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Urban Building Code
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Introduction 6.1

The basic assumption is that the special code which governs the building in Jersisalem
aquality urban resource. What especially characterizes it is the fact that it is a kind of
“carpet” of stone draped over a hilly area rather uniformly while providivesame

views between the neighborhoods through the open green valleys. It is worth noting that
this code is especially sensitive in the visual basin of the old city which lies certher

of the “stage”, while the inner city surrounds it and looks upon it as in an “amphitheatre”.
Thus, even about a century ago during the early days of the mandate, the special
sensitivity of the old city basin and the need to limit building heights within it, was
already noted by the city planners (See chapter 6.9.1 on this subject).

Nevertheless, the plan goals call for an increase the urban area as itgatleansification.

The question of increasing the density or building heights is not by itsetipdesi

guestion of arithmetic. Every significant change in the measures of deosigyages or
building heights has an impact on the building code and its qualities, especially in the
hilly topographies in which building heights and entire neighborhoods can be easily seen.
Is the key criterion for evaluation the view of the city and its neighborhoodsrateee

afar? Can the picturesque biblical image associated with Jerusalero bdadtor

limiting the possibilities of developing the city as a modern, vibrant city avgtrong
economic foundation? It is clear to us that it is necessary to enlarge aradénttre

density of the urban fabric. This must be contrasted to the sprawl into the open spaces by
low density building which has characterized recent building in Jerusalem. Hoteser
increase in the density must be carried out rationally and with great car¢csavaid

damage to the building code and to thus destroy the quality physical resource of
Jerusalem by random and formless building.

In public debates the discussion soon tends to converge on the quebtiddiog

heightsas if this point stood on its own. We believe that the real discussion should
revolve around thbuilding code’, its density and heights being considered in a
systematic, comprehensive and multi-faceted manner. In this wide approaelgiweur
discussion of the plan and the qualities of public space in the various regions of,the city
the role of the city center relative to the secondary foci, the inner cibrvisthe
neighborhoods, the relationship between built form and movement systems and
accessibility, integration and attraction of urban activities, urban revataln,

topographical features and extreme conditions- in other words, questions of “@hdre”
“how”, and not only “how much”.

! Translators note: The Hebrew neologism “tavnit” ethhas the connotation of a mold, matrix or
template, has been translated here as “Code” eli\tbst, building codes are usually statutory
regulations, which might lend appropriateness i® dpproach. The difference between the existing
built code and the proposédilding code should be noted.
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Taking a careful approach, the values of the built code imtte city seems especially
definitive of Jerusalem’s physical character and can therefore seavpraferred model
for the most of its parts. This pattern allows us to arrive at relatively higgites
without changing appreciably the building code, similar to city centers in loigterical
cities. In particular areas, especially in the city center, deviationthienpattern will be
allowed (see Figures 1-3).

Hence the major part of the discussion of the building code will center on the uealitat
aspects (as differentiated from quantitative measures) duiliecode- the morphology

and urban structure in its entirety. The aim of this chapter is to articaéateatures of

the future urban building code in a balanced fashion, weighing the need for expansion
and increasing density while preserving its special qualities. As a lbackhra short

summary of the existing conditions and previous plans is presented. Further on, analyses
of the alternative plans that were considered by the planning teams areligive

concluding this chapter, we present a proposal for defining rules for these tbphs w

has found expression in the regulations of the plan.
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Figure No.1: Built codes in the inner city:
A, B: Talbieh and Rehavia- Garden City Pattern

C: Panoramic view from YMCA tower-High buildings of the city cente in
background

D, E: Old patterns and narrow streets of Mahane Yehuda and Nachlaot.
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Figure No.2: Different built codes in Jerusalem:

A: Malha-Technological Park in the center of the picture, Office towerm the valley
axis.

B: Malha- Stepped residential Buildings

C: Beit Hakerem Heights-patterned building
D: Beit vegan Neighborhood- Shikun Block
E: French Hill- High Rise Building

F: Givat Mordechai- High Rise Building.
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Figure No.3: Different Built Codes in Jerusalem

A: Kiryat Yovel- Typical building of the 60’s

B: Kiryat Yovel- High Rise building of the 90’s

C: Ir Ganim and Masuah- Mixed building patterns that follow the topography
D: E: Building in the Eastern City, Sur Baher and Silwan- Low rise buiding with
high coverage with a random code.
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6.2 Summary- References to building heights and biding codes in
the city in previous plans and various planning dogments.

Tens of site plans and overall urban plans that were prepared over the last hundred yea
or so dealt with, directly or indirectly, the question of the building code, the heights a
densities in relation to the special conditions of Jerusalem. The followingene a f
milestones:

A: The Mandate Plans.

Following the first plan for the city, the McLean Plan, at the beginning of thisiBri

mandate (1918), it was decided that building heights in Jerusalem were to be very low, so
as to follow the special contours and the natural horizon “up to the tree heights” (p.11),
and so as to avoid dwarfing the old city. Similarly for the Geddes Plan (1919),
Ashbee(1922) and Holliday (1934). In all these plans and their subsequent updates in
1944 it was proposed to limit the building in the old city basin, especially in the Mount of
Olives and the area to the East and South of the old city which was designated as nature
reserves or public open space.

B. The Kendall Plan (L944) proposed that the maximum height would be a function of
the street width as measured from frontage to frontage (the height was to be é25 tim
the width of the street) unless limited to less by defined zones as follows:

- Residential areas to be allowed two stories above a ground floor or two stories
plus an additional story of less than half the floor area of the ground floor, i.e. a
total of 2.5 stories (or 12.5 square meters maximum). It is worth noting that the
Geddes plan for Tel Aviv (1927) also fixed a standard of two stories in local
streets, three stories in arterial streets and four stories in corahstreets.

- Commercial and Industrial areas- 3 stories (15 sq.m max.).

- Building densities to be calculated as percentages of the lot, between 10% to 35%
in residential areas (six residential areas from A to F), 50% in commearess
and 75% in industrial areas. It should be noted that these floor area ratios in the
Kendall plan and other mandate plans often came up for legal decisions but it
appears that it was never finally decided whether the FAR pertained toe sing|
story or to all the stories. There are proponents of both these interpretations. |
commercial streets, the lot area to be used for the calculation included up to the
middle of the adjoining street. This added significantly to the building rights as
outlined above

Kendall observes that from the number of buildings that were erected in thertiy,c
the figure of 8 stories that was allowed before his time was exaggaratedis had to be
reduced by half, to 12.5 m or 2.5 stories. The reference to a half-story is to #tlenaei
cellar or a penthouse up to half the area of the floor below or above it, again agtordin
conditions on the site.
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The major principle to which the British planners return again and again is the
preservation of the characteristic code whose main feature was unifodimgpgttern
that fits into the landscape while respecting the natural horizon. The consolidation of
buildings into complexes according to height, material (stone) and uniform apgpeara
high topographical areas was apparently a central urban and architedusallxe
preservation of building continuity (what is nowadays termed “textured buildirgg) w
also a cherished principle among the mandatory planners even though the buildings
themselves were separated one from the other according to the principles ofitime gar
city.

C. Jerusalem Outline Plan No.62 (1959)as based on previous mandatory plans. It
defined residential areas (residential areas 1 to 7, in which area 2 was thiense$ of
densities up to 123% of the building lot up to 4 stories (16m including ground floor) and
a coverage of 30%. It is to be noted that with relaxations and interpretations about 40%
has been added to these rights over the years. In commercial areas thecalloaga

been 150% at 3 stories (some streets in the city center have been allowedYastdrie
industrial areas, the allowance has been 224% at 4 stories.

“Building height” has been defined in the regulations as the distance from the fina
permitted topographical line adjoining the building to the upper edge of the balcoay (for
flat roof) or the bottom floor of a tiled roof. In hilly areas this definition is otatic

for a building situated on the slopes “above the road” has a different impact on the space
of the road than one located “below the road”, for the latter will have most adrissst
hidden from the view from the road and its entire height will be visible only from afa

Ever since the approval of plan no.62, thousands of “point” plans have been approved
which have amended it. Some of them have referred, among other subjects, to the
guestion of densities and heights. Therefore it becomes imperative to decide on a
consistent policy within a building code and not to continue with the patchwork
“policies” of the past.

D. Plan AinMem/9 (1977)defined restrictions on building heights for the old city and its
visual basin. In the plan it was stated that within the walls of the old city no buildisig w
permitted within 10 m of its inside walls. At 50 m, buildings were limited to the hefght
the walls and within 75 m the height not to exceed twice the height of the walls as a
function of distance from the wall. Within the visual basin of the old city, building was
limited to 2-3 stories.

E. The Master Plan for Jerusalem (1968{Schweid-Hashimshoni) referred to building
heights as follows: The increase in building heights in the old city and surroundihgs w
be allowed up to 3 stories. In regular residential areas in the city- up to 8 stotle

city center-up to 12 stories. Building of greater heights to be permitted iialspates

for special purposes, at an appreciable distance from the old city, accordinglitogbuil
plans that will look at the visual impact of the proposed building from all sides and from
distant areas.
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During the 70’s the “evacuation and building” approach was popular and accordingly
plans were made involving demolition of old buildings, construction of new roads and
huge interchanges as well as intentions (partially not implemented) oicaghif

widening of Jaffa road by means of destroying most of the buildings along it.theom
Master Plan to the year 2001 (see below) there has not been any formulatiomdf agre
policy by planning committees regarding building heights, neither for areasich high
rise will be permitted nor for areas in which this will be absolutely forbidden. A nrumbe
of high rise buildings existing today in the city center were approved by meansmf “poi
plans during this period. During the 70’s the high rise buildings that were buiigye:
Tower (24 stories) in King George Street, Plaza Hotel (20 stories), REssen (17
stories) in Hillel Street, Klal Center (15 stories) in Jaffa St. and ReBugding (12
stories). At the periphery of the center, during this period, were also built theowolfs
Towers (20 stories) opposite to the Knesset, the Holiday Inn Hotel ( ex.Hilton) (24
stories) at the western entrance to the city, as well as a number ofdficietsit 12

stories in the hotel area near the Bell garden. Since then there have beefeanly
buildings of high rise built in the various areas, among which is the Getty tuifies

block in Malcha (18 stories).

F. Policy Documents “High Rise Building” The policy documents concerning high
rise building that were prepared under different circumstances during theveatt
years also show different and very diverse attitudes to this sensitive question.

1. Building Height, The Jerusalem Municipality, Planning Department, City
Engineers section (80’s)
The basic assumption in this document is that high rise building causes serious
visual damage to the image of the city hence it is necessary to limit tineshafig
building. The basic position was that the status of important buildings was not
decided upon by their heights but rather by their location on the tops of hilly areas
with open spaces around them, such as the basin of national institutions, the
Knesseth and the Israel Museum.

It is suggested to separate the question of building heights from the question of
building density since, in the opinion of the authors of the document, it was
possible to realize large building rights even while limiting the heights. F
example, the Hyatt Hotel whose height was lowered from 21 stories to a stepped
form with a four story top (due to public protest), is cited. The recommendation of
this document is not to exceed 4 stories as laid out in Plan 62 except for large
residential projects outside the borders of Plan 62, and maximum of 8 stories in
the city center and secondary centers.

2. The Design of High Rise Buildings Document, Jerusalem Municipality,
Amnon Niv, City Engineer, 1991.

This document proposes to define the height of 834 meters above sea level as the
maximum horizon for building in thentire city (For comparison, the tip of the
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City Towers is +888 m) or in effect, to limit the building to 6-8 stories (not
including the stories lowered below street level due to topography). Only in the
city center, in the “triangle” and its margins, deviations will be allowed under
certain circumstances. These circumstances include examining whether the
building in question is visible from the panoramic view from the Mount of Olives,
from the Haas promenade and from the Government compound, the prevention of
negative influence on preservation sites, conformance with design guidelines,
minimization of environmental effects of shading and wind break, and fulfilling
public duties. The tenor of the document is the avoidance of high rise building in
the city and as much as possible also in its center so as to preserve the tyniformi
of the skyline and its characteristic code as it exists.

. Design for Jerusalem document- Mike Turner and others, 1997

The basic position of this document is that the preservation of the character,
image and the heritage of Jerusalem demands avoiding high rise building in the
vicinity of its historical core. In this respect, the document relies on coanki

from earlier documents. High rise building is suggested only in secondaryscenter
far from the basin of the old city, such as Talpiot, Malha and Beit Hanina center.

. The Design of the Skyline in Jerusalem Policy, Location of High Buildis,
Jerusalem Municipality, Uri Ben Asher, City Engineer, 1999

In this document it is recommended that high rise buildings will be located on the
ridges and watershed lines only, and that the valleys will remain open. High
buildings that are “visible” will be grouped together in a limited area and with
uniform heights and will be with proportions of 1:3 at least, even if this means
that heights can reach 30 stories as a result. Building percentages of 5080% wit
low coverages of 25% in lots of 3 dunams minimum are proposed. The tenor of
the document is the acceptance of high rise building as positive since they serve
as landmarks and create urban profiles. Suggested locations are: In temiaty
from the triangle westwards-24 stories; in the ridge axes around the city, Givat
Shapira-north Shuafat ridge, entrance to the city and Hertzl axis in the west, G
Givat Hamatos line, Mar Elias until Ramat Rachel in the south- up to 30 stories.

. Renewal Plan for the City Center of Jerusalem, Chief Architects Team
Jerusalem Municipality, 2000

In this work, the examination of the problem of building heights and densities in
the city center is based on looking at the relationship between the natural
topography and the “built topography” which usually follows it, sometimes
strengthening and sometimes opposing it. The main planning principles for
deciding on building heights in the entire city are, according to this work:
Raising the heights as one recedes from the old city, emphasizing the $&ylin
dense (“saturated”) building as opposed to low rise building on the slopes. The
national watershed line passes through the city center and hence the emphasiz



LOCAL OUTLINE PLAN JERUSALEM 2000

of the ridge by high rise building seems to be “seven times correct”. Along this
ridge, along which the future light railway is planned, also are some empty
precincts that can be used for high buildings in the center. The suggested
typology of buildings include the following:

A. Urban Block up to 8 stories in most of the areas, and in the vicinity of the city
center.

B. Urban Block with point rise of 14 stories, suggested for areas close to the
ridge line.

C. As above, with point rise of 24 stories, on the ridge line, close to existing or
approved high buildings.

The report commenced the work of formulating preliminary principles for the
ratios of the high buildings such as the inclined skyline limiting the height to 60
degrees: In the complex geometry of the narrow city streets, insistertbes

kind of guideline could be found to be preventive of all high rise building.

Among the panoramas used for evaluating high rise building, the report mentions
four of the greatest significance- From the Mount of Olives in the east, from the
Square of the Nation in the west, from Mount Scopus in the north-east, and from
the Haas Promenade (the Armon Hanatziv ridge) south of the old city.

. “Temporary” Policy for High Rise Building in Jerusalem, summary of the
discussions in the National Planning and Building Committee, 13.2.2003
(Temporary policy until the preparation of the plan for the center and the outline
plan).

This document suggests a formula for fixing “Variable height radii” in ttye ci

center as a function of the distance from the old city. Beginning with the height of
6-8 stories in a strip of 500-600 meters west of the walls, until up to 12 stories in a
strip of additional 200 meters (which extends up to 70 meters from the watershed
line near the route of King George St. to the east), up to 24 stories on the rifge line
(on both sides of King George St.) and 33 stories in the area of the entrance to the
city in the west. Further limitations are forbidding of building deviations in
preservation areas, defining the minimum lot size to be 3 dunams, definition of

the maximum density as 500% or 33 dwelling units per dunam, with the

possibility of providing bonuses for renovation of buildings slated for

preservation or allocating space for public use. However, the decisions of this
document remain too general. A detailed analysis of the city center, ¢stevas

done (see below) show that there are within it urban situations of such diversity so
that there is alternative to planning it by detailed plans that conform to the
conceptions of comprehensive planning.

. Increasing Densities and Revitalization of the city center of Jerusaleriigam
headed by Arch.Arye Kotz, Amir Mann, Ami Shenar with the participation
of David Kroyanker. For the Jerusalem Municipality, Final Report 2003.
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The plan proposes, among other things, the setting of a comprehensive policy for
building heights and densities in the center of the city in view of the drastic
changes foreseen for it in the wake of implementation of the mass transportati
system and the large investments in infrastructure following it. The working
assumption of the report is that the city center will become the major
employment, culture and entertainment center of Jerusalem. Hence, thbee wi
need of significant building additions for a range of uses-offices, hotels, and
residences. Most of the building in Jerusalem will be patterned involving adding
stories to existing buildings or replacing them. The maximum height for
patterned building was set at 6 stories and another 2 with set backs, this too
adapted to every adjoining street. Furthermore, a few (too few) relevemniasit

high rise building in the center of the city were mapped out and analyzed.
Accordingly, preservation neighborhoods and precincts were defined in which
there would be no building deviation. From the urban design aspect, the plan
defines and demonstrates clear rules for the possible integration of high rise
building in the street. This primarily through the integration of high and patterned
building in the existing open precincts while allocating areas for public use and
raising the level of public space.

According to the plan two possible locations for high rise buildings are suggested:
(A) In the triangle area next to the city towers and similar height (&but

stories) and the building to the east remains patterned. (B) The westernesntranc
to the city, Nordau Square, the Central Bus Station and the old Ministry of
Foreign Affairs, at a height of about 33 stories.

At the same time, the Municipality (with the aid of Eden Company) is promoting
about ten detailed plans for precincts for raising densities and rebuilding in the
city center along the lines of this comprehensive policy.

6.3 Planning Approaches to the fixing of building heidpts.

The fix of the “building height” is not an aim in itself. It should result frorarege of
general considerations concerning the characteristic of the buildingtbedanction,
accessibility, cultural values and image. In view of the goals and objeofittes plan

and the basic assumptions that were defined by the initiator, and in view of the basic
assumption of preference for public transportation, the question for discussion is not
“whether” but “how”. Hence there could be a number of approaches to the building
code, its height and possible dispersion over the building space as follows:

The Restraining Approach-A conservative approach that contends that
preservation of the values of the existing old code of builthrigids all building

that deviates from this code. Those who strictly follow this approach also forbid
high rise building in areas very far from the historical areas of the aith @@s the
old city basin) but are visible from them.
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According to this approach, it is possible to divert high rise building to certain
areas only, distanced as far as possible from historical centers (for exampl
secondary centers such as Givat Shaul or Talpiot). This approach is accepted in
most of the European countries such as the La Defense precinct in an exgrior r
of Paris in which building of unlimited heights are permitted, whereas in the inner
rings building is limited to 6 stories only. The precinct of the Canary Wharf in
London in part of which office blocks of high rise buildings are located also
belongs to this approach. However, in contrast to Paris, there are high rise
buildings also in the center of the city, (in the “City” precinct).

The Design Approach This approach looks at high rise building in terms of its
visual-structural function that can contribute to the improvement of the urban
code in its entirety or to fortify the presence of certain points within it. imyma
cities of the world, especially in North America and within the last ganaratso
in East Asia, high rise building is considered relevant especially foitthe ¢
center, in order to create a commercial focal point of great intensity, subpgrte
mass public transportation, while the rest of the city mostly remains with
“ordinary” patterned building. This is an antithesis to the random dispersal
approach that according to many experts could cause urban chaos.

The typical image of the American city as a vibrant commercial center
connected to the dramatic shadows of the very high buildings, which comes to a
climax at the city center and which expresses more than anything the économ
initiative and the private market. In these American cities, the high buildings
mostly appeared for the first time in the old core, accompanied by destruction of
many historical buildings and change of the old code beyond recognition.
Nevertheless there are cities suclBastonthat demonstrate an impressive

balance between different areas and precincts: The downtown area with its
concentration of tower blocks (most of them integrated with narrow streets and
often at odds with historical adjoining buildings) as opposed to the rest of the city
that has been left with the traditional patterned building, part of it entire
neighborhoods for preservation. The renewal and revitalization process of Boston
in its latest phase can teach us a lot about the socio-economic and cultural
integration of the old with the new.

The Functional Approach In this approach, the use of intensive building is
perceived as part of the process of renewal by attracting new functionisagibe
economic-functional assumption is that the revival of the city center assadbc
employment and business requires the creation within it of a large stock of
modern offices that are lacking today in view of the drastic changes
accompanying the development of mass transit. According to this approach, high
rise intensive residential building can also bring about revitalization aadtaih

of established population to the city center. There are those who propose that it is
preferable for such buildings be located in the secondary centers while tla¢ centr
area is based on entertainment, commerce and tourism only. However, in our
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opinion this could mean the continuation of the drifting away of essential business
functions from the center and continued process of decay.

In the functional approach , the design aspects are of secondary importance
compared to the rational-functional view that indirectly composes the false of t
city in its own way. As a result, urban planning according to this approach could
cause “design randomness” unless the high and intensive building is well defined.

In sum, the special sensitivity in Jerusalem to intensive and high building rmakes i
imperative to look inclusively at all three approaches. This could involve thenegjra

of building heights in the visual basin of the old city, in most of the inner city and in the
eastern part of the city, and the adoption of the design and functional approaches in the
central and western parts of the city. In the residential neighborhooddl las detailed
below, alternative possible locations for intensive and high buildings will be ésdlua
according to the design approach.

6.4 Building Heights and Uses

Any discussion of building heights in Jerusalem must include a proper consideration of
both the different relevant uses for high rise buildings as well as thel siigpersal of
such building throughout the city. The following is a summary of such considerations:

Business Usetemployment, offices, hotels etc.): Such uses under proper
conditions tend to expand upwards, usually in the city center. The concentration
of intensive and high buildings in a limited area that is found in large cities of the
world is a prominent physical expression of the main urban activity focus.
Usually, the rest of the city remains with usual patterned building. In Jemusal
there are certain precedents for this: The City Towers, JerusalemsJ dler

Rassco Building, and Holiday Inn Hotel in the western entrance to the citye The
are also a few lower buildings (12 stories) whose presence in the landscape is no
less prominent, such as the Clal Center, and the Rejwan Building. The existence
of these precedents raises a central question: Should we continue to build
additional high buildings in their vicinity and thus to create a concentrated focus
for high buildings? If so, only in the city center or also in the secondary centers
or else in randomly available land?

The basic assumption is that high rise building in the city center in a relatale s
area, can contribute to the creation of a quality vibrant urban focus, on condition
that it has good accessibility and quality public space. This is contrasted to a
random dispersal in the urban pattern which could cause much friction with other
neighboring uses. The goal of the plan to strengthen the city center and to bring
about its revitalization demands the concentration of business uses within it, some
of this in high buildings under appropriate conditions. Therefore, we are rejecting
the alternative of random dispersal of dense and high buildings everywhere. For
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details concerning this discussion see the chapter on the city center and
employment foci in Report No.3.

Residences Residences constitute the largest part of the urban building volume.
Under certain circumstances, part of this (a very small part) can devealdpght

rise building whether in the city or in other areas. The question of building height
for residences has many aspects: The change in the texture and imageudt th
landscape in its entirety, socio-economic aspects, micro-climatictaspe
minimization of the unavoidable friction with the existing urban patterns especial
with historical neighborhoods, the question of accessibility, urban benefits,
impact of the real estate market and so on. In general, it should be remembered
that very high residential building (above 25 stories) can be a very expensive
product and available to a very limited population sector.

While high building is suitable for commercial and hotel uses, the same is not true
for residential building, not for households of low socio-economic levels and
certainly not for the Haredi population or large family size households.
Nevertheless, under certain conditions, their proper integration into the city can
encourage revitalization by attracting well established familiesy achieving

other urban goals such as quality development of the public space which would
not have been possible without decreasing the coverage and increasing heights.
In any case, the large part of the building for residences in thevagyand

always will be patterned and relative low rise.Only a small part of residential
building will be built densely and very high, but in a landscape sensitive place
such as Jerusalem, this will always stand out. Hence even this small part has
important design consequences.

6.5 Building Heights and Building Density

In the accepted measures for deciding building rights in terms of building pgeeod
the net lot area) or residential density (in terms of average number of dwelitagper
dunam net) for the sake of discussion only, four principal levels of urban residential
density can be discerned. The plan mentions various “quantitative” values for building
density, but the physical meaning of the values and what lies behind them is ryst alwa
apparent to the decision makers.

In Table 1, there is an attempt to characterize different levels of delhsited on
experience in various cities. It must be emphasized that this is not a gtdefioition
and for analytic purposes only and exceptions are possible.
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Table 1: Principal Characteristics of different Residential Buildng Patterns

Patterned High Rise MultiStory | Very High
Characteristic Building? Building Building Buildings
Minimal Lot Size 0.5 15 2.5 3.0 and mo
(Dunams)
Land Coverage (incl. 50%-60% 40%-45% 40% 25%-30%
service area)
Building Rights® (Main | 180%-200% | 275% 320% 360%
area above ground )
from net lot size
Residential Density 18-20 25 28 +33
(D.U. per dunam net)
Side setbacks typical for | About 5to 6 | About 10 About 15 About 25
similar buildings meters meters meters meters and

above

Number of storie€ About 5 About 9 About 12 | About +24

From the data in the above table it is possible to arrive at some conclusions:

A. The utilization of land increases (in terms of net building density) and reaches
almost twice as much in very high buildings compared to patterned building. In
this respect, there is no truth to the contention that high building is not as efficient
as ordinary building. However it is important to notice the large changes that
occur in the different measures ( lot size, building percentages, coverages)
according to building typology and height. For example, in moving from
patterned building to very high rise building: Although the increase in density is

less that twice, the height increase by five times!

B. The building characteristic changes drastically with the changes medasures-
from building along roads and frontage attached at a small scale, to isolated
buildings necessitating large setbacks between them, usually by cigegtsm
the building continuity and road activity. This is a crucial point for understanding

the physical meanings of the “dry” measures cited in the table.

% The actual patterned building density is highantthe allowed density in most of the city neigHismds
% The coverage refers to foundation area. At stesef this could be higher.
* In the calculation of residential density, average of dwelling unit: 100-110 square meters (naa&g).
5 The residential density figures for very high birigs can be even higher.

6 Number of stories calculated according to 4 ymétsstory in high buildings
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C. Lot Size: From the experience in other places (in high building) there is the need
for a minimum lot size of 3 dunams, especially if it is necessary to build some
parking cellars on the lot. This area is also necessary for tower blocks of low
coverages (about 600-1000 sg.m). so as to preserve the desired setbacks from
neighboring buildings. It is to be noted that in the center of the city there are very
few lots of this size left. Most of them are very small. The proper feasible
solution is the integration of patterned building (at the periphery of the lot) and
high building at the center. However, this kind of building usually requires a lot
size of at least 10 dunams. Lots of this size are rare in any urban center.

D. It must be emphasized that very high building has very little influence on the net
measures cited. This kind of building tends to develop at “edge situations” such
as near a large public space, at the apex or margins of existing building opposite
an open view, or near low patterns slated for preservation. In each of these cases
the “living space” is derived from the gross area, while the net lot argbena
relatively small. Usually increasing the density in a few presihat a very large
impact at the level of the precinct but has no large impact on the gross
neighborhood density and certainly not at the level of the city. This is so because
high building constitutes a very small percentage of the entire building stock in
the city. In contrast the effect of the building code has a very pronounced effect

E. It should be noted that at a building density of 250-300% it is possible to create
alternatives either with patterned building or by medium to high building. Above
this level high building becomes imperative and its implementation is very
sensitive to market conditions (see for example the chapter on Advantages and
Liabilities). The liberal granting of rights for a certain area abbiglével could
result in obtaining random heights and volumes, radically differing from each
other due to differing sizes and shapes of lots. Hence, discretion must be used to
ascertain if the advantages of increasing density outweighs the possitge ¢h
the building code and its compatibility with the place.

F. The influence of increasing density on the building typologylt is important to
understand that increasing the building density to the level of 250-350% entirely
changes the types of common residential units. Instead of a building that follows
the right of way such as those existing today, what develops is a massive building
of shape H at a height of 9-12 stories. This kind of building requires a larger lot
and larger setbacks around it than the usual building. The parking also, if not in
cellars (a solution that increases the cost of the apartments) needs taildaan s
on the lot. All this causes great difficulty in making the building follow the road
edge. Based on precedents in Jerusalem, it can be supposed that the fallback
solution of ordinary developers will be in this direction since these are profitable
buildings in economic terms although their urban quality is low. The results
could be aimless building, of a suburban character, that if built within a
neighborhood could cause the change in the characteristic code and friction or
hiding of the landscape, no less than very high building. Therefore the planning
team does not recommend this “fall-back” alternative.
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6.6 Advantages and Disadvantages of High Rise Building.

High rise building has advantages and disadvantages that demands careful judgment a
its suitability for building in Jerusalem, especially when increasing theittes of

residential neighborhoods are at issue. The major points to be considered withtoespec
residential building are:

Disadvantages

Great difficulty in blending in with the existing patterns die to the need
for larger than usual setbacks and above average lot sizes (see the
characteristics in Table 1 above).

Large deviations from the volumes and dimensions change drastically
the building code both from the distant view as well as from within the
neighborhood. This is a question of value- To what extent is it
necessary to preserve and honor the values of the existing building code
even though it is clear that increasing the density is called for inyfealit

Influence on the skyline: High rise building necessarily changes the
existing skyline. This subject will be dealt with later on.

The problem of obstructing the view applies to both the adjoining
buildings as well as from public open spaces and visual axes.

The effect of micro-climate on the immediate environment: Shading
and change in wind directions.

Increasing the density (without necessarily increasing the height)
requires proper accessibility to the private car as well as public
transport. Many of the city’s neighborhoods depend on narrow and
congested local roads that are incapable of bearing further loads.

Socio-economic suitability.: Very high building tends to be relatively
costly both for purchase as well as maintenance, and hence is suitable
for a limited sector of the population and is no solution for popular
public housing. The necessity for organizing a large number of
families often requires a management firm which adds to the cost of
maintenance, and therefore unsuitable for a large sector of the
population. Hence it seems that the market for luxury apartments is
bound to be limited. Nevertheless, it is possible to find hundreds of
apartments, in blocks of about 18 stories that are being built for middle
income families in cities such as Ashdod, Beer Sheva or Ashkelon.
This proves the relevancy of this type of large scale building also for
the middle class.

Relatively low feasibility due to the longer than usual time required for
the approval of detailed plans, for marketing and building, higher tah
usual financing costs due to long marketing and executing times and
more costly building due to the necessity for using more weather
resistant finishes. Expensive under-ground parking solutions. All this
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means more sensitivity to changing market conditions and inflexibility
to uncertainty, much more that usual building.

Advantages

Possibility of more efficient use of land compared to patterned
building (see Table 1). In this connection it should be remembered
that the building density today, especially in the city neighborhoods, is
very low compared to European historical cities.

The possibility of freeing the ground level for public use as private or
public open space, including the use for services or widening of roads.
This is specially relevant for very dense city centers and less for the
margins of the city.

Possibility of design or topographical emphasis at a certain chosen
point, that can contribute to a new image, often “Prestige”, on
condition that high quality architecture is chosen.

Creation of a wide range of apartment types (and common services)
that attract established families that can raise the socio-econoniic leve
of the neighborhood. The readiness to pay more for higher building
proves that there is demand for it.

The minimal obstruction of the view (under conditions of proper
setbacks) in comparison with horizontal blocks of the same density
that could become a wall. In this connection, the location (apex, ridge
line, on slopes or in valleys) has a direct influence on the building code
and on the influence of the high building on its immediate
surroundings.

Intensive utilization of available land in the existing neighborhood,
especially at the margins of the neighborhood, that are suitable for
thickening and serve as potential for building and catalyst for
rehabilitation in the medium term.

6.7 Location of High Rise Building and the SkylinePossible
Alternatives.

A. The problem of the skyline in the center of the cityDense and very high building
has a very strong presence in the urban skyline. However, what is the sigeifida
the design of this kind of urban or neighborhood skyline or another? Is it significant
in the visual basin of the old city or is it an urban anachronism? Is the very fact of
posing the question evidence of being caged in a picturesque imagery of Jeassalem
a “Museum City” as opposed to the essential need for revitalization and dgrfamis
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Much has been and will be written on this subject and there are opinions on all sides.
It is out opinion that in a place of landscape sensitivity such as Jerusalem, there is
importance to the special quality of its skyline. However, there is no need faraan ar
such as the city center to have a vertical emphasis that is char@ocbérstr time.

In the city center the old harmonious skyline has been disrupted since the
70’s with the building of the City Towers, Plaza Hotel, Klal Center and
others. Today the skyline is rather random and the building of additional
high buildings in the limited space of the city center might possibly
consolidate the buildings into a clearer entity. This issue has been
examined and presented recently by the team for revitalization and
compacting the city center by means of computerized three dimensional
simulation of the existing and proposed buildings in the city center,
including views from outside the center as well as within it.

Important viewing points: It is suggested that the effect of high
buildings in the city center will be examined from the following four
viewing points:

- From the East: Mount Olives, the panorama from the Intercontinental
Hotel.

- From the North-East: From Mount Scopus
- From the South: From the Haas Promenade, Armon Hanatziv ridge.

- From the West: From the Square of the Nation.

As stated, the appearance of high buildings in certain precincts of the city
center was examined from these viewing points and was found that these
buildings did not significantly change the existing tall skyline.

B. In the distant neighborhoods far from the city center such as Neve Yaakov, Pisgat
Zeev, Ramat Shfat and Ramot Alon in the north, and the neighborhoods Har Nof,
Kiryat Yovel, Kiryat Menahem in the west- it is possible to propose the integriati
them of dense and high residential buildings that deviate from the patterned building
which is usually low rise. This kind of building has effect on the visual basin of
the old city, however it is visible from every neighborhood and from the valleys at the
margin of the city.

According to the “design” approach that sees in dense and high building an opportunity
to use a structural element of visual value, it is possible to devise sevarstares for
different topographical situations. The following analysis relies on the visual
examination of high building, about 18 stories, “implanted” within building zones of
neighborhoods such as Ramot Alon and Har Nof that were chosen only to serve as
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examples, at different places, seen from afar and from within the neighborhoods
themselves (see Figure 4)

Figure 4: Analysis of location of high buildings relative to topography-
Givat Masuah and Kiryat Menahem.

A. Atthe ridge

B. Building on the slopes

C. Low slopes
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6.7.1 High Building on the Apex or Ridge line.

Advantages

Minimal influence on the adjoining buildings on the slopes, assuming the
following of appropriate setbacks (no obstruction).

See clearly from afar, prominent on the skyline, emphasizes and strengéhens t
building code (assuming that the building is of high architectural merit and tall
proportions) which is considered (in the world professional journals) as
architectural excellence in high buildings.

Accessibility: On the ridge lines of Jerusalem are generallyddadae major

traffic routes that ensure high accessibility, and some already hawveeg@light

railway routes. Therefore they are amenable to possible elevated deaisitig

them, such as Herzl Road axis, Road No.1 etc.. These are very wide roads that
are sometimes have sparse or dispersed building along them and hence need to be
strengthened by intensive building.

Disadvantages

The impact on the building code and on the skyline is highest, for better or for
worse, especially from afar and from neighborhood to neighborhood.

It is possible to have accessibility difficulties for dense building in thedp#
that are within neighborhoods that are served by local roads only.

6.7.2 High Building on the Slopes

Advantages

From the far view, most of the deviate buildings on the slopes are absorbed to
a large extent in the shadow of the hill and its influence on the skyline is
medium (assuming that the aim is to subdue as much as possible the high
buildings).

Disadvantages

A high building on a built up slope causes the most friction with adjacent
buildings (obstruction of view and environmental effect).
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Local parking solutions for high buildings and the need for relatively large
setbacks can disrupt the continuity of building in the neighborhood and create
retaining walls and parking foundations around the building that are not
aesthetic especially for steep topography.

6.7.3. High Building on Lower Slopes.

Advantages

From afar, the high building on the lower slopes is almost completely
absorbed into the skyline of the hill.

The influence on the skyline is lowest, if at all.

The obstruction of the view to the existing building on the higher slopes will
be minimal (assuming appropriate setbacks), compared to building rectangular
blocks at the same building volume.

The accessibility could be much more convenient by bringing in access roads
which are in any case necessary for thickening neighborhoods in these areas

Disadvantages

Change of the “edge conditions” of the typical building today in some
neighborhoods. The edge condition today blends today into green margins in
the valleys, examples are: The area of low buildings in Ramot Alon or
margins of other neighborhoods of patterned building.

6.8 Possible Spatial Dispersal Alternatives

Theoretically it is possible to devise some principal alternatives for thialstiapersion

of high buildings that deviate dimensionally from the typical pattern, both by tiggdes
approach as well as the functional, with advantages and disadvantages attached to each,
as shown below in Table 2.
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Table 2: Comparison of Dispersal Alternatives for High Buildings

Alternative

Advantages

Disadvantages

Absolute forbidding
of high building that
deviates from the
existing pattern-in the
entire city.

Careful approach: No
change to the existing
pattern. “Taking the
sure way”.

Conservative approach: Canng
realize the other goals of the
plan and no possibility of
causing positive and dynamic
change in the city to attract
established population that is
interested in this kind of
building

Dense and High
Building in every
possible place

Giving the free reign to
the developer. Taking
advantage of various
urban opportunities.

Serious damage to the urban
building code due to the
randomness of new building
and disruption of the unified
urban structure.

Dense and High
Building in the city
center only

Emphasizing the main
urban focus only-
advantage in terms of
the city. Creation of
clarity, legibility and
identity by
concentrating the
building in a relatively
limited area.

Difficulty in realizing goals of
the plan.

Foregoing of opportunities for
development and urban
revitalization in other parts of
the city that need change and
attraction of new established
population.

Difficulties of implementation
due to constraints in the city
center.

Dense and high
building on the ridges
and chosen hilltops
only.

Emphasis and
strengthening the
existing building code.
Minimizing harm to
adjacent buildings.
Advantage of
accessibility if located
near major transport
routes (Herzl axis).

Can be seen from afar-every
change is prominent. Drastic
change in the skyline and the
built landscape. Disadvantage
of accessibility if building is on
neighborhood hilltops served b
local roads only.

Dense and high
building in subdued
places only and in
valleys

See as low from afar.
The buildings are
absorbed in the hill.
Advantage of
accessibility if new
access roads are
proposed to thicken

new neighborhoods.

Maximum disturbance and
obstruction to adjacent
buildings and open spaces on
the upper slopes. Change of
“edge conditions” and the line
of contact of the building with
open landscape. Disadvantage

1Y

of accessibility in cases of steg

y

P
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Possibility of utilizing
building in “air rights”
above valley routes
especially for
employment, such as
Road.4

slopes due to difficult and
expensive solutions.

Integrated Dense and
high building- on a
few hilltops, ridges
and chosen valleys

An answer to diverse
topographical
conditions by both
design and functional

Danger of structural lack of
clarity due to building in
different topographical
conditions.

approaches.

Possible locations chosen for integration into ordinary buildingin a
comprehensive view, first, possible locations for high building at certain spots under
the following topographical conditions were examined:

On the ridge axes:along Road No.1 axis (from Sheik Jarrah northwards), via
Shuaafat and via Ramallah in the north, the Herzl axis in the western city, the
promenade road in East Talpiot.

In the valley axes :Golda Meir avenue in Ramot Alon (with open spaces along it),
along and above Road.No.4 (Derech Begin), Bight Road (16) from Derech Begin to
Herzl axis and Malha, near the Mall and the Technological Park in which there is
already a high building for employment. In these axes, intensive and high building
that is possible mainly for employment can utilize the unbuilt margins #h@gnain
transport routes in the valleys as well as the air rights above them. This isgossibl
without disturbing or obstructing the building on the slopes above these axes.

In the local hilltops: Gilo center, Ramat Rachel, neighborhood centers such as Kiryat
Menachem, Givat Mordechai, Har Nof, Ramot Alon etc.

In the relatively invisible slopes:Such as the northern slopes of Ramot Alon and
Ramot Shfat, southern slopes of Givat Shaul (Nahal Ravida), close to the Hadassah
Hospital in Ein Karem, northern slopes of Gilo etc. These slopés\asile from

the main access roads to the capital, and to which the planning team has applied an
approach of strict preservation of the “biblical landscape” in which there iarcka
between the forest landscape of the valleys and uniform building on the slopes. The
Nahal Ravida slopes for example below Givat Shaul, are so unstructured that it is
possible to build here almost any kind of building.

After all the relevant aspects were examined as listed above, the outhireoptands
that intopographical and spatialterms, high rise building for residences should be
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on the ridges. However the ridges in the present urban pattern of the city arg alread
built-up in reality. This means that high rise building in the existing resad@néas

can only be carried out under “evacuation and building” programs of the urban
renewal process, usually, in the long range. The outline plan is of the opinion that
available land resources in the existing neighborhoods, especially at thamsnarg

that are appropriate for thickening, can be a potential for building and asyatdata
urban revitalization in the medium range. Hence, in the Building Code Appendix
“Search Zones” were shown in which residential high rise building will loevetl on

the ridges and at the “neighborhood margins”. The exact location, that is to say, the
designation of lots for high building in residential areas will be done via detailed
plans by authority of the district committee. Conditional to the series oéstudi
detailed below in section 6.9.6 below, it is to be emphasized that due to the
complexity of the issue, at this stage a few precincts at the margixistoig
neighborhoods and completion of the issue needs further work that should be
completed by the time of deposit of the plan.

6.9 The Proposed Building Code for the City

6.9.1 The Old City and definition of the visual basin of the Old

City.
The idea of preserving the area around the old city as a buffer was developed
in 1918 in the McLean Plan. In this plan an unbuilt strip of land around the
old city was preserved especially with areas to the south and to the east.
Building limitations were also placed on building in a wider strip that included
Mount Scopus, Mount of Olives, Mount of Corruption, Kidron and Gai Ben
Hinnom. In spite of the narrowing of the buffer zone in the subsequent
outline plans (Kendall, Holliday, Ashbee and Shaviv) , the area was extended
in other plans (Geddes, Rau and Hashimshoni).

Outline plan AinMem/9 “The OId City and its Environs” that was prepared by
Sharon, Brutzkus and Hashimshoni defined clearly the different sub-zones,
the land use and the building boundaries for every area.

The old city and the visual basin around it constitute an area of special
sensitivity to all that concerns the character of the building pattern within it
and this extends to the circles of building that envelop the visual basin.

The buffer zone around historical sites is of great importance for the following
reasons:

A factor that emphasizes the value of the site in visual terms. Planning
that does not fit the character of the place can cause the functional failure of
the buffer zone as such.
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A factor that creates a gradation between areas different in character

Due to the “cultural meaning” of the buffer zone itself. This term relates
to the importance of the site that is the result of its having meaning in
aesthetic, historic, scientific or social terms. The historical meaminde the
result of events and persons, or activities that occurred in the site.

According to the outline plan, four sub-zones were defined for the visual basin
based on both historical as well as visual characteristics. These sub-zoses are (
Figure 5):

A.

Zone 1 (The ancient city)- The area attached to the old city that was gart of
at one of the periods. This zone includes all the area between the northern
wall and the remains of the third wall (most of the area of the East CBD). as
well as the area of the City of David and Mount Zion south of the present
wall.

Zone 2 — The channel of Nahal Kidron and Emek Yehoshaphat, the western
slopes of the Mount of Olives, Mount Scopus and Mount of Corruption, and
Gai Ben Hinnom.

Zone 3- Mishkenot Shaananim area and Yemin Moshe, the Mamila precinct
until Kong George St., the Russian Compound, Morasha and Mea Shearim.

Zone 4- Abu Tor area, Nahal Etzel, continuation of channel of Kidron and the
northern slopes of the Armon Hanatziv ridge (until the ridge road).

The building in the visual basin has a mixed character due to its location between
the old city and the new. There is within it a combination of preservation of the
traditional landscape and building with new patterns. Table 3 defines these
precincts and includes policy recommendations for building or development in
each precinct. See also Chapter 6.9.2 below.
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Figure 5 — Division into sub-zones in the old city basin (Translation)

Old City

Zone 1- Ancient City

Zone 2- Nahal Kidron, Emek Yehoshaphat

Zone 3- New City

Zone 4- Abu Tor to northern slopes of
Armon Hanatziv slopes.
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Table 3: Recommended Policy Measures for the zones in the old city basin

Precinct

Main Designated
Land uses

Existing land use

Recommended policy
measure

City of David

National Park

Archaeological
site, residential

Implementation of the
approved plans with no
change in the terms of
approval. Prevention of
building of new
residences. Executing
rescue archaeological
excavations.

Wadi Hilweh

National Park

Residential

Implementation of
approved plans with no
change to the terms of
approval.

Mount Zion

National park an
religious
institutions

1 Religious site,
residential

Preparation of detailed
plan for land use
designation. Execution o
rescue archaeological
excavations

Gai Ben
Hinnom

National park

Open space,
garbage dump

Preservation and
maintenance of the open
space

Sultan’s Pool

National park

Open space,
performance
space

Open space. Performanc
space. Without change tc
the terms of approval

Yemin Moshe

National
park,residential

Residential

Residential according td
the approved detailed
preservation plan.

Mamila

Commercial,
hotels, residential

Commerce, hotel
residential

sCommerce, hotels and
residential according to
approved detailed plans
with no increase in
heights from those
approved.

City center
West

Mixed uses

Mixed uses

Mixed land uses
according to outline plan
Building height limited to
8 stories.

East CBD

Commerce, hote

tels Mixed land uses.

Is Commerce, hg

e



LOCAL OUTLINE PLAN JERUSALEM 2000

,Jresidential residential Preparation of detailed
plan according to the
principles of the outline
plan. All new building
conditioned by
archaeological
excavations under
supervision of antiquities
authority. Limitation of
building height to 6-8
stories

10 | Wadi Joz Residential and | Garages, Removal of garages to

open space residential alternate site, limitation of
building height for
residences to 4 stories

11 | Mount National park National park, Implementation of
Scopus open space open space, approved plans without
western slope residential change in character of the

situation approved

12 | Mount Institutions University, Implementation of
Scopus hospital approved plans. Strict

control of building
heights

13 | E-Sawanna Residential, Residential, Limitation of building

institutions and | institutions heights to 3 stories

national park

14 | Nahal kidron | Open space, Open space, Maintenance of open

institutions, institutions, space, prevention of

cemeteries cemeteries, building of additional
residential residences.

15 | Mount of Open space, Open space, Implementation of
Olives- institutions religious site, approved plans without
western slope institutions change in character of

situation approved.

16 | Mount of Residential, Open space, Limitation of residential
Olives institutions religious site, building heights to 4

institutions stories

17 | Cemetery in | Cemetery Cemetery Continuation of visual
Mount of restoration work in
Olives cemetery

17a| Muslim Cemetery Cemetery Implementation of visual
cemetery on restoration of cemetery
eastern wall
slopes

18 | Silwan Residential Residential Limitation of building

heights to 4 stories




LOCAL OUTLINE PLAN JERUSALEM 2000

19 | Rasel Amud| Residential Residential Limitation of building
heights to 4 stories
20 | Jabel Residential Residential Limitation of building
Mukaber heights to 4 stories
21 | Nahal Etzel | Open space Open space, Open space. Prevention pf
and northern residential additional residential
slope of Jabel building
Mukaber
22 | Abu Tor Residential Residential Limitation of building
heights to 4 stories
23 | Armon Open space, Open space, Strict attention to
Hanatziv institution institution. maintenance of existing
promenade | (Governors situation.
Palace)

View Corridors

The development policy of the visual basin of the old city is based on the need for
preservation of a number of open views from certain important points towards the old
city and from the old city towards the new. This policy requires placing liontabn

building in order to prevent obstruction to views to and from the old city, thus ensuring a
proper “background” to the appearance of the old city. The building limitatioms are
areas that have influence on the views and in them it is forbidden to deviate from the
binding regulations which limit the permitted heights of buildings as detailed in this
chapter (see Figure 6 below).

The important short range views to the old city are:

Hotel Seven Arches on Mount of Olives; Abraham Monastery on Mount of Corruption,
Kidron stream; Silwan area, Jabel Mukaber, Goldman and Sherover promenade in Armon
Hanatziv; Commander St. in Abu Tor, Hebron Road near the cinemateque; Yemin
Moshe, Road No.1 from Haneviim Rd.junction, The Hebrew University and the Mormon
University on Mt.Scopus.

The important long range views are:

Ramat Rachel (view to the old city and to Bethlehem); Gilo; E-Sheik-Wattlinda
Kidron stream (southern portion); El Azaria-Arab-e-Sawahara.

The views from the old city that should be preserved are from:

The promenade on the Walls, Mt.Zion and the Ophel promenade.
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6.9.2 The Building Code in the Visual Basin of the Old Qy.

Following upon the analysis of the findings in this section and the resulting
conclusions, and after the definition of the visual basin of the old city, the building
code that is suggested for the old city is as follows:

A. Part of the statements of Plan AinMem/9 will be given expression with the
following reservations:

Within the borders of the old city, at a distance of up to 50 meters from the
inside face of the wall, no building or addition to building for any purpose
will be allowed, whose absolute height is higher than the height of the wall.

Outside the borders of the old city, within a distance of 75 meters or less
from the exterior face of the wall, no building for any purpose shall be
allowed.

Outside the borders of the old city, beyond a distance of 75 meters from the
exterior face of the walls and up to 150 meters, no building or addition to
building for any purpose shall be allowed whose absolute height exceeds the
absolute height of the wall multiplied by the ratio of the site distance to 75
meters: For example, if the building site is 150 meters away, the maximum
height allowed will be 150:75= 2 x the wall height.

B. From the south of the old city walls up to the Haas Promenade axis, and from
the east of the walls up to the Mt.Olives- Mt.Scopus ridge line, the building
height shall not exceed 4 stories, subject to further limitations that theniguildi
height shall not obstruct the view towards the old city.

C. Parts of the city center that are influenced by the visual basin of theygldez
section 6.9.3 below.
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Figure 6: Views and landscape panoramas for preservation. (Translation)
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6.9.3 The City Center and all its Parts.

A. Height limitations in parts of the city center that are adjacent to the olccity
are given below:

The CBD east- To the north of the strip of 150 meters from the old city
walls- to northern edges of the American Colony - patterned building of 6
to 8 stories setback.

The CBD center- The area extending from Agron St. in the west and the
line that connects to Havatzelet St. in the north-west- patterned building of
up to 6 stories plus two stories setback (subject to limitations of street
width).

The Haredi CBD- Definition of areas in which building of 4 to 8 stories
will be allowed.

B. All building in this area is subject to the following additional condtions:
The building height and the number of stories will be dependent on the
street width as detailed in Table 4 below, and according to the following

principles:

Table 4- Relation between building height, number of stories and strewidth.

Net Lot Size (sg.m)| Street width (m.) No. of stories and max. buildingeight
(The lower of the two)

Max. No. of stories | Max. height
relative to street
width

Lot size as existing | Between 5.0-9.9 3 +2 with setback 1.3

Between 10.0-14.9 | 4 +2 with setback 1:2

Between 15-19.9 6 +1 with setback 1:1.5
Between 20.0-29.9 6 +2 with setback 1:1.25

30+ 8 +2 with setback 1:1

+2500 - 6 stories as foundation + upper building up
to 24-33 stories as detailed in the building
code for the city document.
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- Street width is the distance between the plane of the frontage of buildinggtt stre
level on both sides of the street, or the width of the approved right-of-way,
whichever is the smaller.

- In corner lots (at the junction of two streets) addition of up to two stories will be
allowed without necessity for setbacks of upper stories at the portion of the
building adjacent to the junction, on condition that its length will not exceed 15
m. from the corner on all sides.

- Inlots bounded by two streets, street width refers to the width of the wider street.

The heights of buildings in precincts slated for preservation will be
derived from the detailed plans for these precincts, as authorized by the
District Committee, subject to the above conditions.

The maximum building height in “viewing corridors” will be limited so as
to avoid obstruction of the view to the old city.

From the watershed line on both sides of King George St. and in Jaffa St.
from Havatzelet St.westwards to the Agrippas-Ben Zvi Ave. junction- the
building height will be up to 24 stories.

From the junction of Agrippas-Ben Zvi Ave. westward, and Ben Zvi
Ave.westward to Hertzl Ave and Yirmiyahu Rd in the north, the building
height will be up to 33 stories.

C. High rise building will be allowed subject to the following limitatons:

Approval of detailed plan by the authority of the District Committee
subject to examination of the environmental aspects.

The building will be a combination of a foundation of patterned building
at the street level building line with a maximum height as permitted for
patterned building in a way that ensures a continuity of activity along the
road. The high building will be built at a setback above the foundation.

The minimum lot size for high rise building will be 2.5 dunams.

The basic building rights will be 500% (main area) with an addition of
“basket of extras” for allocation of part of the lot at street level for public
uses, or for renovation of building slated for preservation, or for
allocation of built area within the building for public uses.

High rise building is subject to strict design regulations so as to ensure
architectural excellence that is expressed, among other things, in the
design of the entrance level and the foundation levels, the use of building
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materials, architectural design that ensures high and slender proportions
for the building and unique design for the tower, see Figures 7-10 below.

Figure 7 — Building Heights in the City Center

Jaffa St. (20 m. wide) — A(right). Existing Situation, buildings of 3 to 4 stories
B(left). Theoretical increase to about 6 stories with another 2 stories thisetback.

Jaffa St. in City Center (30 m. wide)- C(right). Existing situation , prgposed
building of about 10 stories plus two more with setback on the left. D(lgf
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Alternative: proposed building of high foundation of 6 stories and pointowers with
setback .

Davidov Square- E(right) Existing situation, buildings of 4 to 6 stories. F(f®.
Example of possible elevation of height to about 8 stories plus two more with
setback, which serves as envelope for a relatively large urban space.

Figure 8 — Building Heights in the Main Streets of the City Center

Jaffa St. Al(right) Existing situation, Bl(left) Possible increase in eVation
along the light railway route.
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Malchei Israel Street. A2(right). Existing situation B2(left). Possiblencrease in

elevation
Salah-e-din Street. A3(right). Existing situation B3(left). Possiblencrease in

elevation.

Figure 9 — Building heights in the Main Streets of the City Center

Koresh St. CBD core- Al(right). Existing situation B1(left). Possible crease

in elevation
A-Zahara St. CBD East- A2(right). Existing situation B3(left). Possible
increase in elevation
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Figure 9- Building Code in the City Center: Typical Street sectioa and
Proposed Building Heights.
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Figure 10 — Building Heights in the City Center under different conditons.

Ben Yehuda St. (15 m. wide)- A(right). Existing situation, about 3 stories Ex(t).
Theoretical increase to about 6 stories plus extra story with setback.
Arlozoroff St. (15 m. wide)- C(right). Existing situation, about 3 stories. D(l€j.
Theoretical increase to about 5 stories plus two more with setback.

Hillel St. (20 m.wide)- E(right). Existing situation, 4 to 6 stories. F(left)increase
to about 6 stories plus two more with setback.
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6.9.4 Building Code in other Residential Areas ithe City.

The analysis of the built pattern in the different areas of the city showséhgpical
pattern is that of building up to four stories. The built code of the city is to a large
extent the result of a historical development of about 80 years based on prinaiples la
out in plans that were approved during the Mandate period and regulations of outline
plan No.62 that was derived from Mandate period plans. To this typical pattern of 4
story buildings there are exceptions such as the French Hill and Givat Mordecai
neighborhoods which have 8-9 story buildings and residential area in the eastern city
characterized by sparse rural building of 1-3 stories excluding Bet Hanina and
Shuafat in the north of the city where the building is more urban in character.

The basic approach of the planning team is that the values of the built code and its
physical image are important characteristics that have to be presemedlass

possible. Therefore, the plan does not propose drastic changes in the building code of
the city. However, the necessity for increasing the building capacity exising

pattern on one hand, and the need to limit the slippage into the open spaces on the
other, makes it imperative to increase the density of the building pattern gmg wie

among other things, increasing the heights of the typical pattern according to
principles and limitations as shown below (See Figure 11).

A. Creating a typical pattern of about 6 stories- by means of two additionakgtorie
the number of stories permitted and not exceeding 6 stories, whichever is lower
between the two.

B. Creating a typical pattern of up to 4 stories- by means of two additional stories
the number of stories permitted and not exceeding 4 stories (In the visual basin of
the old city there are areas in which the limit has been set at 3 stories).

C. These regulations do not apply to areas/precincts and buildings slated for
preservation since any additions to them, if at all, is dependent of the approval of
a detailed plan by the District Committee.

D. These regulations do not apply to neighborhoods and precincts of buildings
attached to the ground such as “Bnei Betcha” in Ramot Alon, Ein Karem, Stepped
Apartments etc.

6.9.5 High Rise Building in Residential Neighborbods.

After weighing the different alternatives for high rise building in the difieareas of
the city, the principles that guided the planning team in deciding the ardaglfor
building in residential neighborhoods were:
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Areas in which increase in density in was justified by overall urban
considerations such as the centers of neighborhoods (Kiryat Yovel, Kiryat
Menachem) and along the main traffic routes (Hertzl St.)

Areas of high design priority for building emphasis such as important
ridgeline axes (Laban ridge and Ramat Rachel area).

Areas in residential neighborhoods considered appropriate for thickening, in
which there is available land resources which serve as potential for building
and accelerators for urban revitalization in the medium term.

These areas were defined to be “search areas” for high rise building (and we
thus noted in the building code appendix). The condition for the approval of high
building is the approval of a detailed plan by the District Committee.
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Figure 11- Appendix of Building Codes in the City.



LOCAL OUTLINE PLAN JERUSALEM 2000

Legend:
-Old City Area
-Zone of special building restrictions (old city bain)
-Zone of restrictions by AinMem 9 (150 m from old ay)
-View corridor from/to old city (height restriction s)
-Search zones for high buildings in residential aras.
-Search zones for high buildings in commercial area

Zones for which additional building rights are subgct to
detailed plans approved by local committees.
-Up to 4 stories
-Up to 6 stories
-Up to 8 stories
Zones for which additional building rights are subgct to
detailed plans approved by District committee.
-Un-built area
-According to the approved situation
-According to number of stories approved in detaild plan.
-Up to 24 stories.
-Up to 33 stories.
Borders of urban built-up area.
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-Attached building

-Low building

-Building of medium height
-Hi-rise building.

6.9.6 High Rise Building- Principles for Evaluating Detailed

Plans.
The working assumption of the planning team is thaiMhero Evaluation stage of
influence on the city building code, efficient use of urban land, functional aspect
considerations, influence of the high building on the historical pattern, and other
urban and economic considerations was carried out in the outline plan and was
summarized and expressed in the City Building Code Appendix. Therefore, the main
principles for the evaluation of detailed plans relate tortioeo level, in particular to
the relation of the high building to the existing pattern, relation to the adjoining public
space especially the street, preservation of continuous activity atieteeand the
guality of architectural design of the building. The recommended principles for
evaluation are based o&Valuation of High Rise Building: Guide for the
Evaluation of Plans for High Rise Building”, published by Ministry of the
Interior, 2003”.

The planning team recommends that the evaluation will take place in two dt&ges, t
first at the stage of approval of the detailed plan, relating to gerspedta such as:
height, coverage, proportions, blending in with the adjacent building and the street,
contribution to the public space, accessibility solutions, traffic and parking. The
second stage is at the approval of the building permit, in which the relevant
considerations are: Quality of architectural design, use of building material
according to the outline plan, and details of site development.

A. The Documents required for the evaluation of detailed plans for high
buildings. (In addition to the map and textual regulations).

1. Building Appendix at a scale of at least 1:500 that shows the relationship
between the proposed plan and the surrounding urban pattern, including
street elevations that show the proposed building and the adjoining
buildings.

2. Model of Architectural Massing of at least 1:500 that will be inserted into
the Model of the City (if within the area that the Model of the city covers).

3. Computerized Three Dimensional model that will also be “inserted” into
the computer model of the plan environment so as to inspect it from
different aspects, especially from the street level view.

4. Description of the characteristics of the site: Location, size, dimensions
existing and planned infrastructure in the vicinity of the site, approved
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plans or plans in the process of preparation, existing high buildings in the
area.

5. Relevant data especially for plans for residential building: Distance
between buildings, number of dwelling units in every building,
composition (estimated) of dwelling types in the building.

6. Circumference of Examination Area-The circumference of the area for
examination will be decided on by the City Engineer for every plan and
will change according to the geographical functional location in the city.

B. Issues to be evaluated:

1. High rise building in the urban pattern: Whether and how the high building
blends with the existing urban pattern. In this connection, the following
should be considered:

Minimal lot size: At least 2.5 dunams, however at the discretion of the
planning authorities the consideration of cases lot sizes of 2.0 dunams
(in the city center) will be allowed.

Assessment of the extent to which adaptation to the urban scale is
achieved, such as creation of a “foundation” along the street that
conforms, in terms of height, volume, division into sub-volumes,
building materials, design and building conformity to the adjacent
building, even though the tower is set back from the street line. The
height of the “foundation” is subject to the relevant building
regulations for patterned building. There are other possible solutions
to the problem of conformity.

Examination of the preservation @dntinuity of urban activity
especially at street level, while avoiding the creation of blank
elevations facing the street. The uses at street level will be
commercial in every case whereas at the upper floors will be flexible
(at the city center).

Examination of thelistance between the high building and the

adjoining buildings: Are the setbacks between the buildings

increasing the feeling of congestion on the street? This effect has to be
avoided such as by facing the narrower elevations to the street.
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2. High Rise Building and the Public SpaceThe limiting of the coverage and
increasing the height of the building enables the freeing of land area in which
it is possible to develop an urban square, patio, garden or atrium. In the plan
regulations there is a basket of additional building rights that can be
exchanged for provision of public space or carrying out of other public duties.
However for all these need careful examination and it must be ascertained
that:

The public space that is available at the foot of the proposed building is
accessible to the pedestrian at street level, active (for cafesaiopé),

and of high quality and not “left over” space in the back. Its public
necessity has to be evaluated.

The development of the space at the foot of the high building is of high
quality: In cases of development above parking cellars, it should be
ascertained that there are planters for trees. Also garden quality,dightin
signposting, street furniture etc. should be examined.

3. Architectural Excellence: The examination of the aspect of architectural
design that should include the following:

Overall design of the building volum&lendernessA high and slender
shape should be aimed for as this is a principal architectural value for tall
buildings. It is possible to define this as a ratio of 1 (width of elevation) to
3 (height of building) at least.

Entrance Approaches -Urban spaceExamination of the height, space,
design and finishing materials of the entrance space of the building due to
its functional importance as a quality urban space.

The Top of the Tower: High quality design of the crown that can be seen
from afar including its illumination.

Building Materials: High buildings should usenly building materials

of the highest quality. Especially the common public spaces due to the
high maintenance costs of this kind of building. The use of building
materials will be according to the building code (see section 6.11 below).

4. Micro-Climatic Examination: Examination of the environmental impact of
winds and shadows on the adjoining buildings, and suggesting solutions to
minimize the impact.

5. High Rise Residential Building:High Rise Building for residential purposes
requires additional issues for examination:
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Physical aspectsDo the setbacks between the buildings provide a feeling
of privacy and comfort to the residents? Is the common public space
adequate in terms of size and location for the residents of the building?

Socio-Economic aspectsis the proposed high building appropriate for

the target population? This is an essential issue for, compared to buildings
meant for offices or hotels, the character of the owner is different and so is
also the routine maintenance. This could cause failure if not examined
and seen to by having clear regulations included in the plan.

C. Ensuring the implementation of the detailed plan for high building.

The outline plan states that it must be ensured that the realization of the building
rights for high rise building should be as close as possible to the date of approval
of the detailed plan. Hence, it is essential to include in every detailed plan
regulations that limit the validity of the plan to five years from the daits of
approval. So that if the plan is not realized, the rights and building limitations
will revert to the previous values and it will be necessary for instituting new
planning processes towards the approval of a new detailed plan.

6.9.7 Building Heights in Industrial and Employment Zones

The height of buildings in employment zones are determined by, among other
considerations, examining the present situation of the city center and the moving of
central activities to other areas. The aim of strengthening the ceatéo@ss for

main business activities necessitates the taking of steps to restraipasteef the

city so as to stop the process of decline of the center. In the light of this, the building
heights in the traditional industrial areas (Talpiot, Givat Shaul) were define
according to the permitted building height in the approved plans (4-6 stories).

In the Har Hotzvim area which has the largest concentration of high-techdirchin

the “employment cluster” on the Begin axis, the plan allows for building at arhighe
density and building height and number of stories up to 12. This is also due to the
topographical conditions of the site and the distance from historical patterned

building.

The planning team has adopted the building principles in the Har Harat area as laid
out in the West Jerusalem plan and allows building for employment at a height of up
to 24 stories due to the location of the buildings in the “cavity” of the Castel quarry.

It must be emphasized that according to our recommendations this area should not be
developed before the possibilities of developing employment zones along the Road
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No.4 axis, “Employment Cluster”, Har Hahotzvim, and the Technological Park in
Malha have been fully utilized.

6.10 Boundary of the Built-up Area of the City

The importance of delineating the built-up boundary of the city and the interface
between the built-up area and the open space is very high. A number of principles
according to which action should be taken are proposed, towards the preservation of
the appearance of the city and the preservation of an appropriate meetiegroetey
built-up and the open.

A.

The built-up area of Jerusalem has a long and convoluted boundary
and is part of its charm. This kind of border increases the chance
of everyday functional contact (going out to recreation and sport
areas etc.) as well as visual contact (open views to the recreational
areas) between the residents of the city and the open space that
envelops them. The plan proposes to emphasize and strengthen
this feature.

The built-up boundary and the building code have been determined
by the natural elements that constitute the landscape, such as the
impressive geological features, existing forests, morphology,
topographical features, type of greenery and other composing
elements such as buildings, roads etc.

The plan defines four types of building that compose the built boundary
of the city:

Built-up boundary of buildings attached to the ground- landscape
building- mostly buildings of up to 2 stories, private buildings or
grouped buildings with private entrances and/or patios. The
buildings form a kind of “filter” of the open into the built, and

thus permit both physical and visual integration of the two (see
Figure 15 below).

A boundary of low to medium density characterized by buildings
up to 3 stories, groups of apartments with private entrances, and
buildings stepped along the slopes. The buildings create many
small private open spaces and many larger common spaces. This
density is higher that the previous type and a better utilization of
common open space,(see Figure 14 below).

A built-up boundary of medium height- characterized by
buildings of about 4-5 stories, that create a sharp and clear
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boundary with the open space, but allows for connections and
views both from afar and close up, from and to the city (see
Figure 13).

A built-up boundary of high buildings — characterized by high
buildings of 6 stories up to 18 stories, that create a boundary of
dominant visual impact, especially from large distances. This
boundary is perceived both from the outside in as well as from
the city outwards, as a strong built-up element that encloses the
city. For example: The main entrances to the city, western to the
Technological Park in Malha, and the Har Hotzvim area and the
industrial area. (see Figure 12 below).

The decision whether to build on the hilltops or to leave them open
will be weighed at the time of preparing the detailed plan and it will
then be necessary to examine every site on its merits.

The nature of the built-up boundary in the western city is different
from the boundary to the east due to the sharply differing landscapes
that characterize these areas.

In the building code appendix, the built-up boundary of the city has
been delineated according to the categories as defined above, and
guidelines have been laid out in the regulations of the plan that will
ensure that the design of the built-up boundary will follow the
principles laid out above.
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High Rise Building

Location: On shoulder of hill.
Designated
use-storage Dimensions 6-18 stories, no more than 4
apartments per story.

Features Appears as a building
complex of varying heights,
not in orderly rows of
buildings. Buildings of

Plan different heights.
- Stories
Cluster
Section. Elevation

Figure 12.

Medium Rise Building

Location: Shoulder of hill and above. On higher part of the

slopes.

Dimensions 4-5 stories. No more than 4 apartments per

story.

Features Division into two parts, inner and outer parts of he
street. The higher (inner) section with
more massive building, up to 5 stories
staggered. The lower (outer) section-up
to 5 stories, so that the street elevation
will be two stories. At least three
staggers per part.

. . Plan  parking: Below ground
Massive building

Central avent

Stepped building

4-5 Stories
Elevation

Section.

Figure 13
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Plan

Staries Orchard
Apearance

Section.

Figure 14.
Mixed

2 Stories Apearance
Section.

Figure 15.

Low Rise Building

Location:
Dimensions

Features

Landscaping

Parking:

Attached building

Location:

Dimensions

Features

Landscaping

Parking:

On slopes of hill.

Up to 3 stories.

Complexes of a number of several
units. Separate entrances for
almost all units. Many balconies
and inner courtyards.

Small, private and common lots
with an “orchard” appearance
between the groupings.

Above ground.

Elevation

On slopes of hill including the
lower parts of the slope.

Up to 2 stories.

Units attached to each other
(touching each other).

Variable, from the orchard type
to natural brush. Many private
and public open spaces.

Partly above ground and partly
as intearal part of the structure

Elevation
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6.11 Use of Building Materials

In the question of building materials, it has been stated in the basic assumptions of the
outline plan that “Strict adherence to the policy of building with natural, square and
dressed stone while laying out rules and regulations for deviant cases in whadh par
use of other building materials will be examined”.

The planning team is aware of the need for a design solution to incorporate other kinds
of building material in view of the changes in building technology and in view of the
policy of the outline plan to encourage especially high architectural quality. udowe

in the absence of clear and defined rules for the use of other building mateeias, t

have been cases where inappropriate architectural solutions have been rbatiaed t

not necessarily according to the terms of the law.

In the regulations of the plan it has been laid out that the policy of building in Jerusalem
only with natural, square and dressed stone will continue. However it is possible to use
other building materials according to the following principles:

The building will be in natural, square and dressed stone combined with metal and
glass, subject to the following limitations:

60% of the elevation area of the building will be built in natural, square and
dressed stone.

The area of the shop windows at the street level, designated for commercial
use, will be included in the percentage allowed for other materials.

Windows and openings in the floors above the commercial floor will be
calculated as part of the 40% in which it is possible to use other materials.

In every architectural solution that combines the use of metal and glass in the
building, the use of natural, square and dressed stone shall begin from the
ground level.

Notwithstanding what has been stated in clause A. above, the local committee
may permit, for high buildings not for residential use, approval of the use of up
to 50% of the elevation area of the building for other materials (metal and
glass) subject to the limitations laid out in clauses B to D above and subject to
the approval of the city engineer.

Notwithstanding what has been stated in clauses A to E above, the local
committee may refuse to allow the use of other building materials, as ling as
is not convinced that the quality of the architecture and its design features
justify the use of such materials.

Furthermore, regulations for the use of finishing materials in buildingsidtate
preservation and for finishing materials in additions to buildings not slated for
preservation have been laid out.
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In the regulations of the plan, it has been stated that finishing materiails thig
boundary of the old city will be in natural, square and dressed in the traditional
building method, whereas the building material for road installations (bridges,
tunnels and interchanges) will be in metal and concrete.

6.11.1 Building materials in additions to existig buildings
not slated for preservation.

The architecture of adding to buildings slated for preservation has been
extensively discussed in the chapter on preservation of the building heritage
(Chapter 10.5.3). In contrast to additions to buildings slated for preservation, the
recommendation of the outline plan is that for additions to existing buildings, the
design of the addition has to be of shape and character similar to the shape and
character of the original building and its architectural details, excepagas in

which the additions are proposed for a building whose exterior walls are of plaster
or stucco. In these buildings, it will be mandatory to cover the entire building with
stone including the original building.



