
It’s hard to be for gentrification but who would oppose urban renaissance, 
urban regeneration, urban sustainability?
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URBAN REGENERATION AND GENTRIFICATION
QUESTIONS AND ANSWER IN A VICIOUS CIRCLE



Why we can still talk about gentrification
What is not changed in years of urban regeneration
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1.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 340m2 232m2 1624m2
1.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 334m2 160m2 1123m2
1.3 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 748m2 377m2 2639m2
1.4 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 685m2 396m2 2772m2
1.5 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 479m2 271m2 1897m2
1.6 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 275m2 171m2 1197m2
1.9.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 286m2 167m2 1169m2
1.9.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 453m2 280m2 1960m2
1.10.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 293m2 228m2 1596m2
1.10.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 400m2 317m2 2219m2
1.11 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 604m2 326m2 2282m2
1.12 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 278m2 150m2 1050m2
1.13 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 731m2 300m2 2100m2
1.14 E2 29m2 20m2
1.15 V4 N=postojna P+M+12 10954m2 8867m2 106404m2
1.16 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 428m2 260m2 1817m2
1.17 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 558m2 374m2 2617m2
1.18 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 329m2 189m2 1323m2
1.19 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 343m2 200m2 1402m2
1.20 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 476m2 379m2 2653m2
1.21 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 514m2 302m2 2114m2
1.22 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 850m2 527m2 3689m2
1.23 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 620m2 425m2 2975m2
1.24 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 539m2 252m2 1764m2
1.25 E2 2747m2
1.26 E2 123m2 20m2
1.27 B1 18323,0 m P 188m2 78m2 78m2

24604m2 15268m2 150464m2
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VKUPNO

nadzemen parking so podzemni nivoi
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2.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 566m2 324m2 2267m2
2.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 509m2 287m2 2011m2
2.3 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 430m2 199m2 1392m2
2.4 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 596m2 279m2 1955m2
2.5 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 483m2 249m2 1746m2
2.6 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 597m2 251m2 1754m2
2.7 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 397m2 282m2 1977m2
2.8 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 379m2 253m2 1771m2
2.9 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 568m2 321m2 2247m2
2.10 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 355m2 139m2 973m2
2.11 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 441m2 217m2 1520m2
2.12 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 237m2 120m2 839m2
2.13 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 272m2 162m2 1134m2
2.14 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 290m2 170m2 1191m2
2.15 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 369m2 174m2 1216m2
2.16 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 654m2 326m2 2282m2
2.17 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 758m2 389m2 2723m2
2.18 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 480m2 298m2 2086m2
2.19 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 459m2 243m2 1701m2
2.20 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 612m2 275m2 1924m2
2.21 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 304m2 168m2 1178m2
2.22 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 605m2 306m2 2142m2
2.23 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 432m2 145m2 1017m2
2.24 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 423m2 275m2 1928m2
2.25 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 611m2 315m2 2205m2
2.26 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 768m2 275m2 1926m2
2.27 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 550m2 235m2 1644m2
2.28 V5 9,00M P 156m2 82m2 82m2
2.29 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 439m2 240m2 1680m2
2.29.1 A3 A4,B1,B2,B4 do 40% 13,20M P+3+Pk 338m2 217m2 1085m2
2.30 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 516m2 319m2 2233m2
2.31 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 440m2 235m2 1645m2
2.32 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 397m2 268m2 1876m2
2.33 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 547m2 383m2 2681m2
2.34 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 416m2 282m2 1974m2
2.35 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 484m2 339m2 2372m2
2.36 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 708m2 456m2 3193m2
2.37 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 547m2 228m2 1596m2
2.38.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 345m2 127m2 889m2
2.38.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 421m2 215m2 1505m2
2.39 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 523m2 265m2 1856m2
2.40 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 584m2 295m2 2064m2
2.41 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 520m2 267m2 1869m2
2.42 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 502m2 327m2 2288m2
2.43 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 514m2 321m2 2245m2
2.44 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 705m2 372m2 2602m2
2.45 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 624m2 306m2 2139m2
2.46 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 260m2 116m2 815m2
2.47 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 246m2 141m2 984m2
2.48 E2 33m2 20m2
2.49 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 994m2 612m2 4287m2
2.50 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 514m2 365m2 2552m2
2.51 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 422m2 217m2 1521m2
2.52 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 354m2 187m2 1307m2
2.53 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 1105m2 574m2 4020m2
2.54 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 745m2 395m2 2766m2
2.55 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 496m2 228m2 1593m2
2.56 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 514m2 351m2 2458m2
2.57 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 1091m2 633m2 4434m2
2.58 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 607m2 321m2 2247m2
2.59.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 133m2 127m2 889m2
2.59.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 144m2 99m2 693m2
2.61 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 312m2 174m2 1218m2
2.62 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 387m2 248m2 1736m2
2.63 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 362m2 224m2 1568m2
2.64 A2 A4,B1,B2,B4 do 40% 13,20M P+3+Pk 153m2 80m2 400m2
2.65 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 479m2 156m2 1094m2

32221m2 17030m2 118141m2
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3.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 1201m2 688m2 4815m2
3.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 403m2 275m2 1927m2
3.3 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 747m2 403m2 2819m2
3.4 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 539m2 252m2 1767m2
3.5 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 400m2 175m2 1226m2
3.6 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 475m2 223m2 1559m2
3.7 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 854m2 499m2 3496m2
3.8 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 455m2 310m2 2169m2
3.9 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 471m2 194m2 1358m2
3.10 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 481m2 309m2 2163m2
3.11.1 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 329m2 216m2 1512m2
3.11.2 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 335m2 221m2 1547m2
3.12 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 322m2 230m2 1610m2
3.13 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 516m2 360m2 2521m2
3.14 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 348m2 218m2 1526m2
3.15 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 516m2 246m2 1721m2
3.16 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 447m2 214m2 1495m2
3.17 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 321m2 118m2 828m2
3.18 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 650m2 425m2 2975m2
3.19 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 458m2 312m2 2184m2
3.20 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 455m2 281m2 1967m2
3.21 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 417m2 229m2 1603m2
3.22 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 444m2 304m2 2129m2
3.23 A2 A4,B1,B2,B4 do 40% 19,20M P+5+Pk 342m2 175m2 1223m2
3.24 A4 29,0M P+7+Pk 2865m2 1775m2 15979m2
3.24.1 E2 98m2 20m2
3.25 A2 A4,B1,B2,B4 do 40% 29,0M P+7+Pk 1685m2 846m2 7614m2
3.25.1 E2 61m2 20m2

16635m2 9539m2 71734m2
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VKUPNO

KLASA NA NAMENA POVR{INA %

A2-DOMUVAWE VO STANBENI ZGRADI 5,58 30,0%

A4-VREMENO SMESTUVAWE 0,28 1,5%

V4- DR@AVNI INSTITUCII                 1,24 6,7%

V5-VERSKI INSTITUCII 0,02 0,1%

D2-ZA{TITNO PARKOVSKO ZELENILO 1,40 7,5%

KORIDOR NA REKA VARDAR 2,00 10,7%
E-INFRASTRUKTURA                                                                           
E2 - NADZEMEN PARKING SO PODZEMNI NIVOI                      
E2 -  TRAFOSTANICI 0,30 1,6%

SOOBRA}AJNI POVR{INI 7,81 41,9%

VKUPNO 18,63 100,0%
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the role of public administration
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1990-2020:  1,9 times 
more floor area

Zoom on one block

1990

Jovan Ivanovski (2008)Skopje Raste, joint project by Reactor - Research in action and Arhitektri

1990

1990

2012

2012

2012

2020

2020

2020

urban process: city densification (Debar Maalo)
Madzir Maalo - Debar Maalo/Bunjakovec, Skopje, Republic of Macedonia 



urban process and “players”

city of Skopje GUP

DUPmunicipalities

investitors/
developers

owners
urban 

densification
(demolition - 

reconstruction)

social 
mix 
or 

replacement?

Madzir Maalo - Debar Maalo/Bunjakovec, Skopje, Republic of Macedonia 



DWELLINGS UNIT SELLING PRICE. Simplified comparative estimation 
 
 

     
 

m2 price-euro price/m2 
Butel 1 70 30000 429 
Cento 60 25000 417 
Cento 54 30000 556 
Cento 55 28000 509 
Cento 70 49000 700 

 
  524 

Cair 73 50000 685 
Cair 59 31500 534 
Cair 85 46750 550 
Cair 59 36000 610 
Cair 72 54000 750 
   627 
Gjorce Petrov 66 58600 888 
Gjorce Petrov 71 63000 887 
Gjorce Petrov 98 90000 918 
Gjorce Petrov 117 55000 470 
Gjorce Petrov 90 58500 650 

 
  736 

Novo Lisice 68 68000 1000 
Novo Lisice 63 65000 1032 
Novo Lisice 49 64000 1306 
Novo Lisice 89 84000 944 
Novo Lisice 75 57000 760 

 
  983 

Aerodrom 85 85000 1000 
Aerodrom 60 62000 1033 
Aerodrom 93 110000 1183 
Aerodrom 75 85000 1133 
Aerodrom 92 85000 924 

 
  1054 

Debar Maalo 76 102600 1350 
Debar Maalo 122 134000 1098 
Debar Maalo 73 98500 1349 
Debar Maalo 85 105000 1235 
Debar Maalo 58 74000 1276 
   1242 
Centar 60 77000 1283 
Centar 68 92000 1353 
Centar 45 57000 1267 
Centar 79 97500 1234 
Centar 69 86250 1250 
   1276 
     

 

 

“Although I miss data to verify how large is the migration of old residents 
towards other part of the city, I was able to discover that this phenomenon at 
least exists.

In many interviews I had with older residents in Bunjakovec, they claimed that 
a significant number of their former neighbors decided to leave as they could  
substitute their new apartment with a cheaper one somewhere 
else, using the surplus for other improvements of their living standards ... 

... Some claimed that many older neighbors also left the neighborhood due to 
their inability to enjoy their common neighborhood life.

results

Jovan Ivanovski (2008)

Jovan Ivanovski (2008) Dwelling unit selling prices
Simplified comparative estimation,  09/2014 

Madzir Maalo - Debar Maalo/Bunjakovec, Skopje, Republic of Macedonia 



Microzones defined by OICT 
(Real estate monitoring center of the city of Torino)

Microzone 5: Garibaldi _ Area Quadrilatero Romano

Microzone 20: Porta Palazzo
Microzone 21: Palermo _ Area Aurora

between center and perifery
Porta Palazzo, Torino, Italy 



‘80s
Porta Palazzo, Torino, Italy 



today
Porta Palazzo, Torino, Italy 



the role of public administration

1998 -> 2001 
urban pilot program “The Gate - living  
not leaving”, urban regeneration pro-
gram financed mainly by EU, City of 
Torino, Ministry of Public Works

2002
Progetto “The Gate - Porta Palazzo” 
becomes local development agency, 
financed by City of Torino

Porta Palazzo, Torino, Italy 



the role of public administration “environmets”

built sustainable social economic cultural
Tavolo Abitare Sociale a Porta Palazzo

Abitare a 360°
Piani di Recupero Obbligatori

Proposte per il Patrimonio immobiliare pubblico
Riqualificazione Piazza della Repubblica

Centro Palatino
Abitare Porta Palazzo

Rilevazione del degrado abitativo
Nuovi alloggi per anziani

Bando Facciate 1 e 2
Progetto restauro Ordine Mauriziano

Nuovo parcheggio S.Pietro in Vincoli e risiste-
mazione del sagrato

Recupero ex stazione Torino-Ceres
Riconversione funzionale ex officine comunali di 

Via Cecchi
Risistemazione di via e piazza Borgo Dora

Via pedonale sull'ex canale dei Molassi
Studio sul mercato immobiliare e stock abitativo

Accompagnamento al recupero del Cortile del 
Maglio

Nuova illuminazione di c.so Giulio Cesare
Avvio alla riqualificazione dell'isolato Santa 

Croce
Area San Pietro in Vincoli

Progetto generale luce per l'area del progetto 
"The Gate", Porta Palazzo

Community Planning Week-end: Fuori orario
Quinta scenografica

Mercati S-coperti

Impegniamo Porta Palazzo 
per la riduzione dei rifiuti

Cortili verdi
Fondazione Rosselli
Energia di quartiere

L'energia: soluzioni per il 
risparmio energetico

Alluvione
Verde in scatola

Da rifiuto a risorsa

NESSUNO ESCLUSO – la 
sicurezza che puoi fare

In piazza s'impara
Porta Palazzo è il mio 

quartiere
Spazio ai bimbi... e il giar-

dino rinasce!
Percorsi di cittadinanza 

attiva
Gener-Action - giovani per 

porta palazzo
A spasso con Sherazade

(Qec-ERAN) Programmi europei sulle pari opportunità
Progetto Spazi al femminile: dalla scuola al quartiere

La rete sui giovani ed i minori: Il Tavolo Giovani di Porta 
Palazzo

Il Comitato Sicurezza di Porta Palazzo: una rete fra cittadi-
ni, istituzioni e forze dell’ordine

Una Finestra sulla Piazza: un progetto per i minori stranieri 
non accompagnati

Progetto l’Sciangai: economia informale e cittadini stranieri
Il Ramadan a Porta Palazzo: conflittualità e sperimentazio-

ni
Il Natale a Borgo Dora: sinergie da accompagnare

Sportello d’Informazione rivolto alla popolazione migrante 
cinese

Festa della donna: Il mercatino delle operatrici dell’ingegno
Polo Educativo di Porta Palazzo

Progetto Focus su c.so Giulio: una ricognizione sul senso 
di sicurezza con l’uso di fotografie

Progetto Nafidat
Laboratorio Montserrat

Extra-informa
Una scuola al plurale

Oltre la strada

Consorzio Borgo Dora
Progetto Portici - Galleria 
Umberto I
Azione di empowerment 
rivolta agli operatori ex 121
Promozione degli opera-
tori dell'ingegno su canale 
Carpanini
Percorso di accompagna-
mento alla nascita di un’as-
sociazione di commercianti 
marocchini
Via dalla strada
Centro italo-arabo dar al-
hikma
Se l'economia è sociale
Frutti della qualità
Balon al centro
Il restauro dell'artigianato 
(vetrina mobile)

Geodesign
Bibliomigra
Galleria Umberto I
Borgo Dora
Food Market Festival
2 tiri a Porta Palazzo
Teatro
Multimedia
Giovani idee
Alcune campagne di comunicazione
Comunicazione Cantiere Porta 
Palazzo
Turisti per casa
Balôn al Centro
Progetti per il territorio
Orchestra di Porta Palazzo

Progetto “The Gate - Porta Palazzo”

Porta Palazzo, Torino, Italy 



within the urban process: built environment renewal
Porta Palazzo, Torino, Italy 



	 Project financed by 
Compagnia San Paolo	
	 27 dwellings: 
one-room and two-rooms 
dwelling
	 136 people:
. 77 long stay + 59 short stay
. 53% in housing stress con-
ditions + 47% city users
. mainly couples and singles
. avarage age: 31 
	 occupation: 80%

within the urban process: built environment renewal and social housing projects
Porta Palazzo, Torino, Italy 



BOOKS FOR PRESENTEsploriamo Porta
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within the urban process: initiatives spreading
Porta Palazzo, Torino, Italy 
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within the urban process: controversies spreading
Porta Palazzo, Torino, Italy 
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results: some figures
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OPEN QUESTIONS

If in liberal and neoliberal cities both top-down and horizontal approach lead, even 
if in different ways, to similar results, can social issues really guide and inspire poli-

cies?

If the public is not a provider but an enabler, what is really needed to be enabled? 

Is it possible to guide speculation, profit to reach sustainable social results?

If land and real estate market generates the social division of space, 
  on one hand, into marginal areas of lower environmental quality populated by lower classes, 
  and on the other hand, into valuable, functional, artistic, symbolic areas inhabited by upper
classes...

...within this system, how is it possible to solve crucial urban issues?


