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Abstract

The debate on the enhancement and management of real estate emphasizes the State Property
(45397 of which 13% historical heritage): it's brittle assets with risk of loss of identity. The case of the
La Marmora Barracks is emblematic: an interdisciplinary research has tested the method of the
valuation cycle.

The barracks is included in the list of the Properties Defense desused, which create the urban voids in
areas to return to the city with reuse strategic operations can’t be postponed.

The road map of support decision-making wed to valorization scenarios, abiding memory factory.
Attention is focused on the building to define restoration and put in efficiency, the cost estimate and
the timing in the preliminary works, according to the approach of the construction management.

The definition of the interventions represents an analytical phase of the factory knowledge through
reliefs, study of treaties and non-destructive surveys. The method requires a shift from the knowledge
to the intervention and valuation, that occurs the feasibility of the enhancement scenarios with
assessment tools of a strategic nature.

Costs and revenues are tested in the investment and management steps, to verify the feasibility. The
process instructed is aimed at defining strategies and a meta-project. It developed a plan of financing
and/or investment starting from social and economic requirements, given the complexity and the
planimetric.

Keywords: Properties Defense desused, decision-making, strategic operations, valorization
scenarios.

1. Introduction

Italy boasts one of the richest historical, artistic and cultural heritage, which in most cases pays in
advanced degradation conditions, in the absence of resources, or in the presence of scarce
resources, often without defining a strategy. Only in recent times it is recorded by the deputies
institutions they manage a greater awareness of their potential: in fact the legislative combined aiming
at a stronger involvement of the private and introduce new legislative tools that allow operators to
promote the heritage and identify new features that respond to the needs of current users, potential
and future.

Institutional reform also provides for the development of new lines of financing, funds, subsidies and
dedicated competitions, since the development of the cultural heritage projects are more costly than
any intervention of a traditional building: the high costs of the interventions on the artistic heritage,
history and culture are often limited to only rehabilitation in case of serious structural damage or
significant environmental and aesthetic degradation [1].

To limit and rationalize the costs necessary to identify targeted and specific that do not compromise
the nature of the building: to this end, requires a careful analysis of the factory in its entirety,
considering the current status and the evolution, its original functions and newer, as well as its
typological characteristics, construction and distribution. The case of the barracks La Marmora has
this degree of complexity that will outline in the following paragraphs.

199



1.1. The case study

Fig. 1: Simenon collection D753, D753 tav XXII, Front to court. [2]

The complex of the former barracks is built between 1887 and 1888 under the direction of the Genio
Siro Brauzzi Captain and the Captain of Engineers project Ing. Giuseppe Bottero filed August 23,
1887. Initially, the barracks is titled "Dogali" in memory the battle that took place in the city Eritrean
January 26, 1887 as stated in the plaque affixed beside the main entrance on via Asti [3]. The area on
which stands the whole, free from manufactured prior to its construction, it was owned by the Societa
Anonima Credito Torinese, which transferred it to the Administration Military 4 September 1886 [4].
The structure is made to host the permanent headquarters of an infantry regiment of twelve
companies. The original project is largely respected, but the complex is partially modified in 1897 to
accommodate the V Regiment of Engineers until 1920 [5]. In 1921 the barracks is entitled to
"Alessandro La Marmora", whose fame is also due to having organized some departments lightly
armed infantry and care placed in target practice (hence the term sharpshooters).

8 September 1943, is setting up in the barracks facilities General Office District Political Investigation
(UPI) of the National Republican Guard (GNR), established for the Suppression of the underground
struggle against the fascist regime. The UPI centers, despite depended by the National Guard, they
enjoyed greater freedom of action in research and repression [6]. The barracks of Asti street becomes
a place designed for detention and torture of members affiliated to the Resistance. The main
exponents of torture and ill-treatment are the Colonel Giovanni Cabras and especially the Greater
Gaston Serloleti. In those years the moat of the barracks B is used for the executions of partisans [7].
During the war phase, as a result of the bombing, the barracks suffered minor damage, mostly
concentrated on the command barracks. On 10 July 1944 it was made a tunnel that connects the
station to the protect the public air-raid shelter in the headquarters of the former local Duca D'Aosta
group [8]. In the night between 27 and 28 April 1945 the barracks was liberated by Partisan troops and
become the seat of the Battalion of Cremona links until 1954 when it allocates the Genio Battalion
Pioneers Cremona until 1975 [9]. In 1962, in memory of the victims of the shooting of partisans early
40s performed inside the barracks, is affixed a plaque on the wall of the barracks B. The April 21,
1977 we held the first ceremony organized by the National Partisans' Italy (ANPI) and other
associations that deal with resistance. The following year in an area of the barracks is obtained
classroom bunker that became the center of the process to the historical nucleus of the Red Brigades.
Since 2005 the complex is abandoned and is in a state of neglect. It is used only occasionally for
socially useful temporary events. In 2009, in fact, a part of the complex, corresponding to the three
barracks to the west, is renovated to house for some time the refugees from conflict areas and severe
socio-economic destabilization of the Horn of Africa. In 2011 instead of the barracks was renovated to
house the collective housings for the celebrations of the 150th anniversary of the Unification of Italy.

2 August 2012 the former barracks is subjected to restriction of protection following the verification of
cultural interest of public property procedure, especially for what he represented in the period of World
War Il

On the morning of April 18, 2015, a group of members of the association of Tierra del Fuego enters
the structure via Asti 22 to oppose the state of neglect of military, it closed for years and recently sold
by the city to the Cassa Depositi e Prestiti on the basis of an annex of real estate development project
[10]. Currently the project of reutilization of the former barracks has been entrusted to the Architect
Carlo Ratti from Cassa Depositi e Prestiti. Now the process is in stand by.

2. Methodology applied to the case study

The road map proposed by Authors foreshadows an accompanying process to the final scenario
enhancement of environmentally complex of factory memory and that creates values and capital value
through the identification of a coherent mix of functions with the intrinsic characteristics of the
barracks, with competitive framework of the context and social impacts that would trigger [11]. Are
considered all the historical and structural aspects of an underlying asset for establishing restoration
and commissioning efficiency, the estimated amounts and timing of the same in the preliminary works.
The development of the plan of action involves an analytical phase of knowledge of even the factory
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through effective representation tools. The phase of knowledge is instrumental to the operational steps
of intervention and enhancement. Finally, the assumption of a management plan to ensure the
economic and financial feasibility, management and social [12].

The following are the individual process steps.

2.1. Building and context analysis: tools to support the decision making

Although the complex is present in good structural condition and is placed in a central location and
prestigious, it is unused for several years. This suggests the development of a strategy for enhancing
that can 1) provide a plan of restoration and consolidation processes suitable to the nature of the well
and a project; 2) identify, through the Anglo-Saxon policy of highest and best use (HBU) [13] functions
suited to both the nature of the building, to the needs of residents in the neighborhood; 3) fit coherently
with the current policy framework (Framework Agreement State - Cassa Depositi e Prestiti - City) [14]
and with local and national strategies. To this end we have been made specific and targeted analyzes
and the article that the context in which it is inserted.

2.1.1. Knowledge and memory: the tools of representation

They were conducted surveys on well both in terms of the verification of the structural consistency and
material, both on the conservation status [15].

In the preliminary phase were made archival research, which provide for the sharing of technical and
historical manuals by building type and historical period, in order to acquire accurate geometric data
and information on the construction techniques of the time, in support of subsequent diagnostic
investigations not destructive [16] [17].

Consulting manuals provided

numerous advantages in the _ EAVES
quality and quantity of results, P~
managing to fill gaps developed A S {I

in the visual field research [18].
The ftreaties constitute an

important basis for the survey , COAT OF COVERAGE
phase of the building, as they =T
provide very fine details of the e — w”
construction techniques of the

period, focusing on materials and
thus allowing a full reconstruction FOUNDATIONS
and reinterpretation of the AN
building structure, essential to )
define the nature the degradation
that can be submitted in time the
structure and to determine which p—
interventions are possible without - —
affecting the nature of the Pl
building [19] [20] [21]. :
In the case of the barracks La

Marmora 800 dlffere_nt manuals Fig. 2: Section Command barracks -
were consulted to identify the  ggrce: Author's work

building techniques used in each '
node of the main building, in particular: "Mural Building Details and harnesses manufactured" by
Giuseppe Copperi and Joseph Musso (1885); "The art of masonry” Luigi Cattaneo (1889) and "The
practice of the maker" by Carlo Formenti (1893). By detailed representations present in the manuals it
was possible to return the main nodes of the structures and technologists represent the details of the
buildings of the complex of barracks La Marmora.

Subsequently we were conducted quantitative and qualitative analysis of the pathologies on the
surfaces of all the fronts of the buildings.

Over the years the complex has undergone continuous transformation interventions and routine
maintenance works which have meant that the artifacts currently present different states of
conservation by virtue of the numerous refunctionalizations that have occurred in the past, but in
recent times . The factories that are part of the barracks, despite dating back to the same era and
made with the same materials and construction techniques, are generally affected by the same
degradation and diseases however covered in much greater surface extensions in some artifacts than
in others. This is in fact seen through a simple visual examination, especially by comparing the
buildings of the barracks (A, B, C, D, E, F), from which it is evident what were those used in recent
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than those which have not undergone any years intervention of conservation in recent years. The final
phase of routine maintenance covered the front of Asti via both the Command barracks for both
barracks. Nell 'in August of 2013 by the Army Corps of Engineers, has mainly occurred on the
cornices and the cornices, which, because of the bad state of conservation, were beginning to lose the
superficial parts of the plaster coating [22].

Currently the artifacts do not show damage to structural parts: in fact, from a static point of view of the
elevated structures, as well as the horizontal structures and roofing elements maintain a good state of
preservation.

The most noticeable degradations is so manifest on the facing walls of the barracks and command on
the plastered surfaces of the barracks. However, these diseases have irreversibly altered the factory
and that it is therefore possible to eliminate through careful conservation work. The degradation
observed more concern adherence to the stone or plastered support of agents and foreign substances
(casting, crust, surface deposit, biological patina, efflorescence) easily removable with appropriate
surface cleaning operations [23].

In addition they are also very widespread in almost all exterior surfaces pathologies regarding the
plaster surface (exfoliation, lack thereof) that are eliminated with the appropriate repair or replace
deteriorated surface layer of the coating.

In addition to the degradation on the stone surfaces we were analyzed those relating to wooden
windows, the railings, the eaves and downspouts metallic materials. For the wooden elements have
been found especially diseases such as tooth decay and rotting of wooden materials, while the metal
elements are characterized by the presence of corrosion and oxidation [24].

The analysis of degradation has affected all elevations of the buildings forming part of the barracks
complex in the original plan of 1887-1888 and are listed below with reference to the lexicon of the UNI
11182-2006: "Cultural heritage - Natural stone materials and artificial - Description of the type of
alteration - Terms and definitions "

Fig. 3: Analysis of degradations - Barracks C - Source: Author’s work

Classified materials and degradation, the campaign of diagnostic investigations is preliminary analysis
of the state of conservation objective of these investigations is the understanding of further aspects of
the progress made in the article and highlighted the presence of structural elements within structures
such as skylights and ventilation systems of the rooms, not shared with the visual examination alone.
In particular, when taken awareness of the consistency of the particular factory. In surveys were
defined it was decided to adopt the following techniques: endoscopy on the flanks of the time
characterized by holes that are allegedly part of a ventilation system of the dormitories; thermography
on surfaces subject to water infiltration to map the distribution of moisture and on internal walls to
detect the presence of light wells.

It is excluded from this type of investigation of the mapping of the detached plaster, because it is not of
particular value plasters.

Given the different extension of the buildings, the various types of defects to be investigated and the
different origins of the evaporation phenomena present, it was decided to structure the various
investigations by sector.
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The plan's assumptions of non-destructive diagnostic has been developed from the point of view of an
operator in charge, in order to develop a realistic plan to refer to either the timing, is the economic
aspect.

Performing in situ monitoring can capture information that can describe the state of conservation of
materials, highlighting possible relationships between the degradation processes and current
microclimate. It is also possible to recognize defects localized with greater accuracy, continuity
solutions and voids, variations of materials and the presence of water inside of the analyzed masonry,
not found with the only visual examination and at the same time it can establish targeted interventions
and ratings .

All this has the purpose of identifying the restoration operations and mass in efficiency and the
unwinding of the timing in the process of site operations.

2.1.2. The process towards the enhancement scenarios

Simultaneously was conducted a careful study of the competitive environment of the area (analysis of
the population and its needs, the economic and tourist flows and cultural indicators) in order to identify
the most representative elements of supply and current demand, through the instruments of territorial
marketing and analysis of the structural frameworks of the territories in question [25].

These analyzes were incorporated in the Analysis SWOT [26] (the well-known strategic assessment
tool aimed at identifying, in a critical synthesis framework, of the strengths, weaknesses, opportunities
and threats) applied to different spatial scales: District VIII, Borgo Po and barracks La Marmora [26]
[27] [28] [29].

Through the process of

refinement of the evaluation SWOT ANALYSIS

parameters, the analysis have

led to a summary SWOT  crpencris WEAKNESSES OPPORTUNITIES THREATS
which allowed the identification

of sensitive issues and

strategic objectives to be l
pursued as a main pre- TOPICS SENSIBLE
requisite for every hypothetical

scenarios, regardless of l
functional proposals and in

order to establish a GENIUS LOCIS
sustainable project and

exploitation.

From sensitive issues emerged Fig. 4: The process towards the enhancement scenarios-.Source: Author’s

shows that are especially critical for the sector of services for citizens. After identifying the sensitive
issues were determined the strategic objectives to be pursued and applied the Genius Loci approach,
that (without any statistical basis and/or operations research), imposed a hierarchical logical structure
of assessment "targets -scenarios” inspired by the multi-criteria techniques (cross-functional vocations
with the levels of achievement of the objectives). This grid, although in its extreme elementariness,
provides a real support to the determination of the most suitable function. They are weighed the more
'‘compatible scenarios among which emerges strongly multifunctional scenario that includes cultural
activities (memory), accommodation facilities, activities for training and those smart sustainable
mobility. It follows a good or excellent levels most of the strategic objectives (at a higher quality level
than the other), and also generates greater benefits in relation to the state of fact [30].

Given the plan scope and complexity of the case study, the enhancement scenario is a functional mix
that includes tourist accommodation, cultural, aggregation, activities for the professions, for the
welfare and mobility / stop [31].

SCENARIOS ACTIVITY MAIN USE
HYPOTHESIZED
Cultural activities (memory) - Museum of the Resistance Public
- Space for cultural events
Business accommodation - Resort Private

- Students & Families Hostel
- Enoteca / bar

- Gym

- Wellness
Aggregation activity/spaces - Green area Public
for public use - Space for markets and fairs
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Training activities -Training center for the Private
promotion of typical products of
Piedmont
- Coworking

Use mobility / stop - Parking Public

Fig. 5: Functional mix of final scenario. Source: Author’s work

2.1.3. The enhancement setting

The planivolumetric shape of the buildings allowed to distribute the various functions and create a
comprehensive project. For each building and to the external areas have been allocated one or more
functions compatible with each other.

The command barracks is employed as farm as Resort, since the layout of the rooms allows easy
adaptation to the function. The rooms are located on the first and second floor, the first floor includes
the reception services, public areas and conference room and the basement are provided the service
rooms.

At the barracks together with F barracks are used as co-working, rooms used to accommodate
workstations for professionals and students in order to carry out their activities by renting the only
desk.

The barracks B and C provide, on

the mezzanine floor and the first —_—

floor, further accommodation

business: a smart guesthouse

called "Students and Families

Hostel", destined to a clientele _
made up of young people and —-—>
families. The plans basements of
their barracks are designed to
accommodate the premises of the
Museum of the Resistance. The
museum is confirmed as a place of
memory and will have the function
of telling with multimedia products
the period of the Resistance,
guiding visitors in the path that led
the prisoners to the execution site,
where a memorial plague was
affixed. In addition, some spaces
will be reserved to the history of the
barracks "La Marmora".

The barrack D is bound to the gym P

on the first floor and the first floor "’
while the basement in the health
club.

The barracks and the mezzanine
and the first floor includes a training
center for the promotion of typical ‘
products of Piedmont, in particular et
chocolate, distillates and wines. In

the basement of the same building

there is a wine shop/bar around the

complex service.

The central square, previously used
by the military for rallies, is
configured as an open space, usable and accessible to all people with Wi-Fi Zone, green areas,
spaces for markets and a central area for cultural events. Underground are located a public parking on
two levels.

As for the accessibility to the complex of the three accesses via Asti: the central one were maintained,
that project is the exclusive Resort, while the two sides have public access, one of which leads to the
underground parking.

To make more accessible the complex and to give it more visibility you have created a central gate on
the boundary wall on the front of Via Quintino Sella and designed a staircase even the valet parking to
overcome the height difference between the street and the courtyard.

Fig.6: Valorization scenarios - Source: Author’s work
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2.1.4. Estimated cost of restoration and renovation

Identified the functions has been carried out a parametric estimation cost of restoration and
renovation, which has not been made analytically on individual degradations, but for major categories
of interventions. To compile the metric calculation was used the "Price List for Works and Public
Works of the Piedmont Region". It has performed an initial estimate of restoration costs and
subsequent costs related to the upgrading work [32].

2.1.5. Worksite phase

The road map provides for an argument in terms of construction management: was simulated on a
Gantt execution timing of the restoration and redevelopment works: phases of construction provide a
breakdown by non-simultaneous lots, for a total minimum period two years. To rationalize the yard
work, the barracks has been divided into four lots of intervention:

e Lot 1: Comand Barrack and Barracks C - D;

e Lot 2:Barracks A-B;

e Lot 3:Barracks E - F;

e Lot 4: square and low buildings.

g
s [ : | 3
o= ;
| ) AL Lot4 L0t2

Ej Lot3 NI ]
T | } g 1
BEELIL [ |
’J____‘_“_J,_ e H,:.,__k____-_J ‘

2 Lot 1 R H

Fig.7: The construction management: the Gannt and work phases. Source: Author’s work

It was developed over time a foreshadowing of the scenario, it consists of several stages strictly
linked to each other, according to a concept of "work in progress”, that does not preclude access to
the barracks.

Phase 0 is used for the pleadings, political and administrative underwriting of programs, agreements
and / or programmatic agreements between the parties, of inspections, surveys, feasibility studies and
design. Stage 1 sees the progressive start of construction lots with the consequent start of restoration
work, the construction of the underground parking and the subsequent arrangement of the green. In
phase 2 there is the launch of the "work in progress”, in which the green area and the Resistance
Museum become available to the public. In the later stages 3 and 4 assists advancement of the
restoration and renovation works they are completed in step 5, in which all the factory areas are
accessible to the public.

Everything is designed to maximize and streamline the times of running the site, but also to make the
participant population and aware of the process towards the new functions and enhancement of the
property.

2.1.6. The management: the future scenario

To verify the real practical and economic, in continuity with the restoration and renovation projects and
their cost estimates, feasibility studies have been done in order to identify the relationships between
investment-conservation-restoration / return of capital costs, overall risk / social impact of return.

Being the barracks a very large complex, it was assumed that Cassa Depositi e Prestiti, at the time of
the thesis owns done with private nature, give in management to private entities, public or mixed
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individual assets included in each building. The division of the asset management to more specialized
subjects in different sectors has different objectives, such as:
e pursue a portfolio of income from management activities;
e maximize the potential of the space in an integrated framework of functions;
e strengthen and keep alive the historical values, cultural and memory;
turn the structure into an advanced and functional center of attraction for economic benefits and
raise the level of acceptance and attractiveness.

2.1.7 Budget analysis: cost and revenue items for the private operators

In order to provide the basis for a re-functioning project and a loan and / or investment plan for each
new use it has been verified the convenience and operational feasibility, through a management plan
distributed in twenty years, in order to evaluate the costs and annual revenues, the economic flow, net
present value (NPV) and Internal rate of Return (IRR). the minimum conditions, average and
maximum employment were examined [33].

For the analysis of the annual management costs expenses were identified that those managers have
to support, such as rental fees, routine maintenance works, utilities and staff while revenues were
calculated the possible revenue related to the services provided. The rates of accommodation
facilities, aggregation and formation were calculated by averaging the prices of the structures with
similar characteristics present the same former barracks area. The Resistance Museum presents the
same rates of the Museum of the Resistance site in Corso Valdocco 4 / a, Torino. Below is a table
summarizing the analysis of costs and charged to operating revenue of the entities managers in mid-
flow condition.

ENTREPRENEUR OF THE HOTEL SECTOR - RESORT
COSTS REVENUES FLOW STATEMENT VAN TIR

1.297.679,2 € 1.350.500 € 52.820,8 € 38.961,1 8%
ENTREPRENEUR OF THE HOTEL SECTOR - STUDENTS & FAMILIES HOSTEL
COSTS REVENUES FLOW STATEMENT VAN TIR
324.944,5 € 343.100 € 18.155,6 € 34.014,9 8%
MUSEUM ASSOCIATION OF WIDESPREAD RESISTANCE (Public-private)
COSTS REVENUES FLOW STATEMENT VAN TIR
226.503 € 237.853 € 11.349,7 € 21.350,7 8%
MUSEUM ASSOCIATION OF WIDESPREAD RESISTANCE
COSTS REVENUES FLOW STATEMENT VAN TIR
226.503 € 237.853 € 11.349,7 € 21.350,7 8%
IMPRENDITORE - COWORKING

COSTS REVENUES FLOW STATEMENT VAN TIR

375.733,7 € 391.280 € 15.546,3 € 13.860,5 7%

ENTREPRENEUR — TRAINING CENTER & WINE SHOP-BAR

COSTS REVENUES FLOW STATEMENT VAN TIR

375.733,7 € 523.800 € 13.435€ 4.026,9 6%
ENTREPRENEUR — SPA & GYM

COSTS REVENUES FLOW STATEMENT VAN TIR

569.267,3 € 582.600 € 13.332,7 € 19.108,8 8%

Fig.8: Budget analysis. Source: Author’s work
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3. Conclusions

The road map presented here, aimed at functional recovery and revaluation of the barracks "La
Marmora" Via Asti, simulated the methodological steps of analysis, understanding and evaluating its
interdisciplinary approach of valuation.

The study of the results obtained from the different levels made it possible to develop a meta-project
capable of responding to the needs and conveniences of the many stakeholders involved and to
satisfy the needs of users, keeping alive the historical values and building memory.

It is a very topical issue and constantly updated, large space was devoted to the debate, still in
progress, on the sale processes and ownership of the property.

In fact the identified scenarios took into account a margin of flexibility and the complex nature and
become the decision-making process related to such property.
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