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Agenda

- Spatial planning - status quo (challenges, ÖROK recommendations, 1--2 best-practice 
examples)

- Inner development: ISEK, vacancy management

- Green space development: I noted that Andre said something about "Experts about 
country side protection (agricultural land)" at the time. 

- Pattern Language in Practice
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In principal 2 different approaches

1 Approach (articulated by PP2):

Reduce land consumption by densifying cities, 

limiting urban expansion, preventing urban 
sprawl, improving town centre organization, and 

enhancing existing areas.

2 Approach (articulated by PP5 and PP6):

Prioritize the protection of existing farmland by 

increasing its value and raising public awareness 
about its importance.

Force by law
eg: mandatory densification in 

cities  

awareness Building
eg: Seminars (PP2) 

Good compelling 

planning (PP2)

eg: non- mandatory Integrated 
Urban Development Plan

Force by law (PP5)

eg: absolute no rezoning or nature 

protection areas

Good compelling 

planning 
eg:  non - mandatory Integrated Rural 

Development Plan (PP 5, PP7)

Awareness Building
eg: Seminars, Capacity Building (PP4)
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Wishful  thinking Reality
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What we want ...
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é how we behave
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é because we build such structures:
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Consumer markets on the 

outskirts of towns or main 
traffic axes usually supply 
several municipalities. As a 

result, the town centres of 
these municipalities are 

weakened. Therefore, the 
location should be determined 
in a regional context.

é and such structures
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"Life in the village" has a centuries -old tradition and is part of our Central European 

culture of life!

However, many framework conditions have changed in recent years:

Retail is an important " revitalisation factor" of a city centre , but there is a profound 

structural change:

Enormous growth in sales areas ðmainly in the periphery

Multi -sector companies and new forms of distribution (esp. e -commerce)

Succession problems at traditional specialist retailers

The structures of our historically grown city centres are often no longer compatible with 

the requirements of "modern retail":

Size, location and equipment of the business premises

Lack of transport concepts (individual and public transport)

Unequal competitive conditions between inner -city and "greenfield" locations

significantly higher costs (land, construction costs, rent)

Disadvantages in terms of accessibility, accessibility and parking

often high requirements due to monument or townscape protection

Why is the inner -city economy coming under increasing pressure?
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Mathias-Bayrhamer-Platz in Hallein
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Pedestrian Density Formula ð"Level of Service Study" am 

Example Hallein Mathias -Bayrhamer -Platz 1,740 m²

116 people

15 m² per person

58 people

30 m² per person

34 people

50 m² per person

Fläche wirkt belebtArea just looks livelyArea looks extinct
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Excerpt from the book "Cities 

for People", Jan Gehl

Area looks lively
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Frequency Generators, Anchor Trades and the "Bone" Principle

Interspar

PC

Saturn

Coupling purchases arise 

by chance and exclusively 

in pedestrian and bicycle 

traffic.

The design of the path "in 

between" is decisive for 

the duration of the stay.

"Self-reinforcementò

"The wallet goes on foot"
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- No entrances/shops from/in Ignaz -Harrer -Straße

- No neutrality of use (structure fixed for 50 years +)
- Architecture (concrete -glass façade, horizontal structure)
- No contribution to public space > no revitalization of the city

Passive facades ð contemporary  architecture
It does not go into the human scale and the behavior of pedestrians
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Edges, ground floor or plinth zones

A public square is naturally animated from the edge. However, if the edge fails 

to achieve its purpose, the room never fills with life.
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Bulding  Edges
Revitalisation of the square from the edge

A square is created by 
closed development, 
people find this more 
pleasant.

Fact: 
Creating building edges 
is hardly maintained 
anymore.
Measure: 
Courage for 
development plans 
with closed 
development
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The "system" village
The elements of the "village system" (the inn and

department store, the kindergarten, the school, the

bakery, the municipal office, the event hall, youth rooms,

a doctor's office ; and in the Austrian cultural area: church,
vicarage, music rehearsal room and fire brigade ... )

support each other. If one is in crisis, everyone is sick. The

way to the kindergarten is followed by shopping, the

music rehearsal by the inn.
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P

Activity  nodes in Werfen

Transport hubs

Activity  Nodes

Activity  Nodes

desired
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Pedestrian  frequencies  (estimated )

Pedestrians  per day

Supermarket approx. 500 m² 500 ð 1200 

Restaurant 200 - 400

Bakery 100 - 300

Corner Shop 200 - 500

Shoe shop 50 - 150

Local Mall 5.000 m² 2.000 ð 4.000

Drugstore 300 - 500

Authority 20 - 100

Only a supermarket, a thriving inn or an inner -city shopping centre

generates sufficient pedestrian frequency, which also enlivens the other 

shops. The location of the frequency generator in the local structure is 

essential.
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Building structure :

Ausbildung der Ränder (Geschäfte bzw. Dienstleistung in den Sockelzonen)

- Ensemble effect

- "Smallness" of the squares or the centre (walking distance)
- Neutrality of use of the EC zone

- Quality of stay (square design, furniture)

- Accessibility and network effect (foot, bike, car)

- "Bone principle", coupling purchases

These qualities are defined in a good development plan, structural plan or 

ISEK.

Frequency generator (which must be possible in the building structure):

Supermarkt
- Prosperous inn

- Inner-city shopping centre

Summary:

What leads to a strengthening or revitalization of the village (CITY)
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Dorfstruktur:

If possible, ALL public and semi-public facilities in ONE center

- Density in the centre / position of the buildings
- Formation of the edges (shops or services in the base zones)

- Quality of stay (square design, furniture)

These qualities are defined in a good development plan, structural plan or 

ISEK.

Frequency generator (which must be possible in the building structure):

Å Supermarket

Å Prosperous inn

Summary:
What leads to a strengthening or revitalization of the village (VILLAGE up to 
approx. 2,000 inhabitants)
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Problems and measures 

for the "repair" or revitalization of the town 

centers in 12 thematic areas



2. April 2025 Seite  25Village and City Strengthening
DI Robert Krasser  -  SIR / Dorf - und Stadtentwicklung

1 Dealing with strategically important real estate

2 Housing in the town centre

3 Design of  public  space

4 Parking and car traffic vs. quality of stay

5 Local and city  marketing

6 Spatial planning

7 Local supply  and trade

9 Monument and townscape  protection

8 Awareness and training / citizen participation
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1

Every town or city centre has strategically important objects with a key function in the local fabric, 

often they are privately owned, dilapidated and/or difficult to convert (e.g. inns, stable buildings, 
farmhouses)

Strategically important objects are characterized by:

- Location in the center 
- Ensemble effect
- Historical significance, relationship of the population to the building Maßnahmen:

- Mayor has a certain special budget for the "immediate and unbureaucratic" purchase/rental of 

strategically important properties
- Determination of the use by means of a development plan
- Landowners' regulars' table (discussion of strategic development)

Examples:

Real estate with citizen participation e.g. Regionalwert AG
Active land policy in Fridolfing

Hofwirt Seekirchen
 

Dealing with strategically important real estate
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Fridolfing  Bayern
4.113 Inhabitants

44,23 km²

- Urban development funding up to 70%

- Also for private individuals

- Active soil policy,

- Purchase and sale of real estate (with exposé)

- Awareness of "beauty" among the population
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Seekirchen Hofwirt

Citizen survey in Seekirchen:

almost 68 percent are in favor of preserving the building
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2 Living in the town centre

Living in the town centres has become less attractive in recent decades (low parking 

facilities, low availability of space, expansion possibilities, traffic congestion). In larger 

cities, however, a reversal trend can be observed.

A residential building on a greenfield site is easier to implement and realise than to 

adapt or expand an existing property in the local fabric.

Measures:

- even stronger incentive system in housing subsidies

- Attractiveness of living space in cities (barrier -free, contemporary floor plans that 

are compatible with monument protection)

- alternative forms of housing: building group models, starter apartments

- Structural and development planning

- Densification programmes

Examples:

Residential and commercial building Grödig

Residential building with local supplier in Naturno, South Tyrol
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Grödig bei Salzburg
EG ð Base zone = local  supplier
Upper floor  = residential  construction
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Naturns , Südtirol
Ground floor ðplinth zone = local supplier
Upper floor = residential construction
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Despite 30 years of activity in village and urban renewal (community development) in Salzburg, 

public space is neglected in many municipalities, as town centre design is not one of the mandatory 
tasks of a municipality.

Measures:

- Redistribution of public space in favor of the quality of life of pedestrians and cyclists. Meeting 
zones:

- Classic village and urban design measures (4-B-Prinzip: Bänkli, Bäumli, Brünnli und Blümli)

- (4-B principle: benches, trees, fountains and flowers)
- Façade design

- Design of paths and squares (uniform materiality)
- Raising awareness with regard to the protection of the townscape and monuments
- Lighting concept

Examples:

Bergheim meeting zone
Lighting concept ð Freistadt/Upper Austria

Landscaping Maishofen

Municipal ordinance:

Every 5th parking 

space is a tree!

3 Design of  public  space
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Bischofshofen
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Tamsweg
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