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Abstract

:

In the last few decades the renewal of waterfront contexts has been especially inspired by neoliberal approaches favoring the creation of residential units and entertainment facilities. However, sustainability frameworks suggest that the economic dimension should be interpreted in a way that goes beyond the profitability of the interventions and that takes into account non-monetary values as well. In light of the complex social value (CSV) theory—which considers as a fundamental value component the intrinsic values attributed by communities to environmental and cultural heritage resources—this article proposes the adoption of exploratory methods to firstly map and then integrate citizens’ points of view into the evaluation and design of redevelopment scenarios, selecting the ex-industrial complex of Officine Piaggio (Italy) as a case study. Survey results highlighted that discrepancies between the new functions advanced by official redevelopment proposals and citizens’ opinions were present, and that values such as memory and collective meaning need to be considered if multidimensional sustainability represents a goal. Coherent with these results, a new project scenario is then envisioned and implications related to the application of exploratory methods in the decision-making and policy-design processes are finally advanced.
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1. Introduction


The redevelopment of waterfront contexts is a multifaceted issue that has received great attention in the last decades, and some of the dimensions that definitely need to be taken into account during the decision-making and policy-design processes concern the environmental, economic, cultural and social sustainability of the hypothesized interventions [1,2,3,4,5,6]. However, generally speaking, the public decision-making process has sometimes been subordinated to the pressure received from big companies, a strong focus on financial gains and the conducting of inefficient appraisal procedures [7]. In light of the complex social value theory [8,9,10], the preferences expressed by different stakeholders and the non-monetary values assigned both to the status quo (current values) and to project options (foreseen values) should be included in the evaluation of redevelopment scenarios [11,12,13,14], instead. This is of particular importance especially when cultural heritage resources are involved: in fact, as underlined by the literature [15], cultural heritage can contribute to the well-being of communities, mitigate the impacts of cultural globalization and also become an incentive for sustainable economic development. Moreover, the process of re-use of abandoned or inefficiently used historic buildings is central for revitalizing communities and improving their quality of life.



In line with this framework, in this paper we adopt exploratory methods capturing residents’ and non-residents’ points of view as a way to investigate the non-monetary values of waterfront contexts, to explore their intrinsic values [16] and to critically evaluate potential and actual courses of action. We apply this approach to the case of Officine Piaggio, i.e., an abandoned ex-industrial waterfront complex located in Finale Ligure (Italy). This case study seems of particular relevance, since the redevelopment of Officine Piaggio is currently the object of a lively debate between private owners, the local public administration (i.e., the Region and the Municipality), Fondo Ambiente Italiano (i.e., a no-profit devoted to the safeguard of environmental and cultural heritage assets located in Italy), inhabitants and tourists. The argument concerns the actions to be pursued in relation to the protection, transformation or even demolition of this compound, and it may be advanced that a structured investigation of its multiple value components could better inform the decision-making process and overcome top-down approaches favoring short-term economic goals and excluding potential historical, symbolical, cultural and aesthetic values.



In dealing with this case study, we have tried to follow a sustainable development framework throughout the whole research process, from the definition of the research questions, to the choice of the research methods adopted, to the outline of a competitive framework incorporating sustainability elements, to the performance of the SWOT analysis and the final proposal of a sustainable redevelopment scenario. Overall, we examine the role of historical knowledge, memory and symbolic meaning in shaping preferences towards different regeneration hypotheses and we propose the inclusion of results in traditional SWOT analyses. In Section 2 we provide an overview of the debate concerning the sustainable redevelopment of waterfront contexts and of the approaches that can be followed to foster the multidimensional sustainability of the interventions, together with their components of risk and uncertainty [17,18,19,20]; in Section 3 we describe the peculiarities of the case study under investigation, underlying its significance and elements of originality; in Section 4 we outline the research design, with particular attention to the process followed and to the stakeholders involved; in Section 5 we present and discuss the main results, highlighting that memory and attachment to the ex-industrial complex are still present among survey participants, and that consequently redevelopment scenarios should capitalize on the industrial heritage providing uniqueness and meaning to the place; finally, in Section 6, we draw conclusions and suggestions on future steps for research.




2. The Sustainable Redevelopment of Waterfront Contexts: Literature Background


2.1. Sustainability Issues


Following a physical perspective, waterfront is defined as a unique spatial interface created by the encounter of water (i.e., ocean, sea, lake, river) with urbanized land [21]. As a consequence of the industrial decline that has affected many cities and towns in the last century, since 1970s waterfronts such as ports, docks, power stations and industrial complexes have started to be the focal points of regeneration and re-use projects, and in some cases they have even assumed a central role in the urban renewal of cities, as the examples of Sydney, Hong Kong, London and Toronto—among the others—clearly show [21]. Even if the scale of the interventions may undoubtedly affect their complexity and economic relevance, it is now common knowledge that waterfront redevelopment projects need to take into account environmental, economic, cultural and social sustainability issues [1,2,3,5,22]. In fact, it is recognized that planned interventions should not only secure the quality of water and the environment, but they should also allow a mixed use of the space, both functionally and socially; moreover, local community and stakeholders should be involved in the decision-making process from the very beginning and the preservation of the industrial past should be considered an asset giving character and meaning to the new context. For instance, the historical and architectural values of the buildings and of the context as a whole should be considered as a resource providing uniqueness and inspiring sustainable transformation scenarios. Additionally, revitalization should be conceived both as an ongoing process and as a long term objective, to be achieved independently from short-term interests, included the economic ones [23].



As suggested by some scholars, the discourse about economic value has been shaped in recent times mainly by an approach inspired by neoliberal urbanism [24,25], in which the concepts and praxes of market rationality, competitiveness and entrepreneurialism dominate [25]. In practical terms, this approach has been translated in many cases into the building of expensive apartments and into the creation of commodified places of leisure and entertainment [25,26], pursuing what has been defined as a “post-industrial, post-Fordist residential, work and leisure lifestyle” [27] (p. 114). With particular regard to the real estate sector, potential returns on investment can be 40–60% higher for waterside residential units [21], and it is known that projects involving the waterfront generally foster increased land and property values [28].



However, redevelopment projects can nevertheless generate benefits affecting a wider part of society, e.g., through the creation of jobs and the enhancement of the aesthetic quality of lands previously subject to degradation and even abandonment [25,29]. Depending on the objectives and stakeholders involved, interventions can thus have different sociocultural values, and even if the neoliberal approach has been predominant, examples of waterfronts converted for instance into places for social housing or having socially-oriented functions exist [30]. Additionally, some contributors have underlined that waterfronts should be conceived as inherently public assets, and that consequently multi-use functions that fit with the community’s shared goals should be envisioned [31], as it happens for other urban and peri-urban milieus [32]. In this context, the historic and cultural sustainability of the interventions [33], together with the power of redevelopment for the conservation (or the alteration) of local identities need to be taken into account as well, especially when the buildings and the context at large present characteristics of architectural exceptionality [34], they have historic significance and are perceived as part of the identity of the place [28,35]. However, if on the one hand projects that preserve the uniqueness and sense of place should be encouraged, on the other one this line cannot be taken for granted: for instance, in the case of the regeneration of the Golden Horn (Instanbul, Turkey), the project has threatened listed buildings and monuments and it has also implied the demolition of historical industrial facilities [28]; the same can be said for the case of the Queensborough neighborhood of New Westminster (British Columbia), where industrial buildings providing historical distinctiveness to a waterfront area have been demolished to enable the construction of more modern and homogeneous apartments [36].



Within this framework, the non-monetary component of value (e.g., legacy and bequest value) assumes strategic importance in the decision-making process [37], particularly for the components of existence, identity and memory for future generations [38,39,40,41]. Given that sustainable adaptation assists in preserving the cultural identity of the waterfront, it is thus important to engage the community and all interested parties in the decision-making process relating to heritage conservation. As explained in the following section, the value theory for cultural heritage and environmental assets incorporates the consolidated literature, but taking into account the recent research on the creation of value linked to landscape and ecosystem services [42,43,44,45] seems absolutely central.




2.2. The Complex Social Value Theory and the Intrinsic Value Component


The Complex Social Value (CSV) theory recognizes that the value of a landscape, environmental or cultural heritage resource is the result of the combination of its economic values and its intrinsic/cultural values (e.g., historical, symbolical, social, aesthetical), which can be deduced from the role that the resource plays in a certain cultural, institutional or social context [46,47]. As affirmed by the literature [48], economic values can be subdivided into use-values (i.e., the benefits that are enjoyed by the subjects that directly experience the cultural good) and non-use values (i.e., the value that is attributed to a cultural good by a subject, even if he/she has not directly experienced that good yet or she/he will never experience it). However, as underlined by Throsby, it is likely that some elements of the cultural value of the asset cannot reasonably be expressed in financial terms, even though they are important for decision-making [49]. In fact, “heritage decision making is constantly faced with the long-term implications of strategies for conservation, upgrading, and adaptive reuse of buildings and sites” [49] (p. 49), and both the precautionary principle—which supports a risk-averse line when irreversible consequences are possible- and intergenerational equity issues need to be taken into account if a sustainable development approach is desired [49]. In a sustainability framework, the CSV seems a particularly suitable approach since it expresses the different value components coherently with the nature (e.g., quantitative and/or qualitative) of the components themselves [50,51]: this means that, for instance, intrinsic values should not necessarily be expressed through monetary terms but through weights and indexes, instead. These peculiarities distinguish the CSV theory from the Total Economic Value (TEV) approach, i.e., a well-established framework that aims to translate into monetary terms both use and non-use values, instead [10].



Essential steps in CSV-inspired evaluations are represented by the mapping of the stakeholders, by the identification of the intrinsic values attributed by them to the resources under study, and by the investigation of the utility and meaning that different users attach to hypothesized interventions [46,52]. According to recent examples of “new architectural assets” and to Forte and Fusco Girard [52], the notion of the ‘complex social value’ proposes a particular experience for the fruition of the historical/cultural heritage: in the evaluation of the beauty of new urban design projects, the fruition becomes what integrates the ‘use value’ with the research of immaterial components (symbols, meanings, originality, etc.). As Forte and Fusco Girard say, “The evaluation of the complex value of beauty that characterizes some new architectural assets, integrating tangible and intangible aspects, helps in revitalization of urban spaces projects, promoting also creative capacity” [52] (p. 160). This means that—as in the present case study—the intrinsic values are not only the historical, symbolic and aesthetic ones, but they also include the preservation of the characteristics of the cultural good and of the context, together with their perception at the time of use. They incorporate memory and beauty education, with the aim of increasing among stakeholders the awareness about the stratification of these values, which—coherently with a sustainable dimension—contribute to the quality of life of those who benefit from these territories, both inhabitants and tourists.



Overall, not only the points of view of experts, decision-makers and economic stakeholders should be considered in redevelopment projects, but also the opinions of citizens, “insiders” and “outsiders”. According to Cerreta et al. [16], the perception of the site and of the regeneration process is generally different for “insiders” and “outsiders”: for instance, developers and policy-makers may be outsiders, but an outsider can also be a person who does not belong to the local community, the same socioeconomic group or does not have the same education and training. In other words, insiders and outsiders perceive a given context through the filter of their social and cultural background. Even if “the issue of community participation raises many questions about the extent and validity of the knowledge and opinion of local communities” [5] (p. 124), it can be stated that the engagement of residents and locals should be systematic. Also, it can be implemented at different stages of the project: at the beginning, to map communities’ values and needs and thus better inform the decision-making and policy-design processes [53], but also in a following stage, to better validate waterfront development solutions [31] and make choices acceptable for the community [11]. If totally bottom-up approaches are sometimes neither possible nor recommendable, the inclusion of citizens and stakeholders’ points of view from the very beginning has the benefit to open a debate, arise public awareness, highlight conflicting positions and thus stimulate decision-makers to find mediating solutions or at least to justify their intended course of action. However, it must be noted that in some cases public presentation programs of waterfront redevelopment projects have been conceived only as a place-marketing strategy and as a means of persuasion [27], and overall democratic participation has often been marginalized in favor of economic and financial considerations [27].



As underlined in the previous paragraphs, the sustainable redevelopment of waterfront contexts is a multidimensional issue, and its multifaceted values cannot be expressed only in monetary terms. For this reason, the theoretical background of the CSV is increasingly closely linked to the strategic assessment tools to support decision-making, detailed in the following paragraph.




2.3. Theoretical and Methodological Approaches for Decision-Making


In general, the techniques more frequently adopted to map citizens’ preferences and values are usually focus groups, open forums [27], interviews and surveys [5]. Then, citizens’ and other stakeholders’ opinions can be integrated together with the ones expressed by experts, sometimes following analytic hierarchy processes [11] or multiple criteria decision analyses approaches that entail the weighting and the aggregation of the values assigned to the different attributes of the decision problem [51]. A common topic that is usually examined is, for instance, the identification of the priorities and new functions to be assigned to the redevelopment scenarios [54]. Citizens’ points of view about different project options are then frequently investigated through visual preferences assessment techniques [55,56,57], where images are used as triggers to stimulate participants to express their preferences, ratings and thoughts about different possible solutions. This approach can be a useful contribution of passive participation towards the implementation of urban policies.



If appropriate, qualitative and soft values can then be converted in monetary values through the willingness to pay (WTP) approach, which is deemed particularly effective in communicating the values attributed to the changes brought by a project [58]. About this point it must be underlined that the WTP approach has been used as a method aiming at satisfying different research and policy-making needs. For instance, some authors have used the WTP approach to calculate the TEV brought by restoration/regeneration projects (i.e., selecting a representative sample of respondents and then extending the WTP amounts to the whole community identified as benefiting from the project itself) [59], especially when conducting cost-benefit analyses aiming at evaluating the opportunity of implementing a specific project and its financial sustainability [59,60]. However, the limits of this kind of application have been widely underlined by the literature, and one of the major weaknesses—apart from the hypothetical nature of the scenario proposed, the free-rider issue and the ways in which the problem statements are formulated [59]—is the difficulty in determining the beneficiaries of the project and/or the subjects that may be affected and interested by the hypothesized changes, but also in choosing whether values should be aggregated over individuals or households [61].



Others consider WTP as a method to predict future demand curves and estimate possible private monetary contributions helping the financial sustainability of a project [62], instead. Then, recent studies have mainly considered it as a tool useful to translate in objective terms—through the means of monetary amounts—subjective judgments and to identify possible correlations between expressed WTP amounts and characteristics of respondents (e.g., socio-demographics but also knowledge and direct experience of the sites under investigation) [61,63,64]. In this last case the aim is to identify possible WTP trends and sometimes to orient the policy-design and decision-making process (e.g., selecting which interventions should be prioritized, establishing appropriate fundraising strategies, but also gaining a greater awareness about the relationships possibly occurring between specific characteristics of individuals and the attitudes towards a given site). As highlighted in Section 4, in this study we will embrace the WTP approach in this last connotation.





3. The Case of Officine Piaggio (Italy)


3.1. Aims of the Study and Research Questions


Coherently with the framework described above, in this paper we propose the adoption of exploratory approaches aiming at capturing citizens’ values and preferences as a way to orient project solutions, to be integrated with well-established techniques such as SWOT analyses and to be compared with the guidelines suggested by experts in the fields of architecture, urban planning and conservation. More particularly, we propose the empirical application of exploratory approaches to the case of Officine Piaggio (Finale Ligure, Italy), a private ex-industrial waterfront complex that is currently abandoned and for which some redevelopment alternatives—not entailing the extensive conservation of the buildings—have officially been proposed under the form of the Urban Operational Plan (U.O.P.).



Through the conduction of a survey that involved a total of 216 residents and non-residents, we aimed at answering to the following questions:




	(a)

	
Which are the values associated by survey participants to Officine Piaggio? Are participants in favor of the demolition or the conservation of the complex? The aim is to highlight the perception of citizens on the value components; in fact, the outcomes generated by the conservation of memory, by the restoration and protection of the architectural buildings and the context are not yet sufficiently investigated in the literature;




	(b)

	
How do participants value the project hypotheses proposed by the U.O.P.? Are participants’ judgments related to the values they associate to the complex and/or to some personal characteristics? The goal is to investigate participants’ opinions about project hypothesis and verify if these hypotheses meet participants’ needs, values and preferences;




	(c)

	
What are the new uses envisioned by survey participants for the Officine Piaggio area? Do they reflect the ones proposed by the U.O.P.? These questions aim at comparing current public policies with participants’ opinions, to determine if they are consistent or if some discrepancies exist.










3.2. Officine Piaggio: History, Territorial Context and Competitive Framework


The Officine Piaggio complex is located along the coast of Finale Ligure, i.e., an 11,000-inhabitants town that belongs to the Savona province. The local economy relies on industrial and craft activities, but especially on summer seaside tourism. In fact, the town has become an appreciated tourist destination since the 1950s, and it has progressively experienced a significant expansion of holiday houses.



The Officine Piaggio complex, which extends over an area of 52,400 m2, is today in a state of severe degradation, but during the 20th century it strongly influenced the economic growth of the community and village of Finale Ligure (Figure 1). Generally speaking, the Ligurian Riviera waterfront shows many examples of industries built along the coast due to the geomorphology of the region and the proximity to the main communication arteries: the railway line and the Aurelia road [65].



The history of Officine Piaggio starts in 1900, when Rinaldo Piaggio (1864–1938) decided to open a new branch of his business in Finale Ligure for the wood processing industry [66]; then, in 1907 the first warehouses, designed by the architect Riccardo Haupt, were built close to the railway line. The task of expanding the industrial plant to host the production of airplanes and seaplanes is then entrusted to the young Piedmontese architect Giuseppe Momo (1875–1940), as confirmed by the drawings kept in the Turin State Archives, who built the large experimental hangar in reinforced concrete between 1917 and 1920. The hangar system is of exceptional value since it is unusual and innovative for an industrial building [67]: it is made up of a single central nave (22 m height × 26 m width × 100 m length), flanked by five sheds on the sides. Between 1917 and 1920 Momo also designed the sheds for the Officine Motori and in 1937 the Palazzina Uffici, using a rationalist style with stereometric volumes and ribbon windows [68]. Up to 2000, the Piaggio factory district has grown in specialization and has played a key role in the aeronautics industry. The factory has been abandoned since 2013, when it was decided to move the production to Villanova d’Albenga, and Piaggio decided to sell the property of Officine to the Finalmare S.p.a. company. In 2007, an Urban Operational Plan (U.O.P.) proposing the demolition of the complex—with the exception of 200 square meters of the hangar—in favor of the creation of a new residential and touristic district was advanced. In 2013 a U.O.P. variant allocating some space to public functions but still prioritizing touristic and real-estate purposes was then proposed. At present there is not a regional, provincial or municipal plan that prescribes the protection of the area and the conservation of the buildings, with the exception of the prohibition of demolition expressed in 2016 by the local Soprintendenza, i.e., the local branch of the Italian Ministry of Cultural Activities and Heritage. Soprintendenza justified this position with the following statement: “With demolition the inseparable relationship between the natural landscape and the built-up area of the city of Finale would be lost immediately” (declaration of cultural interest, 2016). Additionally, local associations are asking for the conservation of these architectures. In particular, Salvaguardia del Finalese association and the national foundation Fondo Ambiente Italiano (FAI) have organized events and conferences to promote a revision of the proposals advanced in the U.O.P., which seem to be unsustainable from the environmental and the sociocultural points of view. In this context the survey was born as a tool to investigate the relationship between the industrial complex and the population and it aims to deepen the motivations in favor of the conservation or demolition of these structures.





4. Materials and Methods


The research process was carried out following four phases (Scheme 1):



Phase 1 (the brief) focused on the analysis of the competitive framework and on the mapping of the stakeholders. More particularly, in Phase 1.1 the first step of the brief was represented by the design and analysis of the competitive framework, with the gathering of information regarding the historical–architectural characteristics of the buildings (see Section 3.2), the protection and planning issues, the valorization plans for the territory and social, cultural and tourism indicators. Scheme 2 summarizes the final data warehouse, divided into three macro-themes, represented in turn by a set of indicators (right column of Scheme 2): (1) social, economic and cultural structure; (2) conservation and planning; (3) landscape, waterfront. This structuring of data and indicators was instrumental to the application of the SWOT of phase 3, performed after the survey. Data were gathered concerning three different territorial scales: the regional one (Liguria Region); the provincial one (province of Savona, which covers an area of 1545 km2 and includes 68 municipalities); and the municipal one (municipality of Finale Ligure).



In Phase 1.2 we developed a conceptual map taking into account all the interested parties, useful both in the research phase and in a subsequent phase of the design process to understand the relational dynamics that exist between the actors involved [69,70,71,72]. We divided the stakeholders into two categories according to their characteristics, making reference to the best-known models in the stakeholder mapping literature—e.g., CIA, Gephi and Mendelow methods, approaches used by UNESCO—[73,74]: active stakeholder or insiders, such as the private owner of the area, the public (represented by the municipality of Finale Ligure and the Soprintendenza) and the associations involved; passive stakeholders or outsiders such as tourists and residents. The target identified for the questionnaires takes into account all the passive stakeholders, as possible users directly involved in the impact of the ex-industrial area redevelopment project.



Phase 2 (the design of the survey process) included the outline of the research questions and of the questionnaire, followed by the administration of the questionnaire, the data mining step (structure of the metadata, categorization, data entry, harmonization and standardization of data) and statistical elaboration. The questionnaire starts with an introductory paragraph that includes a brief presentation of the research aims and the instructions for completing it.



The questionnaire is divided into four sections, which cover four different fields of investigation (Scheme 3):



In Section A the knowledge of the ex-industrial site and the events related to it (such as the choices made by the local administration and by the Soprintendenza, the perception of the site and its memory) are investigated. In Section B a specific question asks participants to rank possible new uses. Then, it is asked about the Willingness to Pay (WTP) for a project to redevelop the area, i.e., how much participants would be willing to pay—in the form of a donation—to finance activities they think are proper for the area and the community. More specifically, coherently with a sustainable development approach, the benefits possibly stemming from the implementation of a regeneration project regard the enhancement of the buildings under study and of their environmental context, the preservation of the historical and symbolical values related to the architectures and the implementation of a mix of functions that may satisfy the cultural, recreational and economic needs emerged from the analysis of the competitive framework and waiting to be directly evaluated by passive stakeholders. In our case the goal of the WTP-related question is to highlight possible trends and correlations between WTP amounts and participants’ characteristics, as well as to translate into quantitative terms if and how much the subject is really interested in the conservation and regeneration of the architectural complex; it does not serve as the basis of an economic estimation of the total economic value of the project.



In Section B questions asking participants both to visually evaluate the hypothetical projects proposed by the U.O.P and to justify their judgments are also included. In Section C respondents’ cultural consumption patterns (e.g., attendance of cultural events or belonging to associations) are mapped, whereas Section D traces demographics and includes questions useful to distinguish residents from non-residents.



Due to the delicate situation of the area (i.e., privately owned but subject to public interest), some difficulties occurred during data collection, and questionnaires were administered in person by researchers at different times over a period of one year (from April 2017 to April 2018). Participants were randomly selected by researchers in different areas of Finale Ligure (e.g., local library, beach, main streets of the city center) to increase the probability of approaching different passive stakeholders. The data obtained from 216 questionnaires were then analyzed (Phase 2.2) to describe and summarize the salient aspects of the research. More particularly, data were analyzed by the means of descriptive statistics and chi-square tests of independence. Subsequently (Phase 2.3), results were interpreted thanks to the information obtained in the previous steps (Phase 1.1 and 1.2) and in light of statistical analyses.



In Phase 3 results were integrated into the SWOT analysis scheme to carry out strategic evaluations. In particular we included the themes of “memory” and “values,” widely investigated by the questionnaires, in the canonic structure of SWOT analysis. The issues under evaluation concern the topics of accessibility, process, memory and values. The themes are then evaluated through the application of a symbol: “+” if they present positive characteristics; “+/−” if they have both positive and negative characteristics; “−” if they have negative characteristics. The evaluations are then compared with the outputs obtained from the survey to arrive at the definition of sensitive topics (Scheme 4).



In Phase 4 a project scenario was elaborated, both following the guidelines recommended by the literature and taking into account survey participants’ values, preferences and needs. In Phase 4 additional guidelines stemming from the research process are also outlined. More particularly, eight macro-categories related to sensitive issues have been identified (landscape, conservation, waterfront, enhancement, user basin, connection, flows) within which the main principles are specified. These are interconnected categories that try to clarify the complexity of the theme and the area with the primary objective to maintain the readability of the place and of what it represents.




5. Results and Discussion


5.1. Survey Results


During the survey campaigns a total of 216 questionnaires were collected. As anticipated in Section 4, participants were randomly selected by researchers in different areas of Finale Ligure to increase the probability of approaching different passive stakeholders. In order to capture the points of view of both people having a permanent interest in the area and occasional users (e.g., tourists), we introduced a dichotomous variable related to residency, as follows:


   V 1  = {     0   =   non - resident       1   =   resident        











For the purpose of this study we define residents in a broad way, i.e., as people permanently living either in Finale Ligure or in towns that can be reached with a commuting time of maximum 30 min and that are not further than 25 km from Finale. The sample was composed of both males (52.3%) and females (47.7%), with a mean age of 46 years (Min.: 15; Max.: 77; SD: 16.7). Education levels stated by participants included high-school (44.4%), university (34.3%) and middle-school (16.7%; n.a.: 4.6%). In light of the definition adopted, residents represented 51.9% of the people involved, whereas non-residents were 42.6%; 5.5% preferred not to declare their place of residence, so their answers were taken into account only for cumulative results. Table 1 summarizes socio-demographics, whereas Table 2 presents the variables taken into account in the study.



(a) Values associated by survey participants with Officine Piaggio and relations among variables



Overall, participants mainly perceived Officine Piaggio as a complex of historical buildings (31.0%) or symbolic buildings (29.6%); 19.0% recognized them as “abandoned buildings”, whereas only 4.2% perceived them as “invasive”; 5.6% defined them in mixed ways and 10.6% did not know how to describe them. The majority of the participants (58.8%) stated that they followed the events that led to the closure of the factory and 48.1% affirmed they know someone who either used to work in the factory or works in the new one at present, thus suggesting that, to some extent, Piaggio is still linked to the local economy and to participants’ interests and memory. To test the statistical dependence between V1 and V2, we performed a chi-square test, with α = 0.001. Not surprisingly, the results highlighted that these two variables are not independent (χ2 (1) = 10.102; p = 0.001), with residents being more likely to have followed the events. Interestingly, 62.5% agreed with the point of view manifested by the local Soprintendenza (i.e., not to demolish the complex); whereas agreement (V3) is independent of variable V1, a significant association (χ2 (4) = 38.879; p < 0.001) was found between agreement (V3) and V4, i.e., the different meanings (e.g., symbolic, historical) attributed to the complex (Table 3).



Some participants (n = 96) agrred to better justify their response, providing open answers; for instance, the following ones exemplify the values attributed to the complex by participants and clarify why they supported the opinion of the local Soprintendenza: “They are a piece of heart of Finale’s inhabitants” (female, aged 18); “It represents a social and historical piece of memory” (female, aged 55); “I think that industrial areas have a collective memory value: they should be preserved and maybe converted to new uses” (female, 68 years old); “I think they’re industrial heritage and they should be treated with respect” (male, 71 years old); “The architecture of the hangar is unique” (male, 31 years old). The following quotes provide evidence of the reasons why some participants were not in agreement with Soprintendenza, instead: “I don’t think that the buildings are of particular architectural value” (male, aged 63); “They should be demolished and replaced. Something new and useful should be built” (male, aged 23); “It’s an abandoned area and I think it has no value anymore” (female, 20 years old). Content analysis applied to the texts written by participants allowed to identify four main categories of responses: the buildings have a memory and socio-historical value (45.8%); the buildings are interesting by an architectural perspective (21.9%); the area is abandoned and in the current state it has lost its value (24.0%); the buildings are not interesting by an architectural perspective (8.3%). More particularly, the concept of “memory” is connected in participants’ responses to the history of the town, to its industrial past, to the people who worked there, to the social function of the factory, to the role played by Officine Piaggio for the economic development of the area and finally to its famous brand, thus underlying the multiple facets associated with the concept.



Despite the high percentage of people agreeing with Soprintendenza, only 5.6% declared that they have actively participated in events and initiatives aiming at preserving the buildings (V5). Independently of their agreement/disagreement with Soprintendenza, 80.1% of respondents advocated for a regeneration project for the area, with only 12.0% not affirming this need and 7.9% not answering (V6). However, only a minority (37.5%) declared that they were aware of projects designed for the complex (V7), with residence being correlated to knowledge of the projects (χ2 (1) = 19.606; p < 0.001): understandably, residents are proportionally more aware of projects than non-residents.



(b) Participants’ evaluation of projects and relations among variables



A specific question aimed at identifying participants’ opinions about the validity of the U.O.P. proposals (V8). Interestingly, only 42.6% of respondents expressed an evaluation: this might highlight the difficulty for people to express a clear judgment on the basis of a picture combined with a short description, but maybe also the presence of uncertain opinions. Among the sub-set of people who responded, 57.6% attributed a low value to the projects, 33.7% a middle value and 8.7% a high value. Comments such as “It’s too aggressive”, “It does not reflect the typical Ligurian architectural style”, “It’s too residential and it doesn’t take into account the tourist component”, “It’s not useful for the community living in Finale” explain why the majority of respondents attributed low values to the projects. In order to perform a chi-square test between the values expressed for the projects and the meanings attributed to Officine Piaggio, we aggregated and re-coded some categories of V8 (e.g., 2 and 3 were merged) and then we performed the test. Results did not highlight any statistically significant correlation between the variables (p = 0.217), showing that residential and maybe environmentally invasive projects are not valued by people considering the buildings as historical–symbolic nor by those who consider them to be an abandoned complex. However, it is interesting to note that, among the respondents who both defined Officine Piaggio as “historical buildings” and expressed a judgment on the projects, 63.0% attributed a low score to the project options, and this percentage is even higher (65.5%) for people who defined them as “symbolic.” The chi-square test performed on contingency tables relating the values attributed to the projects and the residents/non-residents variable indicated that the two variables are independent too (p = 0.763), suggesting that there is not a correlation between the place of residence and approval of the projects.



Participants’ WTP for the implementation of regeneration projects coherent with their preferences (V9) was investigated asking participants to choose among the following options: (1) 2–5 euros; (2) 5–10 euros; (3) 10–20 euros; (4) 20–50 euros; (5) 50–100 euros; (6) more than 100 euros. Results highlighted that middle values (i.e., 10–20 euros and 20–50 euros) registered the highest frequencies. Interestingly, among non-residents the most frequent amount is 5–10 euros (30%), whereas among residents it is 20–50 euros, with 27.7% choosing this option (Figure 2). Of the people who actively participated to events and initiatives finalized to the preservation of the complex (V5), 50% selected the option “more than 100 euros,” suggesting that there might be a tendency between commitment to the cause and WTP. However, the low number of frequencies in single cells did not allow us to conduct a reliable chi-square test to verify this hypothesis.



(c) New uses favored by participants



Concerning the new functions to be associated to a regeneration project, the library was identified as a top priority by 33.1% of respondents (more specifically: 29.9% of the non-residents and 35.6% of the residents), whereas 25.7% particularly favored the building of a museum (i.e., 30.1% of the non-residents and 22.5% of the residents); 15.5% advocated for the creation of study rooms (i.e., 10.5% of the non-residents and 19.4% of the residents), 10.5% of an archive (i.e., 16.9% of the non-residents and 12.5% of the residents) and 9.4% of a conference hall (i.e., 5.3% of the non-residents and 5.8% of the residents). No clear priority was identified for different sports activities, since nearly one-third of respondents listed as a priority climbing, one-third water sports and one-third multiple sports (sports field). Recreational activities were ordered in this way, instead: associations (42%), clubs (23.6%), equipped beach (19.9%) and discotheque (9.8%). Finally, the ranking about production and commercial activities was the following: local craftsmanship (49.1%), start-ups (38.6%) and lastly a commercial center (5.1%). Table 4 summarizes the rankings.




5.2. Integration of Survey Results into SWOT Analysis and Proposal of a New Redevelopment Scenario Inspired to Sustainability Principles


As anticipated in Section 4, survey results were then integrated into the SWOT analysis to include elements such as memory, aesthetic, symbolical and historical values in the decision-making process. Based on the analysis of the competitive framework and of survey results, the SWOT highlighted that the points of strength of Finale Ligure are represented by the presence of communication arteries allowing an effective connection with the main cities of northern Italy and the coastal villages, by a relatively low degree of urbanization (if compared to towns in the nearby), by the existence of cultural associations and activities, and by the emergence of a kind of outdoor tourism which is complementary (if not alternative) to the seaside one. However, communication arteries also cause congestion, and other weaknesses can be identified in the following: lack of appropriate pedestrian and bike paths; a certain inclination towards the building of holiday houses along the coast; tourism and cultural offer mainly concentrated during the spring and summer seasons; lack of valorization of heritage inherited from modern times. The survey results highlight that a possible threat lies in the underestimation of the effects that might be caused by the building of new housing compounds and that might negatively affect not only the quality of the local landscape but also the vehicular carrying capacity and thus quality of life. Another threat is the progressive erosion of the local historical, social and symbolical capital, which could be further facilitated by the demolition of the industrial heritage buildings. On the contrary, possible opportunities could be represented by the adoption of a sustainability framework encouraging the development of pedestrian and bike paths, of a year-round tourist and cultural offer, and by the enhancement of the abandoned areas.



Coherently with the guidelines presented in the introductory paragraphs and with the results stemming from the SWOT analysis, a member of the team elaborated the following new project, with the goal of identifying a hypothetical scenario considering sociocultural sustainability issues (Figure 3).



As detailed in Figure 3, the hypothesized scenario proposes—compared to the U.O.P. prescriptions—to preserve a greater extension of the buildings; this is not only coherent with the opinion expressed by Soprintendenza, but it also allows to safeguard the intrinsic values attributed to the place by citizens and emerged through the survey [75]. Additionally, this choice was also made in light of the architectural value of some buildings: in fact, even though this might not be perceived by a large percentage of the citizenship, experts agree about their exceptionality, and these considerations undoubtedly need to be included during the design phase, so as to integrate different perspectives and facilitate multidimensional sustainability.



Concerning the new uses to be assigned to the spaces—which will need to be restored and adapted—we suggest implementing a mix of functions. These functions are not only compatible with the priorities identified by residents and non-residents, but also aim to enhance the experiences of two key stakeholders (i.e., people having permanent/temporary interests in the area), thus helping the municipality to achieve local development and livability goals [76].



Figure 3 also summarizes the sensitive themes emerged from the SWOT analysis presented above and in Section 3, and it provides thematic guidelines accordingly. The final sensitive topics (which take into account the scale of the building, of the site and of the landscape at large) are the result of an elementary “quali-quantitive” weighting operation of the topics based on the degree of relevance (positive, negative, neutral) and are linked to elements of the scenario, namely: landscape, conservation, waterfront, enhancement, redevelopment, user basin, connections and flows.



Overall, it is recommended to keep intact the historical relationship between the natural environment and the ex-industrial complex, to respect the coastal strip and the memory of the historical areas—to facilitate both environmental and cultural sustainability—and generally to make further choices maintaining non-use values such as the value of legacy and the option value. Differentiation of target and capitalization on sustainable infrastructures are recommended too. These guidelines will then inevitably have consequences in practical terms, e.g., influencing project management and the identification of partnerships. For instance, by a management perspective, the mix of functions advanced in our project hypothesis could imply a public–private management scheme, to be thoroughly examined with additional in-depth analyses also focusing on economic sustainability.





6. Conclusions


In this paper, a methodology aimed at supporting decision-making in sustainable redevelopment of waterfront contexts was proposed. Through the presentation of an empirical case study—the ex-industrial complex of Officine Piaggio (Finale Ligure, Italy)—we focused on a multidimensional issue that needs to take into account economic, social, environmental and cultural perspectives. If the economic dimension has been frequently prioritized in predominant neo-liberal approaches favoring, for instance, the building of expensive real estate units and commercial areas, the inclusion of stakeholders’ points of view—such as the ones of citizens—in decision-making processes is still a debated issue and more literature on the topic is needed. In order to try to fill this gap, with this piece of work we have experimented the adoption of exploratory methods to firstly map residents and non-residents’ perspectives about proposed scenarios and then to investigate their preferences, values and needs. More specifically, our approach was inspired by the complex social value theory, and the inclusion in the decision-making process of citizens’ values and opinions—collected via an ad hoc survey—was performed accordingly.



Our results have shown that the historical and symbolical dimensions of the buildings under study are deeply embedded into participants’ perceptions, and that projects with a strong residential character are not particularly appreciated, since they are frequently seen as too invasive and not respecting the values of the local landscape and area. Given the discrepancies between the values expressed by survey participants and the ones incorporated in the U.O.P. project solutions, it seems reasonable to affirm that the integration of participatory and exploratory methods aiming at collecting public opinions and values may represent an important step for the sustainable redevelopment of waterfront contexts: in fact, these methods not only contribute to capture TEV and especially CSV, but could also contribute to either orient public policies or at least help decision-makers make informed decisions and justify their choices in the public arena.



Participants’ opinions and favored uses were then integrated into more established evaluation techniques (i.e., SWOT analyses) and combined with the guidelines recommended both by the literature and the results emerging from the analysis of the competitive framework to propose a redevelopment scenario compatible with sustainability principles. However, our project hypothesis was not empirically evaluated by citizens, and this represents a limit of the study. As a consequence, future steps of research could be represented by the conduction of an ad hoc survey aiming at verifying to what extent the proposed scenario would be validated by different stakeholders; at that stage, further suggestions and amendments could be integrated too. Additionally, it must be stated that, if this time the collection of residents’ and tourists’ opinions is occurred under the form of a research project, ideally citizens’ points of view should be integrated more systematically by the public administration to inform the decision-making process and take into greater account the social value of redevelopment projects.



Then, it is important to underline that exploratory methods cannot be used as the only approach to be adopted to value project solutions: in fact, they need to be contextualized in a broader evaluation process, entailing for instance the integration of survey results into more established evaluation techniques. If, on the one hand, the redevelopment scenario proposed in this article has already tried to include participants’ points of view, on the other hand a more structured methodology and workflow could be proposed for future studies, so as to overcome the current limits of our research. For instance, survey results could be either integrated with the opinions of experts in different fields—as it is usually done in multi-criteria analysis approaches—or combined with the results stemming from the implementation of a Delphi method. Research developments could entail the application of tools that refer to multi-criteria techniques and operational research, but also to innovative instruments such as Debat Public [77,78], recently regulated at national level. Finally, it must be stated that it could be useful to integrate not only the perspectives of stakeholders such as citizens and other potential users, of policy-makers, urban planners and various economic actors, but also the ones of experts in the conservation and restoration fields, so as to best preserve both the architectural remains and the memory they help perpetuate.
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Figure 1. The Officine Piaggio complex in the municipality of Finale Ligure: location and consistencies. (Source: authors’ elaboration.) 
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Scheme 1. This scheme shows the research process and the methods used during its four phases (Source: authors’ elaboration.) 
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Scheme 2. Competitive framework structure: macro area subject and their specific factor of interest. (Source: authors’ elaboration.) 
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Scheme 3. Format questionnaire used for the survey. (Source: authors’ elaboration.) 
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Scheme 4. SWOT analysis referred to the territorial area of ex Officine Piaggio. (Source: authors’ elaboration.) 
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Figure 2. Willingness to pay for regeneration projects involving the Officine Piaggio area: frequencies (Source: authors’ elaboration.) 
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Figure 3. Guidelines for a scenario hypothesis. (Source: authors’ elaboration.) 
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Table 1. Descriptive statistics of respondents’ socio-demographic characteristics.
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Variable Name

	
Category

	
%






	
Gender

	
Female

	
47.7




	
Male

	
52.3




	
Age (years)

	
16–25

	
16.7




	
26–35

	
12.5




	
36–45

	
17.1




	
46–65

	
37.0




	
66–84

	
16.7




	
Education level

	
Middle school

	
16.7




	
High school

	
44.4




	
University

	
34.3




	
n.a.

	
4.6
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Table 2. List of variables, coding scheme and percentages.
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Variable Name

	
Description

	
Category

	
Code

	
%






	
V1

	
Residency

	
Non-resident

	
0

	
42.6




	
Resident

	
1

	
51.9




	
n.a.

	
2

	
5.5




	
V2

	
Awareness about events that led to the closing of the factory

	
No

	
0

	
34.7




	
Yes

	
1

	
58.8




	
n.a.

	
2

	
6.5




	
V3

	
Agreement with Soprintendenza

	
No

	
0

	
26.9




	
Yes

	
1

	
62.5




	
n.a.

	
2

	
10.6




	
V4

	
Meaning attributed to the Officine Piaggio complex

	
Abandoned

	
1

	
19.0




	
Historical

	
2

	
31.0




	
Symbolical

	
3

	
29.6




	
Invasive

	
4

	
4.2




	
Other

	
5

	
5.6




	
n.a.

	
6

	
10.6




	
V5

	
Active participation to initiatives aiming at preserving the buildings

	
No

	
0

	
87.0




	
Yes

	
1

	
5.6




	
n.a.

	
2

	
7.4




	
V6

	
Need of a redevelopment project

	
No

	
0

	
12.0




	
Yes

	
1

	
80.1




	
n.a.

	
2

	
7.9




	
V7

	
Knowledge of redevelopment projects

	
No

	
0

	
51.4




	
Yes

	
1

	
37.5




	
n.a.

	
2

	
11.1




	
V8

	
Judgment about projects

	
Low

	
1

	
24.5




	
Medium

	
2

	
14.4




	
High

	
3

	
3.7




	
n.a.

	
4

	
57.4




	
V9

	
Willingness to pay (euros)

	
2–5

	
1

	
12.0




	
5–10

	
2

	
15.7




	
10–20

	
3

	
19.0




	
20–50

	
4

	
19.0




	
50–100

	
5

	
8.3




	
>100

	
6

	
5.6




	
n.a.

	
7

	
20.4
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Table 3. Chi-square tests between variables.
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	Variables
	χ2 Value
	df
	p-Value





	V1 * V2
	10.102
	1
	0.001



	V1 * V3
	0.059
	1
	0.809



	V3 * V4
	38.879
	4
	<0.001



	V1 * V7
	19.606
	1
	<0.001



	V8 * V4
	3.058
	2
	0.217



	V1 * V8
	0.541
	2
	0.763
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Table 4. New functions to be attributed to a redevelopment project: rankings according to different stakeholders.
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Activities

	
Functions

	
Non-Residents

	
Residents

	
All




	

	

	
Ranking

	
% Who Listed the Function as the First Priority

	
Ranking

	
% Who Listed the Function as the First Priority

	
Ranking

	
% Who Listed the Function as the First Priority






	
Cultural

	
Library

	
2

	
29.9

	
1

	
35.6

	
1

	
33.1




	
Museum

	
1

	
30.1

	
2

	
22.5

	
2

	
25.7




	
Study rooms

	
4

	
10.5

	
3

	
19.4

	
3

	
15.5




	
Archive

	
3

	
16.9

	
4

	
12.5

	
4

	
10.5




	
Conference hall

	
5

	
5.3

	
5

	
5.8

	
5

	
9.4




	
Recreational

	
Associations

	
1

	
35.7

	
1

	
46.5

	
1

	
42.0




	
Clubs

	
3

	
20.0

	
2

	
26.2

	
2

	
23.6




	
Equipped beach

	
2

	
27.4

	
3

	
14.3

	
3

	
19.9




	
Discotheque

	
4

	
6.8

	
4

	
12.0

	
4

	
9.8




	
Sports

	
Water sports

	
2

	
32.9

	
1

	
37.3

	
1

	
34.1




	
Open field

	
1

	
39.7

	
2

	
34.1

	
2

	
32.9




	
Climbing

	
3

	
23.6

	
3

	
27.8

	
3

	
31.6




	
Productive

	
Local craftsmanship

	
1

	
47.1

	
1

	
50.5

	
1

	
49.1




	
Start-ups

	
2

	
32.9

	
2

	
42.9

	
2

	
38.6




	
Commercial center

	
3

	
10.7

	
3

	
1.0

	
3

	
5.1
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