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Urban Renewal in Israel

Urban renewal is the process of physically and socially revitalizing historic
urban fabric and urban development in old built areas. In the physical
sense, urban renewal in old urban fabric takes place on different levels -
from renovating buildings and upgrading infrastructures, through upgrading
the city’s public spaces, to demolishing existing apartment buildings and
building new ones in their place. Urban renewal makes it possible to use
existing land and infrastructures more efficiently to the benefit of current
and future residents. On the social and cultural level, urban renewal
processes focus on improving living conditions for current residents and
attracting a diverse population to city centers and historic neighborhoods.
Note that due to Israel’s geophysical and political properties, urban renewal
processes serve additional goals, such as reinforcing residential structures
and urban infrastructures against natural disasters, e.g. earthquakes, and
protecting civilian populations from threats, e.g. firing missiles. In addition,

urban renewal helps in preserve existing open spaces.

In addition to renovating and upgrading the urban fabric, urban renewal
increases the number of available housing units, thus addressing Israel’s
housing needs. The "National Strategic Housing Plan 2017-2040", approved
by the Housing Cabinet on February 13, 2017 and by the government on
March 2, 2017, determined a goal of constructing 1.5 housing units by
2040, to provide for future population growth. According to the government
decision, while urban renewal will provide approximately 20% of building
permits between 2017 and 20201, by the target year, 2040, urban renewal
will provide about 35% of total housing units approved. Thus, urban renewal
and urban development processes in the current fabric will grow more

important in the near future.

1 Urban renewal in the government decision - any plan that adds residential units to the
existing fabric, including clearance and construction, condensation, infills, NOP 38, etc.




Within this decision, the Ministry of Housing and Construction and the
Urban Renewal Government Agency were put in charge of forming an urban
renewal action plan to define the required tools, actions, and means to meet

the set urban renewal goals.

The term “urban renewal” has various definitions, including the renovation
of public and private areas in every sense, and it has social aspects as well.
In this review, we will mostly refer to the physical aspect of urban renewal,
and in particular, to planning and performing residential construction plans
in the existing fabric, and in particular - within the central tracks the Urban
Renewal Government Agency is responsible for — the local authorities track,
the entrepreneurs track, urban renewal outline plans, and NOP 38. A detailed

separate report on NOP 38 will be distributed.

As for social aspects, the Urban Renewal Government Agency is acting to
make various tools available to home owners and residents, for dissemination
of information and protect their rights. This is done, among other means, via
legislation, the establishment of municipal urban renewal administrations
in local authorities, distributing instructional and educational materials and
more. A summary of the social activities promoted by the Urban Renewal

Government Agency appears below.

Passing the Urban Renewal Authority Law

The Urban Renewal Authority Law was enacted on August 21, 2016. The
law regulates the establishment of a designated entity to handle urban
renewal. The goal is to support and increase the realization of urban renewal
enterprises, prepare plans to promote enterprises, and assist tenants and

landlords in built urban areas.
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According to the law, the Agency’s roles include:

Promoting urban renewal enterprises and accelerating urban renewal

processes using a variety of tools.

Locating suitable built areas to promote their renewal, and preparing

renewal plans.

Forming legislation amendments recommendations within the Agency’s

areas of activity and determining the assistance mechanisms.

Operating the Urban Renewal Fund.

Promoting solutions to protect the home front and reinforce buildings

against earthquakes within urban renewal projects.

Promoting long-term maintenance solutions for buildings in urban

renewal areas

Helping organized resident groups realize and promote urban renewal

enterprises

Promoting actions to upgrade city centers and commercial and

employment centers

Concentrating information on urban renewal and distributing it to the
public, to local authorities, and to interested professionals, regularly and

in a widely available format

The Urban Renewal Government Agency will be the main body in charge
of urban renewal in Israel. The law deals with funding and budgeting
government urban renewal programs, and assisting and supervising urban

renewal projects vis-a-vis local authorities and entrepreneurs, as well as




guiding and counseling residents in neighborhoods that were selected
for renewal. In all that concerns property owners and tenants in different
areas, the law established assistance mechanisms, e.g. the Commissioner
of Tenant Appeals in Urban Renewal Enterprises, as well as tax benefits,
property tax discounts, and individual solutions for seniors and public

housing residents. Furthermore, the law stipulates benefits and rules to

promote urban renewal projects.
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Activities in 2016

The Departmentof Urban Renewalinthe Ministry of Housingand Construction
was assimilated into the Urban Renewal Government Agency. Most activities
specified in this review were initiated in the Agency’s previous form. In
2016, the Department of Urban Renewal acted to perform and promote
the government’s urban renewal goals and the Ministry of Housing and

Construction’s goals, as approved in the work plan for that year.

Different activities that followed from these duties were performed as
was necessary. These activities were defined as main missions, and were
categorized as regular activities that take place annually, special projects,
regulation-related activities, research activities, etc., performed on an as-

needed basis subject to a specific decision.
The special projects that were carried out in 2016 include:
Preparing a construction typologies catalogue in NOP 38 - reinforcement.

Creating tenant information and assistant booklets for clearance and

construction and NOP 38 projects.

Publishing a call for bids for municipal urban renewal administrations

and budgeting the winning authorities.
Publishing a call for bids on grants for urban renewal plans in Jerusalem.
Establishing the urban renewal building permits information system.

Performing research on maintaining tall structures and forming

recommendations.




The law was enacted on
August 4, 2016

5 new, 24 in planning,
Preparing and promoting plans

Total 150,000 additional
housing units

5 new, 28 in planning,
Funding and promotion
assistance

Total 20,000 housing units

Aproximetly 6,816
housing units

2,100 withing pinuy binuy plans

10 administrations were
budgeted
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Urban Renewal Tracks

Each urbanrenewal projectisin fact a joint venture, undertaken by the public
sector (ministries and local authorities) and the private sector (property
owners and private entrepreneurs). Knowing the many benefits of urban
renewal, Israeli governments in the past two decades created a number of
tracks for promoting and realizing urban renewal processes. The tracks are
anchored in government decisions, national outline plans, and legislation.
The main tracks are the local authorities track, the entrepreneurs track
(taxation), and NOP 38. At the same time, the Agency is promoting urban
renewal outline plans for neighborhoods and quarters, aimed to increase

future certainty, planning-wise, regarding urban renewal processes.

The Local Authorities Track

Within this track, the local authority is responsible to initiate and promote
the project’s public aspects. The Ministry of Housing and Construction funds
the detailed plan for the urban renewal, clearance and construction or
condensation site, and acts to organize the site’s tenants and include them
in the process. A project manager, a social consultant and a planning team
assist the local authority. Their roles include promoting a detailed plan for
the site and acting to inform its residents and property owners and establish
resident representative groups who will be able to act to execute the plan
afterits approval. The declaration of a site is valid for six years, with an option
to extend it by six more years. In addition to funding the said activities, the
declaration also confers betterment tax benefits, purchase tax benefits, and
the VAT on construction services benefits, and permits deferring taxability to

the actual performance stage.




The Entrepreneurs Track

This track incentivizes urban renewal processes that are undertaken by the
private sector. In this track, entrepreneurs and property owners enter into
contracts to promote the required plans and actions to realize projects. The
declaration of an area as a clearance and construction site or a condensation
site is valid for six years in this track as well, with an option to extend it by
six more years. Just like the local authorities track, the declaration confers
tax benefits on deals in the site - betterment tax benefits, purchase tax
benefits, and the VAT on construction services benefits, and allows deferring

taxability to the actual performance stage.

NOP 38

NOP 38 was approved in 2005. Building permits may be issued by its power,
and its main objective is to reinforce structures against earthquakes. The
plan applies to structures a permit was issued for before 1980 that are not
compliant with the earthquakes standard. The plan provides a number of

urban renewal options:

Reinforcement and condensation (also referred to as NOP 38/1) - in this track,
up to two and a half floors are added on top of or beside the existing building,
and the entire building is reinforced in return, and existing apartments are

extended as well, including apartment protected areas.

Demolition and reconstruction (NOP 38/2) - in this track, property holders
can completely demolish the building and erect a new building in its
place, and the extent of additions is determined according to the existing
structure’s size and the current number of floors. The new building is built
according to the most recent standards, including safety and earthquake

resistance standards.
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Urban Renewal Outline Plans

The outline plans and urban renewal policy plans aim to generate an
infrastructure for statutory and strategic planning for the local authority,
in order to promote future urban renewal projects in its area efficiently,
with an inclusive view to the neighborhood’s needs regarding public areas,
transportation, natural reserves, society and residents, public institutions,
appraisal, etc. The plan is accompanied by a broad advisory staff that
includes professionals in a variety of relevant disciplines. The Ministry of
Housing and Construction promotes these plans in close cooperation with
the local authority, to come up with a suitable outcome to serve the city's

needs and the neighborhood’s needs.

Each track, except for NOP 38 projects, addresses the public space as well,
beyond the single structure level. This provides the advantage of addressing
transportation problems, a current or future lack of public institutions and
green areas, and so on. In fact, while NOP 38 helps reinforce structures
against earthquakes while renovating and treating existing apartments, the
other tracks look at the city, neighborhood, and street level, and care for
all residents with a broad view of the future. On the other hand, NOP 38
projects enable relatively quick and simple promotion of urban renewal

principles on the building level.




Meeting National Goals

According to Government Decision no. 376, Dated June 12, 2013

Government Decision no. 376, dated June 12, 2013, set national urban

renewal goals for the next twenty years. As the data shows, the urban

renewal area exceeds the performance forecasts in the three determined

measurements. Housing Cabinet decision no. DR/131 dated February 12,

2017 revised the goals for the upcoming years and determined that the

urban renewal goal for 2017-2020 is housing starts on 9,000 additional

housing units a year.

Validating plans in the urban

renewal tracks (clearance and
construction and construction
condensation)

6,816

8,000

4,000

2,000

Building permits for plans in the
urban renewal tracks (clearance
and construction, construction
condensation, and NOP 38)

6,862

10,000

5,000

3,500

Building permits for clearance and
construction plans only out of this
total

2,024

3,000

1,500

1,000
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Validating plans in the urban renewal tracks (clearance and construction

and construction condensation) - by housing units

Performance Performance Performance Target Target Target
2014 2015 2016 2016 2019 2024

Building permits for plans in the urban renewal tracks (construction

condensation, NOP 38) - by housing units

10,000

Performance Performance Performance Target Target Target
2014 2015 2016 2016 2019 2024

Building permits in clearance and construction projects - by housing units

Performance Performance Performance Target Target Target
2014 2015 2016 2016 2019 2024




Urban Renewal by Numbers

The following table contains a summary of the mostimportant data regarding
the local authorities and entrepreneurs urban renewal tracks. Plansin various
approval stages, that are likely to enter the approved planning stock, were
separated from approved plans that may be realized and executed - that is

to say, the current “planning stock”.

The planning stock data separates plans that are in realization proceedings
orin the stage of promoting the building permit and performance, and plans
that already have a building permit, in which on-site works to establish the
project already commenced. Detailed data that follow from this summarizing

table are available below in the report, by type of track. The table is updated

as of December 31, 2016.

Housing units Housing units Housing units
In the In the Inthe
proposed Sites proposed Sites proposed Sites
condition condition condition
(existing + (existing + (existing +
additional) additional) additional)
In statutory
approval
proceedings:
Plansin all stages
of the statutory
planning process: | 18,506 29 | 25,864 52 | 44,370 80
in preparation,
at the various
committees, in
deposition for
objections, or
toward approval.
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Planning stock:

Approved plans,
including plans in
the stages below
in the table, not
including NOP 38
projects

32,138

84

19,567

55

51,705

139

Out of the
planning stock:

Submitting
building permits:

Approved plans
in the process of
issuing building
permits, or plans
for which building
permits were
already submitted
and are pending
approval

7,516
Update

17

5,206

11

12,722

28

Sites in
performance:

Sites for which
building permits
were issued.

The total number
of housing units
contains all

units in the site,
whereas the
actual realization
rate varies
between sites.

8,831
Update

17

6,983

16

18,514

33




Housing units

in actual
performance out
of the sites in
performance:

Number of
housing units a
building permit
was issued for,
out of the sites in
performance.

4,491

17

3,515

16

8,006

33

Actual population
out of the sites in
performance:

Number of housing
units that were
actually populated
out of the sites in
performance:

1,502

1,745

10

3,247

18

Hadekel Ashdod
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Social Aspects of Urban Renewal

As said, the Urban Renewal Government Agency promotes social aspects
using a variety of tools, some of which already at its disposal and some are
currently in development and approval processes. Below is a summary of the

activities the Department promoted in that period.

Regulation

Public housing residents may continue to live in the site after
its completion, or choose a different solution the Ministry of
Housing will offer. Moreover, the tenant will not be required to
pay any extra rent and management fees (building committee)
due to the new apartment’s additional area.

Property tax (Arnona) discount, up to 100% for 5 years of the
Property tax  population date, according to criteria the Minister of the Interior
discount will determine for old apartment owners, only due to the
additional built area (in demolition and reconstruction projects).

Aid to seniors - for seniors who own one apartment and who
receive a guaranteed income from the National Insurance
Institute, the entrepreneur will fund the difference inmaintenance
costs between the old and new apartment in demolition and
reconstruction projects for 5 years.

The Urban The law is intended to provide a regulatory solution for the
Renewal Law signature contractors phenomenon, and it imposes duties, tasks,
(Agreements and obligations on the organizing party. Among other things,
to Organize it requires holding a gathering for tenants before taking their
Deals) signatures, and compliance with schedules.

An attorney from among the Urban Renewal Government
Agency’s employees will serve as Commissioner of Tenant
Appeals, including lessees, on matters concerning urban renewal
enterprises. The Commissioner’s findings shall serve as prime
facie evidence in any legal proceeding.
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Guides

Social
instructions
for
entrepreneurs

Maintenance
fund

Guides

Shelf
agreements

Publishing guides and social instructions to help interested
entrepreneurs, that will also serve as a tool for local authorities
or municipal urban renewal administrations that require
entrepreneurs to carry out social processes.

Informing and educating residents, entrepreneurs and local
authorities on the importance of creating a maintenance fund
for tall buildings, including using guides, via the urban renewal
administrations.

Publishing tenant guides, including a guide for tenants in
clearance and construction projects, a guide for tenants in NOP
38 projects, a structure catalogue for NOP 38, a study on tall
building maintenance, etc.

Writing shelf agreements for clearance and construction projects,
to be used by interested tenants and entrepreneurs.

Individual Issues

Actions in the
Authorities
Track

Incorporating
Social Consultants
in Plans Under the
Urban Renewal
Government
Agency's
Responsibility

Clearance
and
construction
Appraiser

Establishing
municipal
Urban Renewal
Administrations

The Project Manager on the local authority’s behalf is required to
hold residentinformation conferences, help elect and train tenant
representative groups, provide regular updates to site tenants,
help select professionals (attorney, appraiser, architect, etc.), and
prepare the tender to choose the performance entrepreneur.

Examining the option to hire a community worker who will help
residents obtain information and organize representatives in
large-scale projects the Urban Renewal Government Agency is
promoting

In the event of a dispute between property owners on the
profitability of the deal the entrepreneur will offer them,
tenants may contact the Urban Renewal Government Agency
with a request to appoint an objective appraiser out of a list, to
determine the deal’s profitability.

Establishing a municiplal administration that will inform
residents, entrepreneurs and professionals, educate residents,
coordinate and synchronize the local authority’s actions in urban
renewal sites, and help tenants organize.
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Focused Look
the Department’s Main Projects in 2016

The Rehovot Urban Renewal Outline Plan,

Kiryat Moshe Neighborhood

The Kiryat Moshe, Rehovot Plan is an example of a whole neighborhood

urban renewal plan the Ministry is promoting

Area: approximately 284 acres

Number of existing housing units: 1,600

Number of new housing units: 9,130

Status: approved by the Rehovot Local Planning and Building Committee

The plan’s design started in 2015 as a neighborhood-wide outline plan.
In 2016, the Department of Urban Renewal decided to develop it into
a detailed plan that will be make it possible to issue building permits
pursuant to it. Among other things, this followed from Government
Decision 324 to treat members of the Ethiopian minority, pursuant to which
additional budgets were allocated to detailed planning, consents to lift the
construction limitation in the construction project’'s south-western part, as
well as the Israel Land Authority’s effort to designate substantial areas as

“supplementary land”.

In addition, the government decision provides neighborhood residents with
tools, such as establishing a neighborhood administration, allocating budgets

to protect and exercise tenant rights, and providing social accompaniment.

This facilitates the creation of a financially feasible plan that will reduce

future entrepreneurs’ uncertainty and result in accelerated promotion of




building plans in the neighborhood and substantially increase the supply of
apartments while improving living conditions and environmental conditions.
The plan will enable the creation of a new, meaningful, lively and vibrant
urban quarter in Rehovot and will improve the neighborhood’s residents'

welfare in terms of housing.

The plan was prepared while carrying out a very thorough social process,
holding meetings to include the public, and training neighborhood activists.

These processes contribute to the plan’s successful promotion and they will

doubtlessly prove helpful in its realization.
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Municipal Urban Renewal Administrations

In 2016, we called for local authorities to bid for aid in funding municipal

urban renewal administrations.

The administration is a department within the municipality or the municipal
economic corporation, whose functions include, among other things,
providing and translating accessible information on urban renewal in the
town, for the benefit of residents, entrepreneurs and professionals, providing
residents with tools to realize these processes, and operate as a “"knowledge

hub” at the local authority to promote urban renewal processes in it.

The municipal administration’s roles include concentrating information on
urban renewal in the town, including the municipality’s policy, providing
information, educational activities, coordinating and synchronizing the
authority’s activities in the urban renewal sites, helping accelerate treatment

of sites, and supporting tenant organizations.

At the end of 2016, the first agreements were entered into with 10 local
authorities: Ashkelon, Ashdod, Beer Sheva, Bat Yam, Haifa, Yehud, Lod, Kiryat

Ono, Kiryat Yam, and Ramat Gan.

We expect to enter into agreements with more authorities over 2017.




Guide for Tenants in NOP 38 Projects

Duetothe knowledge thatinformation fortenantsonurbanrenewalislacking,
including on NOP 38 projects, we are writing a guide to help tenants and
apartment owners promote these projects and concentrate all information
they may need to administer the process optimally, thoughtfully, and
deliberately. The guide is meant to provide tools, performance milestones,
and an explanation of different concepts. This guide will reduce project
performance and promotion times, help tenants understand the process,

and provide a broad picture of project promotion tools and methods.

Municipal

—— Urban Renewal

Administration
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Construction Typology Examination Guide - NOP 38

To address the need to make information more accessible to property owners,
professionals, and local authority employees, we are currently writing
a catalogue to gather sample NOP 38 projects in the reinforcement and
building additions program, from various local authorities across the country.
This catalogue will serve as a tool to perform a preliminary assessment
of the various expansion options, while weighing the advantages and
disadvantages of joining old and new, adding an apartment protected area,

balconies, and elevators; and to examine the effect on the whole structure.




Urban Renewal in the Local Authorities Track
The Local Authorities Track - Declaration:

5 new clearance and construction sites in the authorities track were
declared in 2016. Within these sites, we are promoting a renewal solution
for over 1,000 existing housing units, and we expect that about 4,000 new
housing units will be built in their place. In addition to housing units, the

plan guarantees added public structures and commercial and office areas.

The Local Authorities Track was established in 2000 and since then, detailed
plans for 100 sites were approved and 29 more plans are in various planning
and approval stages. About 40 plans were cancelled. The approved plans
are the basis for urban renewal processes in Israel, and most projects that
were executed as of today were executed in these sites. At a later stage, the
Entrepreneurs Track was established in 2004 and NOP 38 was approved in
2005.

The number of declared sites and the number of housing units in these sites,
by year (starting in 2006), indicates that there was a decrease between 2007-
2009, followed by an increase, both in declared sites every year and in the

number of planned housing units therein.

Housing Units
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Number of housing units (less than 1,000 in a site) according to city

. Number of proposed housing units in the declared sites O Number of declared sites

Number of housing units (more than 1,000 in a site) according to city
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After the declaration stage, the site planning begins, as well as work on

social aspects vis-a-vis property owners toward the CBP’s submission.

124 |a »




The Local Authorities Track - Planning

In 2016, plans were approved for validation in three sites in the local
authorities track, and plans for four more sites were deposited for objections.

A total of about 5,000 housing units are in the process of being approved.

The number of approved housing units and the number of approved sites

for validation by year in the authorities track sites
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The Local Authorities Track - Performance

There is a large planning stock in the local authorities track, that has
accumulated over the years since the track was first established. In the first
following the track’s establishment, it suffered from the typical “growing
pains” for new projects, and especially new planning and building projects.
As a result, difficulties arose in realizing some of the processes that resulted
from different barriers, such as lack of profitability, planning complexity, and
tenant concerns. Urban renewal was a new area within the planning world,
and like all new types of project, there was a learning curve. As of today,
plans in the local authorities track are more applicable. In addition, there are
several urban renewal sites plans that were approved in the past and are now

in execution as a result of an amendment to the CBP, following the higher
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housing costs that have rendered the sites’ performance more profitable, or
through community work with the tenants to resolve their objections and

illustrate the benefits of urban renewal.

In2016, the first building permits were issued for three sites, and additional
building permits were obtained construction had already started in

13 more sites.

The number of housing units in declared sites:

Plans in the Process of Submitting
. C . 17 7.516

Permit Applications
Plan in performance 17 8,831
Actual permits out of the sites in

17 4,491
performance:
Actual population out of the sites in

8 1,502
performance:




Urban Renewal in the Entrepreneurs Track (Taxation)
The Entrepreneurs Track - Preliminary Decision:

The preliminary decision stage is the first stage of the entrepreneurs track,
and it gives the entrepreneur and property owners the option to sign
clearance and construction agreements while deferring the taxability date to
the declaration stage. As of August 9, 2016, the preliminary decision is also
required to submit urban renewal sites plans to the planning institutions.
Preliminary decisions were made for 25 new sites in the entrepreneurs track
in 2016. This is a record number of preliminary decisions since activity in

this track began.

In recent years, there has been a consistent increase in the number of sites
wherein a preliminary decision had been sought, due to the increase in
market activity in the urban renewal area.
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The graph shows the preliminary decisions that were made through the
entrepreneurs track by number of housing units in the proposed state and
number of sites. The graph does not show sites in which planning took
place within the authorities track and performance took place within the

entrepreneurs track.
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The Entrepreneurs Track - Declaration:

The second stage of the entrepreneurs track is the declaration of a site as a
clearance and construction site in the entrepreneurs track. The declaration

is made when two terms are fulfilled:

0 CBP in the deposition for objections stage or a later stage.

e Clearance and construction agreements were entered into
between an entrepreneur and at least 80% of property owners in
each aggregate (an aggregate is a condominium or an aggregate
of condominiums that must be evacuated to build a new structure
in the clearance and construction site according to a detailed
plan), and at least 66% of property owners in each condominium
in the aggregate, all in accordance with the Urban Renewal

Government Agency Law.

Note that in the entrepreneurs track, a site is usually declared in several
stage. In 2016, 8 sites were declared in the entrepreneurs track for the first

time, and it is proposed to build about 5,521 housing units in them (*).

Consistently with the increase in preliminary decisions, one may see that

there has also been a sharp increase in declarations in the past three years.
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The Entrepreneurs Track - Planning

In the entrepreneurs track, the entrepreneurs carry out the planning and
statutory promotion thereof. However, the Department of Urban Renewal
follows up on the planning’s progress in sites for which a preliminary
decision has been made, aiming to examine the duration of planning urban

renewal plans over time.

Preliminary decision applications are often granted before the plan is
entered into the Unified Plan Structure systems. 11 detailed plans were

approved in 2016, and promoted through the entrepreneurs track.

The Entrepreneurs Track - Performance

A number of major entrepreneurs entered the market recently, and it appears

that the scope of projects that reach the performance stage is growing.

The number of housing units in declared sites:

Plans.m the_pro_cess of submitting 11 5,206
permit applications

Plans in performance 16 6,927
Actual permits for aggregates out of

the sites in performance: 16 3515
Actual population out of the sites in 10 1.745
performance:
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Main Issues in Urban Renewal Processes

Profitability: the projects are carried out by the private sector. This means
that profitability is crucial. Naturally, the lower the value of the land
and the higher existing density, higher density multipliers are required
to make the project profitable; the result is a problematic interaction
between economic considerations and planning considerations, with

extremely high future densities.

In addition, the private market is more likely to embrace projects the
higher the certainty, especially with regards to the betterment levy and

indemnification deeds, whose scope is vague in the earlier stages.

The property owners’ consent and organization toward performance: in
order to realize clearance and construction projects, 100% of property
owners must consent. It is very difficult to obtain these consents, as
each property owner has individual wishes and limitations (such as
guardianship, divorce, receivership, etc.), concerns and deliberations
(such as future maintenance costs, or selling the property and moving to

another apartment).

Even when all property owners agree, it takes many actions to realize the
plan (negotiating on the consideration and signing a contract; regulating
existing property issues, including locating property owners; lifting liens
on the land, including mortgages, and making arrangements with the
lending bank; obtaining permits from the Israel Land Authority; preparing

building plans and issuing building permits; etc.).




Obtaining the property holders’ signatures on binding agreements:
it is very common in clearance and construction deals within which a
non-entrepreneur party, called the organizing party, attempts to get
building tenants to agree to the deal. The organizing party normally offers
property owners to enter into contract with it, under which the tenants
will enter into any urban renewal deal with an entrepreneur in the future,
and in consideration, the organizing party will act to obtain the remaining
required property owners’ consent for the deal and promote the project’s
realization. To guarantee the deal’s promotion, the pre-engagement deal
stipulates that no property ownerin the condominiumthatenteredinto the
pre-engagement deal may enter into any other urban renewal agreement
or deal. In practice, there are many cases when the organizer is not making
adequate progress on reaching the required consent rate for the deal, but
the property owners who entered into a pre-engagement agreement with
itare bound by it and are unable to enter into an agreement with different

entrepreneurs or organizing parties to perform the project.

To deal with the said phenomenon, the Department of Urban Renewal
initiated the Urban Renewal Law (Agreements to Organize Deals) Law,
5777-2017 in cooperation with the Ministry of Justice, which was
enacted in April 2017, and which thoroughly regulates the area. The law
defines the difference between an organizing party who acts to obtain
the consents to promote a project and the entrepreneur who takes action
to perform the project in practice for the first time. The law stipulates
milestones for the performance of the organizing party’s activities vis-a-
vis the tenants and sets deadlines, to prevent tenants from being bound

as described above.
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Urban Renewal Outline Plans for
Neighborhoods/Quarters

Withinthe Department’'swork,urbanrenewaloutline plansforneighborhoods
and quarters in different towns are promoted. The plan addresses public
needs in the neighborhood with a comprehensive view, while referring to

future requirements according to the sought scope of renewal.

Most plans are outline plans, under which one may promote and approve
detailed plans effectively and more easily, as they comply with the local
authority’s policy and they are acceptable to and approved by the Planning
Administration’s district planning committees. These plans examine
many areas, including architecture, fabric, the environment, public needs,
transportation, water and sewage, and comprehensive meetings to include
the public are prepared within the plans. In addition, part of the plan itself is
a plan in accordance with section 23 to the Planning and Building Law, and

permits may be issued by its power.

For a few plans, the Department is promoting detailed plans that will make
it possible to obtain building permits with no need for an additional plan.
These plans further increase the chance of realizing housing units through
urban renewal, but they take longer to prepare and approve due to being

even more complex that outline plans.

Including the Public in the Plan

The Department of Urban Renewal considers measures to include the public
in promoting urban renewal plans to be very important. Within the plans
the Department promotes, it has a public inclusion consultant who contacts
neighborhood residents regularly, reviews their needs, and listens to their
concerns and wishes. As part of the planning team, the public inclusion
consultant helps making their voices heard in the plan, thus ensuring the

plan will address their needs.




Within its work, the consultant constantly acts to share, gather, and receive
information, ideas, and thoughts from residents through focus groups
and resident forums, and online social media activity. At the same time,
a number of formal public inclusion meetings are set up, to present a
review of the current situation, present planning alternatives, and present
the chosen alternative. The residents’ thoughts and wishes regarding the

process and the planning outcome are taken into account at every step, and

are implemented to the practicable extent.

133



134

Data

The Department of Urban Renewal is promoting 29 urban renewal outline
plans as of the report date. These plans are spread over six districts, and most

are located in the Center District, the Tel Aviv District, and the Haifa District.

Outline plans for different neighborhoods in the city.
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