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Summary of the strategic guideline identification
process on the development of the Old Port of
Trieste

EY

The better the question. The better the Building & better
answer. The better the world works. workingworld



Trieste is at the heart of an ecosystem of millions of
European citizens

Ch. 1a) Analysis of social, economic, demographic and territorial conditions

Trieste and its location

Location of the Old Port Distance from Trieste — Selected Cities
| City | Distance (Km)1) |
| Ljubljana | 95 i
| Venice | E1e
| Zagreb | [J230 i
| Sarajevo | 4;117
| Milan | {124
| Zurich [ —
| Vienna | [ 480
| Munich | 1495
| Bern | [i]508
| Budapest | :j 570
| Bratislava | i 1600
| Beograd | E | 610
| Frankfurt | i | 625
| Rome | 655
| Prague | 5 | 801

Source: EY analysis

Notes: 1} Distance in Km EY
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The inner trade area includes 1.5 million people,105
Italian municipalities and 25 foreign districts

Ch. 1a) Analysis of social, economic, demographic and territorial conditions

Analysis of the trade area of the Old Port of Trieste

- Applicable area and population -

, . Population in the applicable area, per Travel Time
Applicable geographic area " B and pr%?rincelcountry F1)) 2)

1.5 1

Population
1.4 - (min)
134 - Croatia
1 5] |:| Slovenia
' Pordenone
111 O udine
1,04 [ Gorizia
094 [ Trieste
0,8 1
0,7 1
0,6 1
0,5 1
0,4 1 _
0,3 /_/L-'—"j_'_

0‘2 e

0.1 A
S j . ; ' Travel Time (min)
. e : J 4 o,
. T 10 20 30 40 50 60 70 80 an 95
Travel Time . 30 ‘ JGO' aQ'
S <21 >60 <21 B0 <21 60
Population ' 4gu.  33% 19% 26% 19%  27%
by age

Source: EY analysis on Mapsat data

Notes: 1) The area includes ltalian and Slovenian municipalities within a Travel Time range of 90 minutes from the Old Port of Trieste and

Page 4 Croatian municipalities within a Travel Time range of 60 minutes; 2) the Province of Pordenone includes a number of
neighbouring municipalities in the Province of Venice. EY



Greater Trieste includes a high-revenue core and a
peripheral area with a high economic potential

Ch. 1a) Analysis of social, economic, demographic and territorial conditions

Analysis of the trade reach of the Old Port of Trieste

- GDP and companies in the applicable area -

- GDP in the applicable area - Number of companies in the applicable area,
per Travel Time and province/country "2 _per Travel Time and province/country "2
40 1 130 _
GDP Number of Companies
(BIn €) 1204 (k)
351 Il cCroatia 110 4 [ Croatia
|:| Slovenia 100 4 |:| Slovenia
09 Pordenone 5o Pordenone
5 [ udine [ udine
|:| Gorizia 80 |:| Gorizia
20 ] Trieste 70 1 [ Trieste
60 1
15 4 50 1
| ; 40 A
10 1 ! J,_,_/ 40 4
; {_‘ ' 20 |
10
0 0 Travel
10 20 30 40 50 60 70 80 90 10 20 30 40 50 60 70 80 90 Time
(min.)
0% - - : —_— 0
-1% J | | | |—| | |_| | |
2% : o L W N |||\
Per capita GDP average variation (aggregate) 2011-2013 Average unemployment rate (aggregate)

Source: EY analysis on Mapsat data

Notes: 1) The area includes ltalian and Slovenian municipalities within a Travel Time range of 90 minutes from the Old Port of Trieste and
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Croatian municipalities within a Travel Time range of 60 minutes; 2) the Province of Pordenone includes a number of

neighbouring municipalities in the Province of Venice.
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Trieste has a low tourist flow, but it's expanding
significantly and it has the potential to attract large flows
fro m n e l g h bo u rl n g a reas Ch. 1a) Analysis of social, economic, demographic and territorial conditions

Tourist Flows
- FVG provinces, Slovenia and Croatia

Variation 2013-2014
+6%
+59% - +4,8% Croatia
2015 vs. 2014 @
+49% - 7— Slovenia
@Province of Trieste b
+3% -
+2% -
Province of Gorizia
+1% A
® @ Province of Udine
0%
A 9%, -
Province of Pordenone
_2% . 1 1 1 1 1 1 1 [ff 1
0,0 05 1,0 1.5 2,0 2,5 3,0 35 13,0 135
Tourist inflows 2014 (min)

Source: EY analysis on date from "Regione in cifre 2015" report, FVG Regional Authority; data from Slovenian Statistical Office and Bank of Slovenia,
in "Tourism in Slovenia 2015"; Ministry of Tourism Republic of Croatia 2014

Page 6 _
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Though in a strategic location, Trieste needs to improve
its transport system

Ch. 1a) Analysis of social, economic, demographic and territorial conditions

Trieste and some relevants cities

Travel time to Trieste

Selected Cities Population {(mIn1) »%: Q

Venice -0,4 ® ~2h —» ~1h  Speedenhancement 1 BB

Venice/ Trieste

 Vienna 2 ¢ 3h ~8h —» <gh Enchancement 4h50m
e e ——————————————————— ottt «Pontebbana»
= i - Speed enhancement
| Munetr | — o oh > B s Shaom
H i ' Enhancement
| Lwonigng | | e R 2h > ASh s 1M
Enhancement
| Zagreb . -1,3 x A4S B> ~AB o T 2l
. Frankfurt | |EEDEN G0 25h A2h—> ~11h Speed enhancemet ~oh
e e e N A A e N AP et BRSO v v s s
‘ Bratislava - 0,5 =4h ~12h —» <10 h Enhancement 5h14m
e ——— . S . «Pontebbana» T T
- 40 min from Trieste
airport
old -1 h 20 m from Ljubljana + 2 min fromTrieste * 5min
i airport Railway Station from
Port = 1,5 h from Venice and . Parking parking

Treviso airport
- 2,5 h from Zagreb airport

Source: EY Analysis OECD, Eurostat
1) Population in the relevant metropolitan area Today — Tomorrow
Page 7
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Trieste has some excellence areas, but also some areas
of untapped potential

Ch. 1a) Analysis of social, economic, demographic and territorial conditions

Infrastructures and projects Summary remarks

: « 3 railway stations linked with railways, 2 are active
Railways + Main transport interface to Eastern Europe (Slovenia and Croatia)
System » A credit line of €20 min were allocated to improve the Venice Mestre-Trieste route, this will
decrease the travelling time to 1 h (currently1h55")

+ Central position between Venice (1h40), Ljubljana (1h) and Zagreb (2h40")
Motorways + Increased to 3 lanes in the first sectlon of the Venice-Trieste motorway
* The second section of the third lane building project will be completed in 2022,
easing ftraffic flows and decreasing travelling time

SYSTEM
INFRASTRUCTURES

) + 4 airports in a range of 150 km, about 100 direct flights and 24 daily flights
Airport * The project on the Polo Intermodale next to the airport of Ronchi dei Legionari was adopted.
System The investment will be used to link the railway station to the Trieste-Venice line, to bus
sta]tlon and to parking areas; the airport will be among the 7 Italian airports linked to the
railway

+ Excellence centres for mental health and paediatric healthcare (Burlo Garofalo Hospital)
Healthcare + 3 hospitals, 50 units, 800 beds
Hub + Investments amounting to €140 min to support the hospital hub, the project was launched
In 2014 and it will be completed in 2022,

. + Ranked at no. 5 in the top list published by CENSIS
MAIN Trieste +16.000 students in 2015, 35% from other Italian regions and from foreign countries.
PROJECTS University Steady rate between new students and students in spite of the decrease (comparison
year14/15 vs year 13/14), High demand in accommodation for new students

* Long sailing tradition, i.e. a high number of international boat races (Barcolana), sailing
schools and sailing companies

+ 8 yacht clubs on a population of 200k

+ 24 sailing associations in the Gulf of Trieste with 13,400 members

Sailing

Page 8
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The real estate market and the marine sector have a
high attraction potential in terms of pricing

Ch. 1b) Analysis of the real estate market

The real estate market and the sailing sector Summary

* Increase in trading in Trieste, H1 vs. H1 14 (+30%), short term expected growth
Residential » The number of building licences dropped after 2009
Sector » Prices for new units between 2.400€/sq m-2.500€/sq m, with peaks exceeding 3.000€/sq m
« Qutlook at 12-18 months: prices will reach the lowest point before rising again
) * GLA is about 250 sq m/1,000 inhabitants in line with the national average (20")
Retail + No pipelines of new shopping districts in the relevant area (20')
REAL ESTATE « The annual average turnover of large retails stores is substantial (over 6.000€/sq m)
Lty Bacrobees Tindul » The price for new units to owner/occupier amounts to 2,200 €/sq m
Ty + 130 €/sq m per year for the rent of standard units and with a modern design
Laiatice « The price for standard modern units to owner/occupier amounts to 650 €/sq m
gl = 40 €/sq m per year for the rent of logistic areas with a degree of flexibility
Hotels * Inflows are increasing, the occupancy rate of 4 star hotels amounts to 62%, ADR about €90
Ship building « The turnover increased by 2.2% (2014 vs. 2013), mainly as a result of exports
Yachting * Veneto, FVG and Emilia Romagna have equal shares in the North-East market
MARINE * FVG ranks third in Italy in terms of number of berths (16,500)
SECTOR L : . :
« [taly is still the global leader in the building on customized
Mega Yachts mega yachts
g « Data show how Italian shipyards in this niche market (yachts > 70 mt) are an excellence
club: the top 3 leading manufacturers are Italian shipyards
Source: EY

Page 9
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Strong and weak points resulting from regeneration
as shown in the analysis

Ch. 1C) Risk/opportunity analysis and definition of strategic objectives

SWOT analysis on Trieste for the Old Port project

S Strategic location between “old” and “new” Europe
Large trading reach: ~1.5 min people

Thriving conditions for research, science and culture
Local long standing industrial and financial groups

Leading ltalian port in terms of tons of handled goods
with a long standing maritime tradition

Favourable entrepreneurial and innovation conditions

Advanced ecosystems of companies in the ship
maintenance sector

Competitive cost of living vs. other ltalian cities
International mind-set of the local population and bilingualism

Local demand is not adequate to cover the needs to
re-launch the large area of the Old Port

Artistic and historic constraints on the use of the areas
of the OId Port

Inadequate infrastructures in terms of railway links and
national and international airports

Low tourist flows vs. similar Italian provinces

Some current actions are not consistent with a re-launch
project

T Need for economic and political commitment from European,
national and local institutions

Fierce competition from the tourist port of Venice and from

the nearby Slovenian and Croatian tourist ports

Fast growth of the Slovenian MICE sector in terms of quality

and quantity

Increased tourist attractiveness in Slovenia and Croatia in

terms of “value for money”

The city centre may lose out to the Old Port and/or there may

be some overlapping unless appropriate attraction factors are

applied to boost demand

Climatic conditions may not support the launch of new

activities (cruise sector and outdoor activities)

0 Regeneration of a substantial and large area of the city
(Old Port)

Increasing tourist inflows in FVG and in Italy

Growing cruise and yachting sector (large international
groups)

Potential for development for theme parks (eg aquarium)
Potential for development for retail business (quality,
target and based on local attractions) in Trieste area
Leveraging on synergies with incubators and local
entrepreneurs to boost local development

Leveraging on proximity with countries with a sustained
economic growth (Slovenia and Croatia)

Source: EY Analysis

Page 10
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The Old Port has major objectives in terms of settlement,
business, employment and environment

Ch. 1¢) Risk/opportunity analysis and definition of strategic objectives

Strategic objectives for the Old Port project

Scope Details

Mix of use, ideally in complementary sectors in a framework of a
comprehensive and aggregated vision of the future area to place
Settlement potential target sectors in line with the requirements of social,
economic, demographic and territorial conditions

Value creations as a result of a regeneration process that will make an
impact in terms of inner real estate value and satellite activities

To create favourable conditions for regeneration with appropriate returns
on investment to individuals and companies to attract further investments

To generate revenue for the public administration to invest in
improvements to the New Port

Business

Employment boost of the city with roles and uses that can generate and attract
Employment new demand, creating the conditions to create new jobs both directly and
indirectly

Smartization of the Old Port as a pilot project on digital and environmental
innovation

Environment Environmental requalification by transferring industrial port activities to
dedicated sites in the territory

Source: EY Analysis

Page 11
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Digitalization, technology, infrastructures and local
skills attract investments

Ch. 1d) Identification and definition of investor attractiveness indicators

National and international investor attractiveness indicators

What are the attractiveness factors in Europe?

; ; ; Telecommunications
Investors still consider Europe as an attractive i

destination, 36% of the survey respondents expect
an increase in investments in the next 3 years

Local labor skills level-------- Wy-------

Transport and logistics
infrastructure

Strengths
A 4

Europe strong points are: the digital infrastructure Political, legal and e TS
and logistics, skilled workforce and political, legal regulatory environment
and regulatory stability
Flexibilityof %
labor legislation @1 @ 48"

’ LaDoRCasts s ——="="="~—= ‘é ,,,,, @ 44*
On the other hand, some other factors, such as

low degree of flexibility of the labour market, high Corporate taxation ---------- ik ----- - ((v 43*
costs of the labour force and complex tax systems " ¥
may hold back investors.

_ Areas for
improvement

Source: EY 2016 European attractiveness survey (total respondents: 1,469).
*Stability and transparency of political, legal and regulatory environment.
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... together with a lean bureaucracy with clear timing
and clear and well-defined governance

Ch. 1D) Identification and definition of investor attractiveness indicators

National and international investor attractiveness indicators

Clear governance L . Direct and accessory
d Profitability levels in direct public

and one single : p
coardinator line with the market irvestinents in

infrastructure

Strategic importance
of the project at
national and
international levels

Clear authorisation Involvement of
process and certainty central
of timing institutions

Page 13
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The regeneration of the Old Port must take these factors
into account, also leveraging on the 5 core points of the city

Ch. 1D) Identification and definition of investor attractiveness indicators

Trieste 5 core points

Science,
technology and International
culture vocation

Food & @

=

‘g\ -xﬁ
Beverages V

Page 14
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...focusing on cross-cutting implementation ideas in line
with the needs of the territory and strategic objectives

Ch. 1d) Identification and definition of investor attractiveness indicators

Ideas for the Old Port

At the heart of the new

Long term EXLENE P
actions

¥ E
Viieimxilityy Arm fh e b .
FIOIAILILY WL [ | £ =2 1| ,I (o § &,

the Mediférrahean Sea T

= [
¥l atlelaleolcalBiale
E2al arot f

(Bafcoléhé, Mbhfh df Eﬁ}bpé,

10 \
Month of Science, sport event...)
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Three case-studies have identified the priorities for
the regeneration of the Old Port

Ch. 2) Analysis of the international case studies on urban regeneration

Main points
that may be relevant for
Trieste

Economic development

Importance

Economic development

Destination reputation

Innovation and R&D
Tourism and Culture

Urban development |

Original constraints

Keys:
Degree of relevance
for stakeholders

Property of the coast
Links to other city areas

___________________________________________________________ High
Governance and project management
Average
Dedicated governance
| B

Pag. 16
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The three case-studies show recurrent factors
that are considered qualifying...

Economic
development "

Governance
and project
management

Urban
development

Pag. 17

Ch. A) Analysis of the international case studies on urban regeneration

High quality residential units and offices (energy-efficient buildings)
Excellent links with national and international infrastructures
Special attention to emerging activities depending on specific
local advantages

Shared governance with a dedicated public institution skills for
the whole territory irrespective of political majorities and economic
crises.

Dedicated resources for project management (technical skills,
financing, links with institutions)

A communication strategy to raise public awareness (consultations
for a progressive acceptance)

Shared brand strategy for stakeholders

Balance between modernity and traditions both in the urban
development plan and in the cultural agenda

Development plan on mixed use, even though the area has a specific
main use

The first development milestones focus on representative buildings
and services in terms of architecture to define the area identity and
attract private investors, local population and companies

EY



..... that may be central ideas for the regeneration
of the Old Port

Ch. A) Analysis of the international case studies on urban regeneration

| Clean-energy | Student |
buildings accomodation Master plan

Showroom for

High-level
restaurants

Residential
area

Central
Station

' Central offices
of mayor

Company
incubator

m Leisure Centre
Art

Pag. 18
EY
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The development of the Old Port area is the
most important project for the re-launch of Trieste

Ch. 3a) Physical and legal-administrative asset appraisal

The Old Port in Trieste city centre

15% increase in the 237,000 m?
surface of the city of developed surface
: centre (+~25% of this surface
Actions to extend 7 | may be potentially

the city centre developed)

Major factors to attract
new resources, new skills

as well as national and 62 hectares, mostly
iInternational visitor not owned by the State

Page 19
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The areas defined in the new urban development plan with
admissible use cases and actions

Ch. 3a) Physical and legal-administrative asset appraisal

Areas and uses under the new urban development plan are in the adoption

Areas and actions under the urban development plan
190,000 l
- I
10,000 —]_I_-_-_- ._ Mix of use under the urban development
; W B W o
Sq m/1,000 ZPU1ZPU2 ZPU 3 ZPU4 ZP3 ZRPU ZPM ZB ZTN TOTAL yse ZPU zp3 ZRPU ZPM ZB ZTN
‘ Commercial " 4 4 4 S &
@recovery |1755 190 -l ss 12| 2124 productive v
Marine 4
Entertainment 4
@ oemoiition | 70 .70 39 30 208 Exccutive offices o v
Trade fair " 4 4 J< &
. Hotels and restaurants " v
.REStoratlon 31 4.5 University/research  «" 4
| ' Sport/leisure v E
TOTAL
(Sqmdeveloped)|183'5 19.0 7.0 3.9 6.5 - - || 1441 2374 pigrs g S
Conferences
Area (Ha) 35 4 | 12 5 62

Source: Trieste new urban development plan
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134K sq m are available for immediate use in terms of
conversion, free from licences to third parties

Ch. 3a) Physical and legal-administrative asset appraisal

Current use of developed areas
- Overview on the total area of the Old Port -

150,000 134,730 e

100,000 i
50,000 i Remaining duration
0 i of current licences,
Areas licensed to Temporary Areas available  Deliveries with priority
third parties licences and for directuse authorisation/in use usua I [y
authorisation .
e R N g DR ) exceeding 10 years

[ Areas licensed to third parties

Currently used land and
land under licences to third

B . parties account for 38% of the

== Divide between areas no longer under a State licence and assigned
to the available asset of the Municipality of Trieste and areas of
marine State property

 Available areas for direct use for

developed land.

-
”

[ Deiiveries with priority authorisatior/in

Source: Municipality of Trieste
Page 21
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Summary of the physical and legal/administrative
appraisal

Ch. 3a) Physical and legal-administrative asset appraisal

ANALYSIS SUMMARY
AREAS

*» The total developed land of the Old Port amounts to 237.400 sq m
« Currently 90% of the land is not used, 70% needs refurbishing
« Land currently in use and areas under licences (State or other) to third parties amount to 38% of the total

THELAND developed land, as shown in the chart
CURRaIlEnI‘:lT USE + Adria Terminal licence 15 years to C. Steinweg (8,3% tot) currently in use
' * Magazzino 23 licence 10 years to Saipem (1,3% tot) currently in use
« Capannone 1 licence 25 years to TTP (1,6% tot) currently in use
* Magazzini 1A/22A/3/4 licence 90 years to Greensisam (26,9% tot) currently not in use

* The new resolution on the approval of the new urban development plan was adopted on 21.12.2015

» The new urban development plan includes the requirements of the current regional development plan and

the urban development plan (transformation of port functions into other activities with a more urban
THE LEGAL role)

ERRMEGQRK + Where licences apply, functions will be kept until expiry and/or transfer to other port sites

« Main changes include the new municipality borders as a result of the lifting of state licences of the Old
Port.

« Kick-off of the licence lifting process of the areas that must be re-qualified (first resolution dated 22.02.186)

STATE LICENCE » The land currently owned by the Municipality of Trieste in the Old Port, except for piers, special areas from
TERMINATION the coast and Adria Terminal
FRE Tan%E RE » The Prefect of Trieste and the Port Authority will have to agree how and when the Free-Trade Area will be
REE-TRADE AREA transferred; this issue is critical, as State licences on the Old Port are based on favourable conditions of this
system

+ About 89% of the land may be re-qualified under a conservative requalification project, about 9%
Demolition and new buildings (about 20,800 sq m)

AC:I:(‘:NS « The requirement for the authorisation of the authority for any requalification project (direct constraint) applies
0,
CONSTRAINTS to 54% of the developed land.
« The requirement, aiming at preserving the assets and that the Ministry has the authority to apply exceptions,
applies to 72% of the developed land
Page 22
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The Free-Trade Area will be redefined in its perimeter,
considering the potential use for non-traditional activities

Ch. 3a) Physical and legal-administrative asset appraisal

State licence termination areas and Free-Trade areas

P, IRy

NEW PERIMETER OF THE FREE-TRADE AREA -
TO BE DEFINED

B FREE.TRADE AREAS NOT OFFICIALLY USED The redefinition of the Old Port concept will
ERCGRRCh SO0 5 also include the identification of a new

_ FREE-TRADE AREAS OFFICIALLY USED BY THIRD -
PARTIES perimeter of the Free-Trade Area,
UNDER TEMPORARY AUTHORISATIONS : :

. FREE-TRADE AREAS UNDER LICENCES TO hoper”y Wlth a ﬂeXIbIe use.

THIRD PARTIES EXCEEDING TEN YEARS

The redefined use and role will coexist with the strategic
decision to leave part of the Free-Trade Area in the Old
Port for non-traditional use.

Source: EY Analysis on the new urban development plan
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Technical and urban viability is also based on the
analysis of a number of factors

Ch. 3b) Appraisal of technical and urban viability

Any factors that must be taken into account for any technical and urban feasibility of strategic solutions that may be implemented in the old
Port areas for regeneration purposes must be based on a number of assumptions including

activities in a framework of review of the territory governance in line with any identified development guidelines

the solution of all issues for a comprehensive environmental reclaim action

OFree-Trade Area ¢ Constraints

Transfer of the Free-Trade Area in the Requirements need to safeguard the need for

new identified areas and redefinition of development and regeneration of the area, ensuring
borders of the Free-Trade Area in the compliance with existing constraints in terms of protection
Old Port until the expiry of the current of cultural and scenery heritage with a view to integrating
multi-annual licences regeneration with historic and architectural features of the
Old Port.

Structural Changes to the Urban
Development Plan

@Governance

Definition of the governance model on = i i
the requalification managemern, also The definition of use cases in line with the needs of the

in terms of procedures of revenue territory and the urban regeneration guidelines may result
reversal from regeneration to service into substantial changes to the urban development plan that,
of investments purposes in the framework of the identified guidelines, should be flexible
for the New Port to changes in line with future needs not predictable today

O Reclaim action and environmental
*g' 1 issues

Reclaim actions must be implemented in line of any
applicable regulations depending on the contamination level
in buildings and/or areas and taking into account any future

use
£l
Degree of complexity ‘ ‘

of implementation Low Medium Medium/ High

Page 24 high EY




The new Old Port will have to be open,
sustainable, connected, attractive and international...

Ch. 3c) Definition of the action concept and possible scenarios

Key words for the new Old Port

TECHNOLOGY

STR TEGY
C

E
|
LUk S5 CCONNECGTED
U S ;P E
"R A TRACTIV S
{INT RNATI NAL N USTAINABLE
R
Y

mrom-—

Source: EY Analysis r | ' 0ld Port Area
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...with an action concept on 5 area types with a mix of
use cases

Ch. 3c) Definition of the action concept and possible scenarios

Requalification
surface:
234.000 sq m*

CONSOLIDATED
USE

CONFERENCES

» Conference halls
» Theatres and/or halls
" or venues for live shows

» Residential
» Offices

» Parking

> Hotels

» Restaurants
P Yachting

RESEARCH AND
TRAINING

YACHTING

P Use accessory in terms of
offices and/or retail

» Parking areas

» Entertainment

> Training schools

P Actions in the academic
sector

» Research hub

' » Innovation hub

* The building land does not include the Ferry Terminal and Warehouse 26 (these buildings will retain their current use)

Page 26
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Extended and qualifying scope for the regeneration
of the whole area

Ch. 3c) Definition of the action concept and possible scenarios

'LEISURE / Examples of activities Areas to be
ENTERTAINMENT IMFLEMENRTATION and/or use cases developed
PHASE (sq m)
» Food Court/Fish market/ . -
Retail - High End food experience building
» Trade fair areas L_uxury hotels _
» Sport activities - Fish.market 95,000 sq m

- Outdoor sport areas
» Cycle paths

» Entertainment
» Hotels and restaurants

The leisure/entertainment sector is the largest in terms of surface and it may be used for Use cases providing an advantage
for the local population in terms of use and accessibility, such as green areas,
cycling lanes, jogging path, pedestrian areas, iconic elements (i.e. landmark building, etc.)
In this framework, there might be complementary use cases
in line with territorial needs, such as the food court, the fish market, sport areas and hotels

POSSIBLE LOCATION OF USE CASES (%)

—
(New Landmark (such as concert hall, @ aggingpath
" lighthouse, port crane, etc.) (New Joggingp

New ) Green areas New  Segway rental
Bikefelectric bike rental and
cycling lanes Food&Rete

- New  Outdoor sport areas
@ Court (bars, restaurants, shops).

New | Pedestrian areas

e .

~Smmmlemmall

Page 27 *This is just an example of locations; the final identification must be based on any necessary appraisals on urban, administrative,
environmental/reclaim requalification and on any market needs EY



Increase in passenger and tourist flows

Ch. 3c) Definition of the action concept and possible scenarios

' SEA TRANSPORT

» Accessory use in terms
of offices and/or retain
areas

»Parking areas

» Entertainment

IMPLEMENTATION
PHASE

PHASE 1 _PHASE 2 PHASE 3~

Examples of activities Areas to be
and/or use cases developed
(sq m)
» Multi-storey car parks 30,000 sq m
+ Car rental o
« Entertainment activities that are 35,000 sq m

ancillary for the Terminal

The sea transport sector focusses on the enhancement of the Passenger Terminal to offer sea links all along the Mediterranean Sea
as well as the support of the cruise segment. Auxiliary services for the Passenger Terminal must also be enhanced to support its
growth with a proper development of satellite activities. These use cases must be identified in the initial regeneration phase with the

POSSIBLE LOCATION OF USE CASES (*)

1A ) Residential/Services

" 2 ) Retail Shops e F&B

- 1 Auxiliary services/activities

supporting the Passenger Ferry
Terminal

aim to lay the foundation for the next development steps

*This is just an example of locations; the final identification must be based on any necessary appraisals on urban, administrative,
environmental/reclaim requalification and on any market needs



Mix of use for a site, open 24h a day, as
natural extension of the city

Ch. 3c) Definition of the action concept and possible scenarios

CONSOLIDATED ¥ IMPLEMENTATION ERAMples. & SE ies atioe frea ;gebd"'
USE PHASE (sq m)

» Activities supporting yachting
satellite activities

» Residential
PHASE 1- PHASE 2 PHASE 3 » Restaurants, Food&Beverages 60,000 sgm

» Offices

» Parking

» Hotels

» Restaurants
» Yachting

+ Parking areas =

» Multi-use areas 75,000 sq m
- Leisure areas :

» Residential / Social housing

The Consolidation area aims at consolidating the use cases implemented in the first development phases (public use areas, temporary
use areas) by adding use cases supporting the perception that the venue can be used 24h a day and that it’s fully integrated in the
urban fabric as a natural extension. Residential areas are meant as a support to demand generation (i.e. sea transport, yachting,
conferences) in a wider framework (Regional Law no. 1/2016 on social housing)

POSSIBLE LOCATION OF USE CASES (*)

_ : 7 Hensiiordial 9 University and Research Hub
1A | Residential ~ (labs and scientific hubs)

_ 11 | Offices University and Research Hub

(teaching and adminislration)

. 3 _ Residential

116 | Offices

Retail Shops and F&B o i
117 = Residential

Multi-use and leisure area/

retail/food 118 ' Residential

) 3
Page 29 *This is just an example of locations; the final identification must be based on any necessary appraisals on urban, administrative,
environmental/reclaim requalification and on any market needs EY




This highlights the role of Trieste as city
of science and research

Ch. 3c) Definition of the action concept and possible scenarios

Examples of activities Areas to be
IMPLEMENTATION s tAlor SE Cases developed
RESEARCH AND PHASE (sq m)
TRAINING
| * Relocation of the
'» Training schools PHASE 1) \PHASED JEREER) ~ 2stronomical observatary 35,000 sq m
»Actions in the * University and Research Hub
academic sector = ? « House of science -
» Research hub 45,000 sq m

« Start-up incubator
* Training schools

» Innovation hub

The Research and Training area includes buildings for the university, research, innovation, i.e. The vocation of Trieste as shown
in the workforce/population rate which is among the highest in Europe.
Training activities for people who need to requalify to adapt to new labour market needs in a framework of wider programmes.
These areas may also support the academic areas or accessory services may be provided to the training offer or new offices may
be opened as a result of the cooperation with foreign universities; additional areas for technology and start-up incubators

POSSIBLE LOCATION OF USE CASES (%)

tlii University and Research Hub ( _:‘l ‘J | Residential for researchers

University and Research Hub
(start-up, development centre)

University and Research Hub
(conferences)

()

' House of science University and Research Hub
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Evolution of the existing buildings also
as major conference and trade fair venues.

Ch. 3c) Definition of the action concept and possible scenarios

Examples of activities and/or Areas to be
CONFERENCES IMPLEPI":‘_FANSTEATION use cases developed
(sq m)

» Conference halls
» Theatres and/or halls

5 » Modular space for exhibitions and
and/or venues PHASE1 PHASE2 PHASE3 conferences (with accessory 3,000 sqm

for live shows services)

» Temporary and/or 5,000 sqm
permanent exhibitionsi

The conference sector only has been in part re-qualified and in part it is also used for its purpose, i.e.
Warehouse 26, the Water Power Station and the Electrical Substation.
The development of this sector is part of the evolution of the existing buildings into a concept for major exhibitions/conferences; at a
later stage, the area of Pier 3 up to the expiry of existing licenses and the relocation of organisation that are currently using the pier.

POSSIBLE LOCATION OF USE CASES (%)

. Exhibitions based on the territory
~ (i.e. Coffee Museum)

( 13é_ Exhibitions based on the territory
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This has a significant financial potential for public
and private investors

Ch. 3c) Definition of the action concept and possible scenarios

Financial potential

Required investment = Potential advantages

These are critical in the initial phase, These are economic advantages
for Infrastructures projects, resulting from real estate
public and entertainment : grom?t%vgfgg:\;ggsggg t%sf
projects to create basic satellite activities with a
condition for requalification, positive social impact for

citizens and the social

to be integrated with high
and economic system

potential activies
' Value creation

‘( with the ,,

development of
the Old Port

The Old Port will be a natural
extension of the city, and this
requires a requalification
process with a larger impact,
on a timeframe of 10-12
years, as shown in the
benchmark case studies

Timing

A requalification project with

an appropriate time frame
creates attracting conditions

for private investors with a
larger impact vs. public financing

Altracting private investors
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The concept implementation includes 3 macro-phases,
each with defined settlement targets

Ch. 3d) Identification of the urban transformation path and requirements

s,

_~ CONSOLIDATION ™ «—*‘”m ALTHASE 5
Q@ = Sl
Facilities will be introduce to consolidate the integration Infrastructures will be implemented to support accessibility, and
of the regenerated area with the urban and history context, public facilities for citizens, buildings with cultural, aggregation

making it as an actual and natural extension with functions and entertainment functions, including iconic landmarks, supporting
to support accessibility and use 24h a day. temporary use of the area for events and major actions

“\nfrastructure "+ " Ferry terminal

e, 2
" ranen = " ': . and parking '°- upgrade
e Green area and ope;'.l".-"':: __ i
- Pirectional to ... publicspaces . Bundmgsllandmark‘._'_;
i" support the e T et

-...installed functions..

g = ....c',.-""":j-ogging path, . . ;
Initial k pedestrian areas A

;_'" Residential et
i Phase et P Trade fairareas  *

I hf- Consolidation

-‘"‘"‘“’ Parklng and : Phase ~ycle paths anci
R RS ' outd;',‘Orf’Pms i haiis™
[P —— ..,.' e o ac ivities e onference alis avy,
"‘~ ¥achiieg g '. ;_" and!or venues for live %
e e, e -..shows : and exhlbltlona_..--
& Feod and beverage b,
e S

& em*d";fnﬁgﬁjg‘;s i 7 Yachting/ ship building

anan g nare s

»-Food court / Fis'l:l..'.'..""": = o s and actiapa i
market . Intermediate Phase ...h_F“&‘;":é'adem.c sector ¢ {_ Research and development ;

—

INTERMEDIATE PHASE}

Facilitiés will be mtroduced to support a daily use of the area so that venues are perceived as a representative and
integral part of the city as a result of destinations attracting new demand and occupational purposes of local workers
from specific categories.
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... 1iming may be overlapping in part with a long
term schedule

Ch. 3d) Identification of the urban transformation path and requirements

The benchmark analysis show that in all success stories in the regeneration of former port areas here are similarities in terms of objectives
for each macro-phase; a preliminary phase is necessary to fulfil any requirement for the application of the guidelines in the master plan and
for a clear authorization and implementation process:

Phase 0 (Preliminary) Objective: Adoption phase - achievement of the master plan and any requirement for the implementation
phase as well as the implementation of public projects for implementation

Timing: 24 months

Phase 1 (Initial) Objective: Implementation phase - to create any appropriate accessibility conditions and the urban context
with public use cases having a high identity and cultural impact with an attraction capacity to sustain new demand
Timing: 48 months

Phase 2 (Intermediate) Objective: Implementation phase - integration with activities and use cases to support a steady use of the area
by the local population for daily and routine activities and/or on the basis of local and regional guidelines to the
advantage of the local population

Timing: 60 months

Phase 3 (Consolidation) Objective: Implementation phase - to add activities and use cases making the area a natural extension of the
city with a 24h accessibility

Timing: 60 months

Phases are in a sequence in terms of timing and they are in part overlapping in terms of implementation. As a general rule, considering the
wide time pan, the implementation of all phases must be flexible in case future needs of the city, that cannot be currently foreseen, are

based on different scenarios requiring to anticipate or delay some use case and activities to the advantage of others, also as a result of
feedbacks from investors.

2021 2022

g il
Q
Q
=
o
)
=
)
w0
®
o
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AEEEEEEEEENR

- Macro-Phase 1 -Initial

Macro-Phase 2 - Intermediate

Macro-Phase 3 - Consolidation

Focus in the
next slide
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Implementation phases 1-2-3 require a number of
activities to be carried out in advance

Ch. 3d) Identification of the urban transfermation path and requirements
Macro-Phase O

Possible road map

Masterplan

c
2
=1
©
©
e
-
o
c
2.
et
=
3}
lg
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Next steps

Redefinition of the
Free-Trade Area

Governance on
revenue reversal

Design of the primary
road system

New road plan and TPL
integration

Structural

changes to the

urban development plan

Master plan Definition

|dentification of the first
sections for action

Planning of public
works

Governance
definition
Setting-up of the

Managing Authority (SPV)

Preliminary agreements with

potential investors
Procurement procedures
for public works

2017 2018
M1 M2 M3 M4 M5 Mé M7 M8 M9 MI10 M11 Miz2 M1 M2 M3 M4

Main

stakeholders

f
on:

S
mleg‘ﬁéﬁg

= Municipality, Regional

% Authority, Financial
2 Police, Port Authority

Municipality of Trieste,
Port Authority

Municipality, Regional
Authority

Municipality, Regional
Authority

Municipality, Regional
Authority, Sovrintendenza,
other organisations

Municipality,
investors, stakeholders

Municipality, Acegas

Municipality, Regional
Authority, National
Government, Port Authority

SPV, investors

SPV, stakeholders

NOTE: The timing is just for reference and it's based on standard conditions, i.e. competent authorities
comply with the deadlines specified by the law and that no political issues that currently cannot foreseen
do not arise, considering that the framework js based on changes to an existing agreement
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The re-qualification process management must
be based on 6 main points...

Ch. 4a) Governance and Go-to-Market Models

Trieste Old Port re-qualification is a strategic project, it's more than an urban re-qualification project, as its degree
of attention is very high. Managing such a strategic and complex project requires a simultaneous interface with 6

different main points:

Marketing and Go-to-Market

Governance et i : :
i Marketing is critical for a project that will have a substantial

A sound governance model is critical to impact on the image and identity of Trieste.

fOSte,r, trust among !nvestors, ensuring Marketing actions are based on strategy and positioning,

stability and flexibility including an effective communication and tools to collect

feedbacks from stakeholders

Collection of feedbacks

The collection of feedbacks from stakeholders is often
a limited action, but it's critical in terms of risk
management and the involvement of public authorities
that will be responsible for the success of the project

Finance
The financial aspect should combine

public and private financing, including
an operating budget for the steering

Events and culture

Defined as key success factors in many re-qualification
projects, marketing actions on the promotion of events and
culture are fundamental to increase the attractiveness of
the project since its very early implementation stages
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... to be implemented in 4 logical and sequential phases:
analysis, design, implementation andevaluation

Ch. 4a) Governance and Go-to-Market Models

Each project phase should be implemented on the basis of a process of analysis, design,
implementation and evaluation

Though each point has its own process, all points must be implemented simultaneously at
the same pace

The combination of all 6 main points and the 4 project phases determine the phase of the project as
shown in the matrix in the next slide

Analysis Design
. Thgrﬁmn points of the project must be + Starting from the requirements

i ’Eﬁdﬁﬁﬁ@ a mmng point defined in the first phase, the
i strategy can be identified and

shared with the stakeholders
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The initiative is substantially based on a clear,
shared and steady governance model

Ch. 4a) Governance and Go-to-Market Models

Governance and Project Management

- Critical Success Factors -

» Ad hoc governance, shared with one dedicated organisation (project company)

» Stable governance system and single coordinating organisation vs. the evolution of political and
ecohomic cycles

» Composition of the company/ single organization involving any relevant public authorities

» Dedicated resources to project management (technical skills, funding, institutional link,
relations with potential investors)

» Shared and updated strategic plan, under the responsibility of the single coordinator

» Procurement procedures must guarantee transparency and compliance with any applicable
regulation (especially anti-corruption regulations)

» Communication strategies for the public opinion (involvement of stakeholders and citizens)

» Branding strategy, shared with the main stakeholders

Source: EY analvsis
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3 recurring factors stand out from the success stories
on the go-to-market process.

Ch. 4a) Governance and Go-to-Market Models

Go-to-Market: attracting investors

This section of the project is strategic for the promotion of the site and the
/ Marketing and development plans
‘O’ promotion / Marketing actions and partnerships between public and private organisations
Go-to-Market are needed to achieve the project results (timing, planning, etc.)
PP .. Combining two go-to-market Defining a special policy for
S DIRInEC S SRR R models the first investors
\ Promotion: marketing and Zoo 1: “Anchor” investor
& ; conmaunication campaighs The first investors of Euromed
Local/ al¢# Definition of a plan to define Marsiglia was a German pension fund
regional / i .2. targets and ad hoc messages that the project management team did
g d @ that may evolve with the project not expect
\ :S"N’a‘ﬁ'on_‘a’l - Zoom 2: Attractive pricing
' i Business development ; policy
?. gazﬁ-:?n e':::ds tc;fasses?]\/::z EPAEM has implemented a more
in\?estors developers P — favourable pricing policy vs. for
customer‘s/ﬂnal it instance Barcelona, especially in the
early steps of the project
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5 key factors for public and private stakeholders for the
regeneration process of the Old Port

Ch. 4a) Governance and Go-to-Market Models

Governance and Go-to-Market of the initiative

B

The Old Port project management must be strategic and based on multiple
dimensions

Each main point of the project must be taken into account in the multi-annual
development phases

In the coming months, the Old Port should have 3 priorities: governance
configuration, definition and approval of a master plan, launch of the procurement
procedures on technical surveys

In similar projects, dedicated SPVs were set up, but the involvement degree of
public stakeholders is different depending on the project

As a general rule, SPVs share similar functions

» 1. Strategic development. SPVs must define a strategy, share it with the stakeholders, ensuring
consistency and the implementation of the overall strategy

* 2. Urban planning, preparation of the area and development. The SPV mission is to
develop the area and supervise several aspects of the project

+ 3. Coordination and management: SPVs are responsible for the achievement of the project as a whole
and they implement mediation and coordination actions instead of real estate development

« 4. Marketing, promotion and go-to-market SPV strategies usually focus on territorial dimensions,
combining two types of approaches (promotion/communication and business development) and they implement
privileged policies for the first investors
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Public and private partnerships may be an

implementation tool

Advantages

= National policy on infrastructure modernization, limiting
the use of public financial resources with the involvement
of private skills in all building, management and service
provision phases with an increased involvement of
investors

= Optimal transfer of risks to the private sector

= Optimized management of the range of actions for the
implementation of the project

* increase the degree of certainty on costs and timing

= improve the link between investments and allocated
financial resources

Disadvantages

« Complex process on risk identification and allocation
= Delays in the launch of the initiative
* Increased costs for the setting up of the operation

» Rigid contract scheme at the completion
of the negotiation phase

Ch. 4b) Possible models of public-private partnerships
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In the coming months, the master plan needs to be
completed together with all stakeholders and
competent authorities

Launch ! ' =1

stap2” - | December 2017

I Final plan

1 March 2017
--------- - Public consultation and
- masterplan guidelines

__ 1 April 2016
__ | First involvement of
stakeholders

B

il
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