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regeneration, but they are not the only component. We imagine that as plans for urban
regeneration are advanced in a more holistic manner, not only the content of these plans,
but also the manner in which they are advanced will change such that residents will play a
more central role in their advancement.

For the sake of a more comprehensive analysis, we recommend the establishment of a municipal
working committee to carry out a renewed evaluation of these processes. In our opinion, this
committee should be composed mainly of city level representatives, but should also include
relevant governmental bodies and organizations from the non-profit sector and academia. We
see importance in learning from experience accumulated in Israel, alongside the collection
and analysis of existing knowledge in this field from around the world. Among other things,
this committee could provide guidance for the City of Tel Aviv-Yafo in its attempts to use new
organizational tools in the field of urban regeneration, as it has done to date through the city-
owned Ezra V’Batzran Company.
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Role of Residents in the Advancement of Urban Regeneration

¢ Desire to minimize friction between the developer and the residents — All three models
aim to minimize the friction inherent in the interaction between the residents and the developer.
This is based on an understanding that such friction is one of the main obstacles faced in
the advancement of regeneration activities and their success.

¢ The local authority plays a central role — The local authority plays different roles in the
three different models examined. But, in each case, its role is essential.

¢ The issue of representation — All of the models allow a range of groups to each have a
say. Each model would like to see each group of residents represented by one organization
that interacts with the other players. In cases in which no such organization exists, the local
authority encourages the creation of such an organization and provides an opportunity for
those who are interested to organize themselves to represent the residents.

¢ Not only physical aspects — Most of the models are suited to holistic regeneration projects
that include a comprehensive treatment of social and employment-related issues, in addition
to physical aspects of the urban environment.

e Affordable housing as a central component — The examined models address many
issues, but the issues of housing, in general, and affordable housing, in particular, are central
components of all of these models.

Insights With Regard to the Israeli Context

The scope of this document does not allow for a detailed analysis of how these models might
be applied in Israel. However, we do note a number of points that merit in-depth examination
in future work.

1. The need for infrastructure to help residents organize amongst themselves: While
residents may organize in a spontaneous manner, the ability to translate such a process
into an organization that will be able to take the lead in urban-regeneration processes, at
the planning stage or the implementation stage, is largely dependent upon the infrastructure
provided by the local authority for this purpose. As can be seen in cases presented in this
document, such infrastructure may take many forms, including laws, grants or providing
advice. Today in Israel, such infrastructure is very limited at the national level and almost
nonexistent at the local level.

2. Importance of the relationship between the local authority and the residents at the
planning stage and at the implementation stage: In Israel, the local authority plays a
central role during the planning stage and the level of involvement of residents during the
planning stage is low relative to that seen in the examined models and is mainly limited to
updates and consultation. In contrast, during the implementation stage, the residents play a
central role and there is almost no involvement of the local authority. The models presented
here show how the roles of these two actors (i.e., residents and local authority) can be
balanced throughout the planning and implementation process, so that the residents are
more involved in the planning stages of the project and the local authority is more involved
in the implementation of the project.

3. Focus on physical aspects: Today in Israel, plans for urban regeneration focus almost
exclusively on physical changes to be made in the urban environment. In most of the
examined models, physical aspects are an important and even central component of urban
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3. Sources of financing: Sources of financing on which the models rely, in order to advance
the regeneration process (e.g., international body, national/state government, municipality,
philanthropy, private funding, residents).

4. Type of urban-regeneration process: In most cases, urban-regeneration processes involve
not only physical aspects of the site, but also different social, employment-related and other
economic aspects. Since currently in Israel, the primary focus of regeneration processes
tends to be the physical elements involved, the survey range was limited to regeneration
processes in which the physical component is the leading component. Within this range,
we relate to a variety of regeneration processes that concern different types of development
(e.g., public space, renovating and improving buildings, new construction).

Selected Models

Based on the parameters mentioned above, we analyzed three models:
1. Public Partnership Administration

2. Neighborhood Development Forum (NDF)

3. Community Development Council (CDC)

The three selected models differ from one another with regard to a number of different
characteristics:

Manner in which the leading organization operates: The Public Partnership Administration
model operates in a top-down manner. The other models require the establishment of local
organizations, such as an NDF or a CDC, which are themselves the product of community
initiatives (bottom-up). The authority of an NDF is based on a legal framework that regulates
the path for the establishment of organizations of this type or by being recognized as an NDF
by existing organizations. A CDC is dependent upon the desire and ability of a community to
organize on its own behalf.

The point in time at which the model operates in relation to the regeneration activities:
We can point to three approaches. In the first model, the Public Partnership Administration is
active before broad and intensive regeneration activities are begun and the activities of such
an organization are defined ahead of time. In the second model, the NDF proposes a manner of
operation before a local regeneration process has gotten underway and, in practice, prepares
a statutory framework that functions in addition to the existing legal framework. In the third
model, the CDC creates community-management infrastructure to advance projects on an ad
hoc basis, according to its own considerations.

Manner of financing: First, a distinction can be made between the way that the leading
organization is financed and the way that the project that it is advancing is itself financed. We
are most concerned with the financing of the leading organization and this varies from model to
model. The NDF model is based on self-financing, that is, the volunteer efforts of the residents
who are members of the forum, but also allows for the receiving of funds from local authorities
in the form of individual grants. Public Partnership Administrations are funded by public bodies.
A CDC is funded by donations or is self-funded by profits from services it provides.

e This comparison brought to light a number of fundamental characteristics that repeat
themselves across the three models.
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Role of Residents in the Advancement of Urban Regeneration

e Local authorities are obligated to balance the private interests of residents and developers
with broader public interests.

e Local authorities have trouble improving the ability of residents to advance, initiate, manage
and implement urban-regeneration plans in a reasonable and effective manner.

e | ocal authorities are asked to increase the level of certainty associated with these plans,
as well as how easily they can be implemented.

Subject and Goals of the Document

The challenges presented above are shared by and relevant to many local authorities around the
world and, in response to these challenges, a range of models for urban regeneration have been
developed. In these models, local authorities and residents play roles different than those they
usually play today in Israel. In this document, we present and describe three of these models.

This document is intended to provide an up-to-date picture of the situation on the ground,
based on experience accumulated around the world. For each model, we present a test case
in which it was implemented, as well as an example of how the model might be implemented
in the Israeli context.

Considerations in the Choice of the Models

1. Relevancy in the Israeli context — How closely the model corresponds to the different
physical, economic, social and planning conditions that can be found in urban spaces in
Israel.

2. Whether the model has ever been implemented — We did not select any theoretical models
or models that have not led to the actual implementation of plans.

3. Adesire to present test models that together present a broad picture that includes references
to each of the components of the analysis described below.

4. The range of the survey was limited at the outset to urban-regeneration processes in which
the physical element was the main focus of the regeneration process.

Components of the Analysis

1. Existing situation: Description of the existing situation with an emphasis on the spatial-social
situation that characterizes the place in which the regeneration process is being carried out.
This component relates to the initial physical condition of the particular place, the type of
development pressures present and the socioeconomic status of the local population (e.g.,
in decline, gentrification, change in designated use, high demand and/or areas in which
property lines are unclear and there may be a great deal of illegal construction).

2. Manner in which residents participate in the urban regeneration process: Residents
may participate in the process directly or indirectly as part of local organizational efforts.
(e.g., keeping all parties up-to-date, consultation, involvement, cooperation, agreement,
carrying out the plan).
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Defining the Problem

In Israel, urban regeneration processes are challenged at all times by a system of reciprocal
relations between three main actors: residents, developers and the local authority. Tensions
derived from this triangle negatively affect the ability of these processes to provide appropriate
answers to residents’ needs and lead to difficulties in the implementation of plans that have
received official approval, as well as delays in planning, permitting and construction. Today,
the manner in which these plans are advanced presents many difficulties for each of the main
actors, as described below.

The Residents

e Residents are not represented in an organized manner. The multiple interests at play tend
to lead to unavoidable tensions between those interests.

e Without relevant tools, residents have trouble dealing with pressure from the private developer
who is interested in advancing a plan.

e Certain populations of residents are particularly vulnerable, such as individuals living in
public or private rental units who do not have a say in the process, elderly residents who are
concerned about drastic changes in their way of life, new immigrants coping with language
barriers and individuals with special needs who sometimes do not receive the appropriate
attention.

The Developers

* Developers are forced to deal with uncertainty regarding the scope of building rights and
the level of profitability, which depends upon the scope of those rights.

e Developers face uncertainty regarding their ability to carry out the plan, if and when it is
approved, as that ability is dependent upon the agreement of those who hold the rights
(unless they reach an agreement with each rights-holder before the plan is approved).

e Developers are acting in a broken marketplace, saturated with unprofessional and often
unscrupulous players, as well as other factors that make it difficult to act in an appropriate
and orderly manner with regard to the rights-holders.

e For the most part, private developers lack the knowledge and/or tools necessary for in-
depth work with residents.

The Local Authority

* Local authorities possess limited tools (in most cases) and very little experience integrating
planning work with community work.

e They are dealing with the need to improve the quality of plans that are being advanced and
tailor those plans to the needs of the residents.
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