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Abstract

The Social Model

Future Cities: Towards Sustainable Vertical Urbanism

The city of Tel Aviv is over 100 years old. In 2003 UNESCO declared the center of Tel Aviv as a
World Cultural Heritage Site. As the city grew, much thought was given to ways in which its
uniqueness could be conserved. The City of Tel Aviv introduced a new master plan that outlines
areas for the urban renewal of neighborhoods based on government policy called “Pinuy-
Binuy” (evacuating and rebuilding). Over the last decade |, along with partners have developed
"The Social Model” that represents apartment owners. This year we started demolition and
construction of two projects totaling 650 residential apartments. Everybody benefits from these
projects. The city and its infrastructures are renewed. Residents get new apartments without
investing any money in the process. The developers that build the projects get prime locations. |
believe that in densely populated and dynamic cities the future lies in urban renewal!

Keywords: Global City, Preservation, Eclectic Style, Bauhaus, Urban Renewal, Social Model
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Introduction

Israel is situated at the important strategic
crossroad where Europe, Asia and African
converge on the south-eastern shore of the
Mediterranean Sea. It contains geographically
diverse features within its relatively small area.
[tis an ancient land with thousands of years
of history, the cradle of different cultures and
religions and holds a promising future. Israel’s
population comprises of about 8 million.

Jerusalem is the capital city of Israel and one of
the oldest cities in the world. It is Israel’s largest

city and the center of government and religion.

Tel Aviv is the nation’s center of commerce,
culture and social activities. Jerusalem has
a population of about 800,000 people
comprising Jews, Muslims and Christians.
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Tel Aviv is the second most populous city in Israel.

. Tel Aviv is 100 years old with a nucleus of about 400,000
residents.

+ 1.5 million people live in the greater Tel Aviv metropolis area.

The city has 186 hotels and guest houses. The 53 hotels alone are
hosting little over 1,000,000 tourists a year, 80 percent of them from
other countries. There are well over 40 theaters — from national ones
like Habima and Hakameri to fringe little theaters like Haguf and
Tmoona. The city hosts public events like Tel Aviv Marathon and Sovev
Tel Aviv, the biggest annual bicycle event in Israel.

Recreational projects like Park Hayarkon along the rejuvenated Yarkon
River and the Tayelet, the boardwalk along the sea shore are the
biggest of their kind in Israel. Ganei Hatarucha, the largest conference
and exhibition complex in Israel is also in Tel Aviv.

Tel Aviv is the center of the leading corporations of Israel. The offices
of WIC, IDB, Israel Petrochemical Enterprises, Bank Hapoalim, Mekorot
— Israel National Water Company, Google, IBM, Microsoft and many

others are in Tel Aviv.
Figure 1. Old Jaffa by Miko Schwartz.

The Establishment and Development of Tel Aviv Bl 1. Miko Schwartzéy % # 7% .
Tel Aviv grew out of Jaffa, the ancient port city from which Jonah

the prophet ran away from God. No one really knows how old Jaffa

is but an ancient legend says that it was founded before the Flood

(see Figure 1). Development of the city from Old Jaffa was slow and
hesitant. Jaffa had a majority of Arab population at the time and
Jewish immigration meant that the growth of Tel Aviv outpaced Jaffa.
It began with a group of 66 people whose names were drawn by lot
(see Figure 2). These lucky ones moved into a tiny neighborhood of
small houses built on white sand named “Ahuzat Bayit” (homestead).
This was to become the genesis for the neighborhoods that eventually
developed into a lively and vibrant city. Jaffa and Tel Aviv were merged
into a single municipality in 1950.

During the time of the British Mandate, the Scottish architect Patrick Figure 2. The Founders Drawing a Lot by Abraham Soskin.

Geddes prepared a new master plan for Tel Aviv (see Figure 3)which Ptk 2. Abraham Soskiniy &l 4 44 4.

he designed after the English “garden city. Tel Aviv formed naturally
out of several different strata. In the 1920s and 1930s the city was
developed along the lines of the eclectic style (see Figure 4). Today it
has hundreds of beautiful buildings of outstanding design. In the 1940s
and 1950s the young and dynamic city adopted the International or
"Bauhaus” style (see Figure 5). Massive immigration and accelerated
building projects saw Tel Aviv donned with the largest collection of
International Style houses in a single place, earning it the name “The
White City' The architecture had to be adapted to suit the extremes of
the Mediterranean climate with light colors Facades and incorporated
long narrow balconies and small recessed windows.

In 2003 UNESCO declared the center of Tel Aviv as a World Cultural
Heritage Site. In the 1960s and 1970s the city absorbed hundreds of
thousands of immigrants for whom many new neighborhoods where
built by the government as well as private entrepreneurs. Today, about
1000 buildings are listed for preservation in the city of Tel Aviv.

Tel Aviv - A Global City

Today Tel Aviv is an energetic and vibrant city mentioned alongside

attractive global cities (see Figure 6) such as New York, London, Paris,

Rome and Berlin. Tel Aviv is an excellent destination for business, research

and development, hi-tech, recreation, holidays, culture and tourism. Figure 3. Geddes Plan for Tel-Aviv 1925.
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Figure 4. Eclectic style building.
El & 4 82 = XRAEEA

Figure 5. Bauhaus building.
E 5 BFRATENA,

The city of Tel-Aviv was ranked second on a list of top places to have a
high-tech startup companies, just behind Silicon Valley. It is one of the
most innovative cities in the world. Tel-Aviv dominate Israel’s economic
life with almost one-sixth of all jobs in Israel are located in the city and
currently employs forty percent of national employment in finance and
25 percent of national employment in business services.

Itis a tolerant, diverse, versatile, dynamic and accessible city. The nearly
all-year-round pleasant weather adds to the city’s attractiveness. As

it continues to develop, the city’s leaders continue to wrestle with
the challenge of preserving the city’s beauty and vitality without
hindering its progress and dynamics.

Preservation and Renewal

Tel Aviv municipality prepared and approved a new master plan
requiring different levels of preservation for 1,000 buildings. This
initiative is producing the spectacular results that are revealing the
city’s beauty and connecting it to its aesthetical past.

The city has an especially long coast line. The development of

this coast line was crucial for the city. Today, a fourteen kilometer
boardwalk that includes two ports has been developed. The ports of
Jaffa and Tel Aviv have been turned into centers of leisure and tourism
open twenty-four hours a day. The comfortable weather, golden sands
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Figure 6. New Tel Aviv by Levy Avner.
4 6. Levy Avner #5744 4 % .

Figure 7. Preservation area — a neighborhood-Sarona Tel Aviv.
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that come from the Nile River and the pleasant Mediterranean Sea are
great advantages for the city’s leisure and tourism.

Preservation work and the urban renewal of places like the Suzanne
Dellal Center in Neve Tzedek, the Old Train Station complex and the
Flee Market have turned neglected areas into lovely public spaces.
These are excellent examples of the potential inherent in preserving
the architectural and cultural history of the city (see Figure 7).

With this approach, the city continues to develop and renew large urban
areas like the Habima and Cameri Theaters, the cultural center Heichal
Hatarbut, the Opera complex, parks, gardens, bicycle paths and more.

Building High - Touch in the Sky

Over the past 20 years, the city has grown taller at an accelerated rate.
Dozens of towers have been built for offices, hotels and residential
space. The move to build tall buildings increases with every passing
year and is becoming not only a necessity, but a way of life and
fashionable trend. A new plan that was approved this year outlines
the city’s policy for the next 20 years. In addition to strengthening

the city's major roads and the development of space for commerce,
employment, culture, leisure and recreation, the plan outlines space for
urban renewal of its neighborhoods.

Urban Renewal

The basis for urban renewal is a government project called Pinuy-
Binuy (evacuation-build); a law that gives residents and entrepreneurs
incentive to develop, renew and rejuvenate old and crumbling
neighborhoods (see Figure 8).

This is a win-win situation from which everyone profits. Residents
receive brand new apartments, entrepreneurs acquire expensive lands
to build new apartments and the city enjoys an architectural upgrade
and renewed infrastructures. The entrepreneurs obtain an average of
1:4 ratio old/ new apartments). This process was intended to have a
large scale impact on the city, however the reality has not been all that
rosy. Records of Ministry of Construction and Housing show that the
development takes a long time (15 years), and sometimes residents
refuse to join the process mainly because of personal concerns, lack of
information or even extortion. Also, municipalities do not always lend
support and bureaucracy also slows down the process (see Figure 9).

The Social Model

To date, most Pinuy-Binuy projects in Israel were initiated by large
construction companies. Their economic approach to the process
resulted in no common language with the tenants and objections to
the development.

In order to tackle these obstructions which hinder this welcome
process, over the last decade, my partners and | have developed an
original economic initiative to advance the renewal projects called
Pinuy- Binuy. The uniqueness of our approach is that we represent
exclusively the tenants or apartment owners. We call our method
"The Social Model” because it puts people above everything else; they
become the heart of the process.

Neighborhood tenants approach us at a rate of one neighborhood a day
and we professionally examine each appeal: the architecture, appraisal,
economics, traffic, infrastructure, city permits and tenant consents.
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Figure 8. Building for demolition in Neve Sharet by Karin Rachamim.
P %4 8. Karin Rachamim #7Neve Sharet 5 4 4

Figure 9. Green Park, Tel Aviv-image by Arcreative.
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Figure 10. Rimonei Tidhar- new flat plan by Canaan Shenhav.
[ #% 10. Canaan Shenhav#JRimonei Tidhar i E %7/ & #LX1 .

Figure 11. Rimonei Tidhar- existing and demolition by Canaan Shenhav.
[E % 11. Canaan Shenhav#JRimonei Tidhar i B L& f 4 4 E 4

Figure 12. Rimonei Tidhar- image by The-Cube.
[ % 12.The-Cube#Rimonei Tidhar i B F %4 .
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“The Social Model”towards urban renewal

- Tenants organization

« Tenants representation by the company

+ Submission of a new masterplan to the relevant authority
- Masterplan approval in the district and local committee

- Tender (developers/construction companies)

« Tenants elect developer/construction company

« Evacuating the property

+ Demolition of the existing structures

- Construction of the new buildings

« Marketing the additional developer flats

« Old and new tenants move to the newly completed project

First, we work directly with the tenants to reach an agreement among
themselves. Subsequently, we obtain exclusive rights to represent

the tenants for the project. We then prepare the new zoning plans,
submit them to the relevant authorities and negotiate for formal
approval. When the project is prepared with plans and statutory
rights are secured, and when all the tenants have agreed in writing

to the project, we then advertise a tender that goes out for major real
estate developers to submit their best offer to the tenants. Developers
then compete with one another as to who will provide the largest
apartment of the best quality.

The “Social Model" allows these tenants to unite and in joint forces
and professional guidance to move forward towards their new
accommodation. This way, they can achieve best economical results
when negotiating with the developers/construction company.

Based on this model, the tenants of “Rimonei Tidhar” project originally
owned 80 sq m flats estimated at about 300,000 USD. At the end of
the process they will receive newly built flats of 120 sq m worth about
600,000 USD (see Figure 10).

In a country where land is scarce and where tenants live in small

and crumbling apartments, the social model allows them, without
investing a single dollar from their own money, to get a new and bigger
apartment and have the great personal satisfaction of being in charge
of their own destinies (just like the 66 people whose names came up

in the drawing lot). Tenants are enabled to obtain a new, spacious, high
standard apartment in a new and upscale area (see Figure 11).

The Vision for the City’s Renewal

It is fascinating to watch how complicated urban development of

big cities begins with people who have the vision and motivation to
build, develop and care for future generations. The process is based
primarily on building trust, transparency, attentiveness to detail and
cooperation between tenants, professionals, the city and the state.
We are convinced that the real solution for the future of life in aging
and crowded cities lies in the city’s renewal. In addition to the benefits
renewal brings to tenants and developers, it is a golden opportunity to
develop public areas, widen roads, build sidewalks, squares, passages,
public gardens and new public institutions. This process inspires and
encourages renewed thinking concerning the potential, possibilities
and opportunities of our cities.

The Renewal is Already Happening!
Over the last year we were lucky enough to be able to start two
projects that involved the demolition of 200 old apartments in 12
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buildings and to begin building 650 new apartments in eight different
10 to 27 story buildings. For us, demolishing the buildings (see

Figure 12) was an especially moving moment embodying both joy and
sadness. On the one hand, it was a joy to destroy old and crumbling
buildings. But on the other hand, demolishing a house is in a way also
the demolishing of cherished memories and events. For the tenants
therefore, destroying their old apartments is a bitter sweet experience
that ends one era and starts a new one that, if processed well, will

be full of hopes. The contract with the tenants of these two projects
provided them with alternative rented apartments until their new ones
will be completed. Regarding these projects, within three years they are
expected to return to their own new spacious and modern apartments.

I'hope that from what | have said so far it was clear that, as far as | am
concerned, although we are architects that plan buildings, we should
never forget that buildings are built to serve people, families, life,
activities, aspirations and dreams. No matter how beautiful a city might
be, if it oppresses its citizens it cannot rejuvenate itself and is doomed
to become neglected and crime-filled.

Conclusions

1. A global city like Tel Aviv is made up of natural strata which
are crucial in understanding the city’s structure, preservation
and renewal.

2. Investment in renewal, preservation and development will
result in a city's prospering socially, scientifically, commercially,
culturally and in tourism - and that makes the city an
attractive place.

3. Urban renewal is vital. Through the ongoing development
and upgrade of the city’s resources, its natural characteristics
and its land space, it is possible to invigorate and encourage
dynamic and vibrant life.

4. The city’s residents, founders, tenants and those who come
to live in it are the real engine for the vibrant and renewed
life of the city.
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