG PODRUCJA
ZELJEZNICKE STANICE U KRANJU | PODJELA U TRI DIJELA

of market and political cycles. In the second
step, the development initiatives must meet
regulations, which are essentially negative,
limiting measurements. The planning struc-
ture should not be overly rigid.?

Introducing dynamic variables in urban re-
generation tools — Within this process or
working method, which functions well in
complex urban conditions, a strategic steer-
ing instrument focusing on control of dynam-
ic variables* is developed. The dynamic vari-
ables considered® are part of three basic
categories of urban design criteria: measur-
able, unmeasurable, and general criteria.?
Measurable or quantitative criteria may re-
late to natural factors or physical form. There
are two types of three-dimensional measure-
ment of the incidence of urban form: conven-
tional and innovative.?” The most frequently
used conventional measurements are FAR
and site coverage ratio [SCR*]. FAR and SCR
are poor predicators of physical form, but
they can be useful when the city enters into
negotiations with private owners.

Negotiations in urban regeneration — The pri-
ority of the urban regeneration relies not only
on mixed use, mixed scales, and various den-
sities (within a clear structure of public spac-
es), but also on the performance of urban con-
temporary processes based on complex phas-
es of negotiation between all actors in the
various stages.? Within the process, actors
constantly reevaluate their interests and in
the subsequent phase increments they seek
and find new ways of cooperation.® It is im-

portant that the negotiations in the process of
urban regeneration are not forced; however,
if they do not take place, private owners lose
their profit bonus and remain committed to
rigid basic standards. Not all actors are equal-
ly committed to partnerships, and they do not
always know their role. One of the main ques-
tions for starting negotiations is how to con-
vince the public sector to take a leading role
in negotiations during the urban regeneration
process and how to convince the private sec-
tor that it pays to enter into such negotia-
tions. The actors are not only national, region-
al, or local governments, but also the private
sector and civil society. They all play a signifi-
cant role within urban regeneration because
they at least share a vision and urban regen-
eration goals.

23 Strict regulations discourage private investment.
24 LEHNERER, 2009: 264

25 Relations between plot form and size, building typo-
logy, the public space network, traffic capacity, and other
factors.

26 SHIRVANI, 1985: 29
27 DIMITROVSKA ANDREWS, 2011: 36

28 Also termed lot coverage, building coverage ratio, or
site occupancy index. [KRESSE, DONKO, 2012: 703]

29 BAARVELD, SMIT, DEWULF, 2015

30 The transformation of a port in Copenhagen is an
example of the complexity of a negotiation process invol-
ving various actors that at different stages of the process
reassess and determine their interests, and in the subse-
quent phases take steps and find new ways to interact.
Important parts are the learning process in the partici-
pants’ negotiations, their mutual cooperation, and adap-
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LEGEND:

l:l Whole area border
l:l Residential housing
[ ] office building
l:| Various programs
l:| Shopping

_ Parking garage
_ Public building
_ Railway-related building
_ Bus station

Research goal — Slovenian spatial legislation
will change on June 1st, 2018.3* Article 9 of the
new act presents the principle of spatial har-
monization of public and private interests.
The coordination of interests is to take place
through responsible cooperation between
those involved in spatial planning, through
the development and protection of public in-
terests, and between the state and local au-
thorities. In spatial planning, the competent
public and local authorities must, in addition
to the public interest, take account of legiti-
mate private interests and seek a consensual
solution; in the event of conflict, the public
interest is to take precedence over the pri-
vate interest. The new act does not mention
negotiations as a useful tool in the process of
seeking harmonization.

ting approaches to achieve better solutions. [AzmAN Mo-
MIRSKI, 2013: 22]

31 See https://www.uradni-list.si/glasilo-uradni-list-rs/
vsebina/2017-01-2915/zakon-o-urejanju-prostora-zurep-2
[2.5.2018.].

32 See the Franciscean cadastre 1826 and the Fran-
ciscean cadastre 1867 [The Archives of the Republic of
Slovenia, http://arsq.gov.si/Query/detail.aspx?ID=23253
/10.12.2015./].

33 The station was built in 1870 following a typical plan
used by the Crown Prince Rudolf Rail Company and was
subsequently extended several times (symmetrically en-
larged in 1883 and asymmetrically elevated by one floor in
1906). It holds the status of a cultural monument of local
importance [Cultural Heritage Register, Slovenian Ministry
of Culture /12.8.2017./].

34 CELIK, 2008

The new Slovenian legislation is also chang-
ing the implementing spatial acts, which are
the national spatial plan, the regulation on
the most appropriate variation, the regula-
tion on the protected area of spatial arrange-
ments of national importance, the municipal
spatial plans, the municipal detailed spatial
plans, and the decree on regulating the char-
acter of settlements and landscapes.

The premise in this article is that steps in the
urban planning process such as negotiations
between public and private actors in the case
of urban regeneration can help advocate the
public interest on private land, such as ar-
ranging interior and outdoor urban public
spaces. Additional research questions are
how much public space of this type the city
will acquire in such negotiations and which
phase of spatial planning will be most appro-
priate for the negotiations to take place in.

DATA AND METHODOLOGICAL APPROACH
— CASE STUDY

PODACI | METODOLOSKI PRISTUP
— STUDIJA SLUCAJA

When the Upper Carniola railway line was
built in 1870%, a railway station and railway
warehouses3? were built at the study site in
Kranj. The railway station area in Kranj (Fig. 1)
is used for transport, freight forwarding, stor-
age of raw materials, products, and trade. In
1958, at the initiative of the Merkur company,
the Consortium for the Construction of Cen-
tral Warehouses in Kranj was established.3

Area 1

Area size (m?) 32,789
Office/various prog. Footprint Floors  Total floor
bldg. (m?) area (m?)
Tower M1 954 6 5,724
Building M11 631 1 631
Tower M2 1,084 4 4,336
Building M22 587 1 587
Tower M3 880 2 1,760
Building M5 1,899 5 5,827
Existing building

Building M4 2,258 5 11,290
Residential

Building S1 328 3 984
Building S2 843 4 3,372
Building S3 398 3 1,194
Building S4 398 2 796
Building footprint (m?) 10,260 36,501
Floor area ratio (FAR) 111
(SsltceRc)overage ratio 031

FIG. 4 PLAN AND SPATIAL VIEW OF THE DEVELOPMENT VISION
OF THE DEGRADED KRANJ RAILWAY STATION AREA — FAR

AND SCR FOR AREA 1

SL. 4. VIZIJA PLANA RAZVOJA | PROSTORNI PRIKAZ
DEGRADIRANOG PODRUCJA ZELJEZNICKE STANICE U KRANJU
— K 1K zZA PODRUCJE 1
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LEGEND:

|:I Whole area border
l:l Residential housing
[ ] office building
l:l Various programs
l:l Shopping

_ Parking garage
_ Public building
_ Railway-related building
_ Bus station

LEGEND:

l:l Private interest: negotiable area
_ Public interest: negotiable area

A,
)

Dy \--f'\

Area1

Area size (m?) 32,789
Office/various prog. Footprint Floors  Total floor
bldg. (m?) area (m?)
Tower M1 954 7 6,678
Building M11 631 1 631
Tower M2 1,084 5 5,420
Building M22 587 1 587
Tower M3 880 3 2,640
Building M5 1,899 5 5,827
Existing building

Building M4 2,258 5 11,290
Residential

Building S1 328 3 984
Building S2 843 4 3,372
Building S3 398 3 1,194
Building S4 398 2 796

Public buildings/areas

Building footprint (m?) 11,040 39,176
Floor area ratio (FAR) 119
Site coverage ratio

(SCR) 034

FIG. 5 PLAN AND SPATIAL VIEW OF THE DEGRADED KRAN)
RAILWAY STATION AREA AFTER THE FIRST NEGOTIATION
PHASE — FAR AND SCR FOR AREA 1

SL. 5. PLAN | PROSTORNI PRIKAZ DEGRADIRANOG PODRUCJA
ZELJEZNICKE STANICE U KRANJU NAKON PRVE FAZE
PREGOVORA — K, 1 K, ZA PODRUCJE 1

In 1959 the consortium began building large
warehouses (Fig. 2) at the railway station.3

Some areas, for example along Sava Street
(Savska cesta), are residential areas.?® Cur-
rently, the location of the station is dislocat-
ed from the city center and is identified in the
strategy documents as inadequate.’” The
area is classified as a degraded urban area®
(Fig. 3@). The ownership structure of the area
consists of private land, land owned by com-
panies, and land owned by the Municipality
of Kranj. The owners have an interest in rent-
ing out business premises and developing
catering activities. The municipality has ex-
pressed its opinion that Kranj needs a new
concert hall and open market.? The size of
the area is 104,960 m? and it is located be-
tween the main railway station to the west,
the Sava River to the east, Upper Sava Street
(Gorenjesavska cesta) to the north, and Rail-
road Street (Kolodvorska cesta) to the south.
For this study, the chosen location was di-
vided into three subareas (Fig. 3b):

— Area 1: Located in the eastern part of the
area, the first subarea measures 32,789 m2.
Large warehouses of private companies are
located here.

— Area 2: This subarea is in the northern part
of the area and covers 5,124 m?; individual
houses were built on it.

— Area 3: This is the largest subarea (66,777
m?) and is located in the western part of the
area. It includes railway station buildings and
warehouses.

The new Kranj Municipal Spatial Plan has not
yet been adopted, but several spatial docu-
ments and professional guidelines‘ have
dealt with the area under consideration, also
elaborating the spatial development vision
for the area.* The vision starts with relocat-
ing the national regional road parallel to the
railway, which will allow the creation of a
modern infrastructure node, combining a
train and bus station, and establishing a P&R
system. Regional government and adminis-
tration are located directly at the node and
are easily accessible from both the city center
(via the planned new pedestrian bridge over
the Sava River) and from other local, region-
al, and national centers (Fig. 4a).

With the relocation of the national regional
road from the bank of the Sava River, its wa-
terfront can be transformed into a public pe-
destrian zone, integrating walking and cy-
cling trails. The northern part of the area is
intended for a housing program, and the cen-
tral and southern part for a mixed program of

35 Further expansion of Merkur in the area halted the
construction of a new bypass road. The areas along the
Sava River are mostly occupied by large production halls.
The density of the entire area is relatively low because a
large part of the area is occupied by open factory yards.
36 In some places, residential areas originate from the
period before the entire area developed as an industrial
and production part of the city, and elsewhere they were
planned as housing for laborers.

37 ZUPAN, 2015: 19

38 CoTi¢, 2017

39 The location of the open market is problematic in
Kranj and there have already been attempts to relocate it
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Whole area border

Residential housing

[ ] office building

Various programs
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Shopping
Parking garage
Public building

Railway-related building

{10

Bus station

LEGEND:

Private interest: negotiable area

1

Public interest: negotiable area

offices and boutique production units. The
setting of Area 2 is not changed because the
owners are not interested in any change, and
the municipality does not wish to interfere in
this area. In contrast, Area 3 is thoroughly re-
designed. The vision foresees an increase in
building density, the establishment of new
programs, and the design of a city infrastruc-
ture hub, but it does not guarantee, enable,
provide, or permit the use of buildings’
ground floors and potentially quality ambi-
ences for public use. It takes into account
owners’ individual interests and the require-
ments of spatial documents or the partial in-
terest of the municipality, but it does not
cover their common interest. Because there
is no reconciliation of their interests at this
stage of development, the proposal is not op-
timal for the owners or the municipality. The
proposal (Fig. 4b) is merely a starting point for
establishing communication between those
involved in the planning of infrastructure cor-
ridor area of the Kranj railway station area.

to the old city center. Kranj also has a smaller open market
in the Planina neighborhood.

40 Odlok o prostorskih ureditvenih pogojih za morfolos-
ko celoto urbanisticne zasnove mesta Kranja. Uradni list
Republike Slovenije st. 72/04, str.8783-8808. Odlok o
strateskem prostorskem nacrtu Mestne obcine Kranj,
Mestna obcina Kranj, 2014. Urbanisti¢ni nacrt mesta Kranj,
obcinski prostorski nacrt Mestne obcine Kranj. Regijska
razvojna druzba, 2009.

41 Cobraman: AzmAN MomiIRskI et al., 2012
42 HoOLWAY et al., 2012
43 KWARTLER, LONGO, 2008

Scenario planning — The aim of scenario
planning is to provide decisionmakers, ex-
perts, and public and private investors with
better information about alternative spatial
futures.®* Scenario planning is an effective
way of specifying and evaluating these fu-
tures.®3 Four scenarios are foreseen in the
professional guidelines to allow a process
that is long enough to truly make negotia-
tions possible.

— First negotiation phase — In the first nego-
tiation phase, the municipality discusses the
construction of a concert hall in the southern
part of the area. In exchange for building the
concert hall, the municipality is offering a pri-
vate investor permission to build a number of
floors in some buildings owned by private in-
vestors, which increases the built area of the
private owner (Fig. 5).

— Second negotiation phase — The creation
of a new public program offers further oppor-
tunities for spatial development, as well as
the possibility of further increasing public
and private space. Therefore one could ex-
pect the partners to meet again in the next
phase of the negotiations. Private capital
representatives have expressed their desire
to build a shopping center whose program
performance is mainly related to the flow of
people through the infrastructure hub. The
shopping center, however, has a public char-
acter, but provides the owner with large re-
turns both for use and for renting business
premises. The city, on the other hand, negoti-
ates the construction of a garage, which com-

Area 1

Area size (m?) 32,789
Office/various prog. Footprint Floors  Total floor
bldg. (m?) area (m?)
Tower M1 954 7 6,678
Building M11 631 1 631
Tower M2 1,084 5 5,420
Building M22 587 1 587
Tower M3 880 3 2,640
Building M5 1,899 5 5,827
Existing building

Building M4 2,258 5 11,290
Residential

Building S1 328 3 984
Building S2 843 4 3,372
Building S3 398 3 1,194
Building S4 398 2 796
Garage for residents

Garage 2,812 2 5,624
Public buildings/areas

Shopping center SH 1,684 1 1,684
Building footprint (m? 14,619 52,108
Floor area ratio (FAR) 1.59
(Sslté:R():overage ratio 0.45

FIG. 6 PLAN AND SPATIAL VIEW OF THE DEGRADED KRAN)
RAILWAY STATION AREA AFTER THE SECOND NEGOTIATION
PHASE — FAR AND SCR FOR AREA 1

SL. 6. PLAN | PROSTORNI PRIKAZ DEGRADIRANOG PODRUCJA
ZELJEZNICKE STANICE U KRANJU NAKON DRUGE FAZE
PREGOVORA — K 1 K, ZA PODRUCJE 1



164

PROSTOR  1[55] 26[2018] 156-169 L. AZMAN MOMIRSKI NEGOTIATING DYNAMIC VARIABLES...

SCIENTIFIC PAPERS | ZNANSTVENI PRILOZI

LEGEND:

|:I Whole area border
l:l Residential housing
[ ] office building
l:l Various programs
I:l Shopping

_ Parking garage
_ Public building
_ Railway-related building
_ Bus station

LEGEND:

l:l Private interest: negotiable area
_ Public interest: negotiable area

FIG. 7 PLAN AND SPATIAL VIEW OF THE DEGRADED KRAN)
RAILWAY STATION AREA AFTER THE THIRD NEGOTIATION
PHASE — FAR AND SCR FOR AREA 1

SL. 7. PLAN | PROSTORNI PRIKAZ DEGRADIRANOG
PODRUCJA ZELJEZNICKE STANICE U KRANJU NAKON TRECE
FAZE PREGOVORA — K 1 K, ZA PODRUCJE 1

Area1

Area size (m?) 32,789
Office/various prog. Footprint Floors  Total floor
bldg. (m?) area (m?)
Tower M1 954 8 7,632
Building M11 631 1 631
Tower M2 1,084 6 6,504
Building M22 587 1 587
Tower M3 880 4 3,520
Building Ms, fl. 2-6 5 6,744
Existing building

Building Mg, fl. 2-5 4 6.628
Residential

Building St, fl. 2-4 3 984
Building S2, fl. 2-5 4 3,372
Building S3, fl. 2-4 3 1,194
Building Sg, fl. 2-3 2 796
Garage for residents

Garage 2,812 2 5,624

Public buildings/areas

Shopping center SH 1,684 1,684

Building footprint (m?) 14,619 58,892
Floor area ratio (FAR) 1.80
Site coverage ratio

(SCR) 0-45

plements the P&R system, and at the same
time allows parking for apartment owners
(Fig. 6).

— Third negotiation phase — The city still has
not been able to enforce the public use of the
ground floors of the buildings along the wa-
terfront, and so the municipality is interested
in continuing the negotiations. In exchange
for fulfilling the wishes of the municipality to
design public spaces occupied by people in
bars, shops, galleries, and other spaces open
to the river, the private developer has the
right to increase the building’s total floor
area again (Fig. 7).

— Fourth negotiation phase — In the fourth
phase, the negotiators conclude talks with
the decision to raze another building that
was not planned for demolition at the time of
preparing the vision, and to build a replace-
ment building at a somewhat larger site. An
extension of the shopping center is also fore-
seen to consolidate the agreement of the
deal between the public and private partners
(Fig. 8).

Scenario verification — Two conventional ur-
ban indicators, the floor area ratio [FAR] and
the site coverage ratio [SCR], will be used as
steering instruments to examine and com-
pare the success of the scenarios or the city’s
entrance into dynamic negotiations with pri-
vate owners.

Under the Decree on the Spatial Order of Slo-
venia, urban indicators (bulk regulations)
for construction are determined in two basic

ways (Article 91, Utilization of Land for Con-
struction):

— Through density: the number of dwellings
per hectare* (dwellings/hectare);

— Through factors and interests linked to the
building site, and the criteria for constructed
land, among which are FAR and SCR.

In this document, FAR is defined as the princi-
pal bulk regulation controlling the size of
buildings and is the ratio of total building
floor area to the area of its plot. The total
floor area of the building is the total area of
all stories of the building that are above and
below ground, only above ground, or only be-
low ground. SCR is determined as the ratio of
the constructed or developed area (the build-
ing’s footprint) to the entire area of the plot.

FAR and SCR in Slovenia should not exceed
the values defined below:

— Zones of public infrastructure buildings
(FAR = 1.6; SCR = 0.6);

— Urban center zones (FAR = 3.5; SCR = 0.9);
— Mixed zones (FAR = 1.2; SCR = 0.6).

Zones where greater use of land for construc-
tion or greater density are justified are as
follows:

44 See https://www.uradni-list.si/1/content?id=51961
[6.9.2017.].

45 Density can also be expressed through the number of
persons per hectare, or in England through the number of
rooms per hectare. [DIMITROVSKA ANDREWS, 2011: 38]
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FIG. 8 PLAN AND SPATIAL VIEW OF THE DEGRADED KRAN)
RAILWAY STATION AREA AFTER THE FOURTH NEGOTIATION
PHASE — FAR AND SCR FOR AREA 1

SL. 8. PLAN | PROSTORNI PRIKAZ DEGRADIRANOG
PODRUCJA ZELJEZNICKE STANICE U KRANJU NAKON
CETVRTE FAZE PREGOVORA — K 1 K, ZA PODRUCJE 1

1. Urban centers with a large number of jobs
and a good passenger transport network;

2. Degraded urban areas whose existing use
of land for construction is low, but which are
earmarked for complete rehabilitation
through the construction of new structures.

In Slovenia, each zoning district has a FAR
and SCR defined by the municipal spatial
plans or municipal detailed spatial plans,
which follow urban indicators defined by the
national documents.

CONCLUSIONS
ZAKL)UCCl

FAR of the vision proposal for Area 3 is in-
creased 3.5 times, from 0.19 to 0.73, al-
though the SCR is only a little higher (increas-
ing from 0.7 to 0.9). In Area 1 many existing
buildings are planned for demolition and re-
placement with a new building structure,
which is mirrored in the lower SCR compared
to the present state. For the entire area SCR
remains the same, but FAR of the vision pro-
posal is much higher (0.85) than FAR of the
present state (0.50). The greatest difference
in FAR and SCR figures during negotiations
can be observed in the second-step negotia-
tion for Area 1. The FAR indicator changed
from 1.19 to 1.59, and the SCR indicator from
0.34 to 0.45, when the shopping mall would
have been built and garage building complet-
ed (Table I). At this stage, the indicators for
the entire area also changed the most (Table

). Comparing the indicators at the conclusion
of the negotiations with the FAR and SCR in-
dicators for Slovenia, they did not exceed the
values defined earlier and the dynamic vari-
ables monitored in the simulation remain far
below the values allowed in Slovenia for such
locations (FAR from 0.09 to 0.49, and SCR at
0.38). This means that, despite the negotia-
tions and approximation to the wishes of pri-
vate investors, there is still much space left to
continue this kind of communication be-
tween the public and private actors, espe-
cially considering the ratio of the building’s
footprint to the entire area of the plot. In the
scenarios, the city representatives were able
to advocate the public interest on private
land and in the private buildings with new
public programs and buildings — a concert
hall, a public garage, and public ground floors
in buildings next to the riverfront — which
confirms the premise that negotiations are
useful tools for supporting public interest
(Table I1). The city not only acquired much
public space of this type in negotiations, but
also acquired city spaces that can significant-
ly contribute to improving the attractiveness
of such degraded areas.

It would be most appropriate for the negotia-
tions to take place at the beginning of the
preparation of the new municipal spatial
plan, when the municipality is collecting pri-
vate initiatives for preparing the plan. The
procedures for planning at the national and
local levels differ in Slovenia. Article 109 is
titled Responding to Private Needs in Spatial

Area1

Area size (m?) 32,789
Office/various prog. Footprint Floors  Total floor
bldg. (m?) area (m?)
Tower M1 954 8 7,632
Building M11 631 1 631
Tower M2 1,084 6 6,504
Building M22 587 1 587
Tower M3 880 4 3,520
Building Mg, fl. 2-6 5 6,744
Existing building

Building Mg, fl. 2-5 6.628
Residential

Building St, fl. 2-4 3 984
Building S2, fl. 2-5 4 3,372
Building S3, fl. 2-4 3 1,194
Building S4, fl. 2-3 2 796
Garage for residents

Garage 2,812 2 5,624
Public buildings/areas

Shopping center SH1 2,108 2,108

Building footprint (m?) 15,944 63,518
Floor area ratio (FAR) 1.94
Site coverage ratio

(SCR) 0-49
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TABLE | COMPARISON OF FAR AND SCR OF THE PRESENT STATE, THE DEVELOPMENT VISION, AND THE FOUR PHASES
OF NEGOTIATIONS OF THE DEGRADED KRANJ RAILWAY STATION AREA
TABL. |. USPOREDBA K 1 K, INDIKATORA U ODNOSU NA SADASNJE STANJE, VIZIJU RAZVOJA | CETIRI FAZE PREGOVORA
O DEGRADIRANOM PODRUCJU ZELJEZNICKE STANICE U KRANJU

- First-step Second-step Third-step Fourth-step
Hresencstate Vision negotiation negotiation negotiation negotiation
FAR 1.10 1.11 1.19 1.59 1.80 1.94
Area 1
SCR 0.35 0.31 0.34 0.45 0.45 0.49
FAR 0.72 0.72 0.72 0.72 0.72 0.72
Area 2
SCR 0.19 0.19 0.19 0.19 0.19 0.19
FAR 0.19 0.73 0.73 0.73 0.73 0.73
Area 3
SCR 0.07 0.09 0.09 0.09 0.09 0.09
. FAR 0.50 0.85 0.88 1.00 1.07 1.11
Location
SCR 0.17 0.17 0.17 0.20 0.19 0.22

TABLE Il COMPARISON OF TRAFFIC INFRASTRUCTURE, PROGRAM, AND BUILDINGS IN THE DEVELOPMENT VISION
AND FOUR NEGOTIATION PHASES OF THE DEGRADED KRANJ RAILWAY STATION AREA
TABL. Il. USPOREDBA PROMETNE INFRASTRUKTURE, PROGRAMA | ZGRADA U VIZIJI RAZVOJA | CETIRI FAZE PREGOVORA
O DEGRADIRANOM PODRUCJU ZELJEZNICKE STANICE U KRANJU

Transport infrastructure

Programs

Buildings

Vision — Roundabout constructed — Railway station with — Restoration of the railway station
in the southern part of the area; the public and interior building and the rail assembly
— Regional road (parallel to the Sava River) | part of the station and in the northern part (protected
relocated into the area a new information cultural heritage);
of the infrastructure corridor point maintained; — Partial preservation of building M4
(parallel to the railway line); — Relocation of the bus on the equity plot;
— Pedestrian connection created station; — Maintaining the buildings in Area 2;
(via a new footbridge between the old — Garage construction — Other existing buildings are
city center and the railway station area); for the P&R system; demolished and replaced
— Waterfront with a promenade along the | — Regional administra- with a new building structure
Sava River (allowing cycling and walking tion programs sited
trails)
First-step — Concert hall — A smaller part of building M4
negotiation is kept;
— Concert hall building
Second-step — Garage; — Garage partly built in a newly
negotiation — Shopping mall constructed building;
— Shopping mall building
Third-step — Public ground floors
negotiation in buildings M1, Mg,

S1,52,S3,and S4

Fourth-step
negotiation

Talks about private initiatives and the consid-
eration of the suitability of the initiative in the
municipalities in terms of its compliance with
the basic rules of spatial planning, the objec-
tives of spatial development of the munici-
pality, and the legal regimes in the area. The
municipality is also obliged to review the ini-
tiatives from the point of view of the possibil-
ity of installing utilities on the land and other
economic public infrastructure. As part of
preparing the draft municipal spatial plan,
various interests in the area are encountered
and coordinated, and variant solutions could
be prepared and evaluated.

If necessary for individual spatial arrange-
ments, public consultations, workshops, or
other means of cooperating with the public
are carried out. To coordinate interests, con-
sultation with spatial planning experts can be

— Demolition of building M41
and construction of a new building
with an extended plan width;

— Extending the width of the
shopping mall building

convened. The new legislation has the pre-
scribed elements of interaction with private
initiatives, which are not defined as negotia-
tions, but can lead in their direction. The ne-
gotiations mostly do not take place in the
spatial planning process because the negoti-
ation process is not properly understood and
there is no confidence of the actors that ne-
gotiations really work and that the final result
of negotiations is a win-win situation for all of
the actors in the process. The new legislation
also offers enough support to achieve design
quality in relation to economic viability in
municipal development projects, especially
those associated with urban regeneration
initiatives.«

[Written in English by author;
proof-read by DONALD F. REINDL, Ph.D.]
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PREGOVARANJE DINAMICKIH VARIJABLI U PROCESU URBANE REGENERACIJE
DEGRADIRANO PODRUCJE ZELJEZNICKE STANICE U KRANJU — STUDIJA SLUCAJA

Revizijom uredenja coninga 1961. godine u New
Yorku bio je uveden kvantitativni urbanisticki kri-
terij koeficijenta iskoristenosti [K]. Koeficijent je
omogucavao da se zblize stajalista o prostornim
vizijama privatnih investitora i javne administraci-
je. Nova pravila pruzila su mogucnost oblikovanja
javnih prostora na privatnim parcelama, posebno
na trgovima. Grad New York odrzavao je moc coni-
ranja potvrdno i ohrabrujuce, a ne negativno i re-
striktivno, a mjera je bila uspjesna iako je estetski
ideal bio ekonomski odreden. Pregovori temeljeni
na kvantitativnim urbanistickim kriterijima mogu
se koristiti i za rjesavanje problema urbane regene-
racije, procesa koji se uglavnom razvio u Europi
nakon Drugoga svjetskog rata i koji je uzrokovan
razvojem industrije. Bivse tvornice, propadajuca
industrijska podrucja i mjesta s degradiranim infra-
strukturnim c¢vorovima u suvremenosti postaju
mjesta koja su dostupna za ulaganja i daljnji grad-
ski razvoj.

Urbana regeneracija multidisciplinarno je podrucje s
mnogo definicija i rjesenja koja se slazu s ciljevima
odrzivog razvoja. Prioritet urbane regeneracije tako-
der se oslanja na izvedbu urbanistickih suvremenih
procesa temeljenih na slozenim etapama pregovora
izmedu svih dionika u razlicitim etapama. Najcesce
koristeni kvantitativni urbanisticki kriteriji u procesu
planiranja urbane regeneracije jesu koeficijent isko-
ristenosti [Ky] i koeficijent izgradenosti [Ki]. Ki; i Kig
jesu siromasni prediktori kvalitete urbane forme, ali
mogu biti vrlo korisni kao instrumenti za upravljanje
koji dopustaju gradu da ude u dinamicne pregovore
s privatnim vlasnicima.

Slovensko prostorno zakonodavstvo, koje se pro-
mijenilo 1. lipnja 2018. godine, osnovano je i na
nacelu uskladivanja javnih i privatnih interesa u
prostoru. Medutim, novi zakon ne spominje prego-
vore kao koristan alat u procesu trazenja uskladi-
vanja. Pretpostavka u ovome istrazivanju jest da
pregovori izmedu javnih i privatnih dionika u slu-
caju urbane regeneracije mogu pomoci zagovara-
nju javnoga interesa na privatnom zemljistu, kako
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interijera tako i otvorenih javnih prostora u grado-
vima. Dodatno je pitanje vezano za istrazivanje,
koja ce etapa prostornog planiranja biti najpriklad-
nija za pregovore.

Lokacija koja je bila odabrana za studiju slucaja
jest urbano podrucje zeljeznickoga kolodvora u
Kranju, izgradenog zajedno sa skladistima 1870.
godine. Godine 1959. uz postaju su izgradena nova
velika skladista konzorcija za izgradnju centralnih
skladista u Kranju. Trenutacno je sama postaja dis-
locirana iz sredista grada Kranja pa je u strategij-
skim dokumentima identificirana kao neadekvatno
podrucje, odnosno klasificirano je kao degradirano
urbano podrucje. Vlasnicka struktura tog podrucja
sastoji se od privatnog zemljista, zemljista u vla-
snistvu poduzeca i zemljista u vlasnistvu Opcine
Kranj. Novi prostorni plan Kranja jos nije usvojen,
ali u smjernicama je razradena vizija prostornog
razvoja tog podrucja. Vizija novoga uredenja oda-
brane lokacije u Kranju jest uredenje sredisnjega
cvora gradske infrastrukture, povecana gustoca
izgradnje i uspostava novih gradskih aktivnosti.
Istovremeno, pitanje je kako osigurati javnu pri-
mjenu prizemlja i potencijalno visokokvalitetnih
ambijenata. Cetiri scenarija predvidena su u smjer-
nicama za odredivanje prostorne buducnosti lo-
kacije, a cilj planiranja scenarija jest pruziti dono-
siteljima odluka, stru¢njacima, javnim i privatnim
investitorima bolje informacije o alternativnim pro-
stornim rjesenjima. Druga razvojna etapa nagradu-
je viziju. Ako vlasnik privatnog zemljista dopusti
izgradnju nove koncertne dvorane, grad dopusta
izgradnju vlasnikovih privatnih zgrada za jedan kat
vise nego sto je predvideno u prostornom nacrtu.
Uspostava novoga javnog programa otvara daljnje
mogucnosti razvoja ili povecanja javnih i privatnih
povrsina. Osiguravajuci izgradnju parkiralista u
trecoj etapi, nadograduje se Park&Ride sustav,
kao sofisticiranija i jeftinija izgradnja parkiralisnih
mjesta za vlasnicki smjestaj. Trgovacki je centar
javan i omogucava vlasniku velike prihode prilikom
koristenja ili iznajmljivanja poslovnih prostora. Jav-
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na uporaba prizemlja u zgradama uz obalu rijeke
omogucava vlasniku da se broj katova i na tome
prostoru i u tim zgradama povecava. Cetvrta etapa
razvoja predstavlja zavrsetak pregovora, u kojima
vlasnik dobiva jednu trecinu vise gradevinskih po-
vrsina. Svaku od etapa prati precizno izracunava-
nje urbanih varijabli, koeficijenta iskoristenosti[Ki]
i koeficijenta izgradenosti [K,]. Usporedujuci po-
kazatelje na kraju pregovora s K; i K, pokazatelji-
ma za Sloveniju, oni nisu prelazili prethodno defi-
nirane vrijednosti, a dinamicke varijable pracene
scenarijima i dalje su daleko ispod vrijednosti koje
su dopustene u Sloveniji za takve lokacije (K, od
0,09 do 0,49 i K, na 0,38). U scenarijima su grad-
ski zastupnici mogli zagovarati javni interes na pri-
vatnom zemljistu i privatnim zgradama s novim
javnim programima i zgradama — koncertnom dvo-
ranom, javhom garazom i javnim prizemnim eta-
zama u zgradama uz obalu rijeke — sto potvrduje
pretpostavku da su pregovori korisni alati za podu-
piranje javnoga interesa. Grad nije samo dobio
mnogo javnog prostora ove vrste u pregovorima
vec i gradske prostore koji mogu znacajno pridoni-
jeti poboljsanju atraktivnosti degradiranih podruc-
ja. Bilo bi najpovoljnije da se pregovori odrze na
pocetku pripreme novoga prostornog plana opci-
ne, kada opcina prikuplja privatne inicijative za
izradu plana. Ako je potrebno, za pojedinacno pro-
storno uredenje provode se javne konzultacije, ra-
dionice ili druga sredstva za suradnju s javnoscu.
Za koordinaciju interesa mogu se sazvati konzulta-
cije sa strucnjacima za prostorno planiranje. Novi
zakon ima propisane elemente interakcije s privat-
nim inicijativama, koji nisu definirani kao pregovo-
ri, ve¢ mogu voditi u njihovu smjeru. U praksi pre-
govori se uglavnom ne odvijaju u procesu prostor-
nog planiranja, i to zbog nekoliko razloga: proces
pregovora nije dobro shvacen, nema povjerenja
medu akterima ni u to da pregovori uistinu funk-
cioniraju, kao sto nema povjerenja da je konacni
rezultat pregovora najbolje rjesenje za sve dionike
u tom procesu.








