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Building Up Deman

1S EL ECOLU.

Jerusalem

Stability has begun to return to the
metropolitan Tel Aviv commercial
and industrial real-estate market,
and uncertainty among both buyers
and sellers may be dissipating,
Jonathan Steinberg, manager of
the NATAM real-estate agency,
reports.

Commercial leases and purchase prices,
which fell an average of 20% - and in
some cases up to 40% - during the hyper-
inflation [ollowing the October 1983

bank-share crash, have remained constant
since the economic program's onset in
July 1985,

Nonetheless, the sharp price drop and
year-long price stability have not increased
demgnd throughout the market. Although
demand for quality retail locations and
industrial space is strong, and in some
cases  undersupplied, the office-space
market is sizeably glutted, with additional

space still coming onto the market, These
supply increases, combined with owner |
resistance to further price reductions,
have prevented real office-market re-
covery. In addition, large rises in munici-
pal-tax rates have partially negated the
drop in rents.

The domestic and worldwide slump
in the electronics industry, until recently
a major consumer of both office and
industrial space, has also dealt a blow 1o
builders, who are now completing projects

spurred by this sector’s previous strong |
demand,

Top-quality and economically viable
projects have achieved high occupancy
rates despite the weak market, Notable
examples are the year-old Canion shopping
mall in Ramat Gan, the Megdalor and
Textile House office projects in Tel Aviv,
high-tech office/industrial space in Tel
Aviv's Atidim Park and Rehovot's Kiryat
Welzmann, and new heavy-industry space
in the Yawvne and Rishon Letzion indus-
trial areas. These projects are all backed
by a major, financially sound developer,
they were completed on schedule, and
they meet international building stand-

ards, which reguire little  additional |

investment by incoming tenants,
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Object lesson

|0

The architect’s challenge in building Jerusalem is to design modern
structures that link past and future, Joel Rebibo learns.

CONSTRUCTION AT the en-
trance to the capital of a
monumental Gateway to Jerasalem
- a 60-metr: golden arch that
reaches for the sky and beckons all to
the religious capital of the world — is
one of the projects that Dr. Michael
Levin has successfully fought against
in his role as arl adviser to the
mayor.

“Every effort at building
monumental structures in Jerusalem
has failed,” says the 41-year-old art
and architecture historian. “Jeru-
salem is unigue in its aura of majesty
in spite of the fact that its architectu-
ral mosaic contains many
architecturally flawed buildings."”

The Great Synagogue is an exam-
ple of a building that tried to be
monumental, and, in Levin's view,
failed. “It, was originally planned to
be half the size, which would have fil
i1 with the existing structures in the
area, but for some reason they de-
cided to push for a more
‘monumental’ effect and lost.

“The impression of size is deter-
mined in relation to the structure’s
environment,” he explains.

Another issue is the relationship
between a building and the skyline.
Levin is joined by several commer-
cial architects in expressing displea-
sure with the Jernsalem Plaza Hotel,
primarily because it disrupts the sky-
line and attracts attbntion to itself.
It used to be that one would see an
entirely diffesent view of Jerusalem
when standing from different points
around the city,” says Levin. “Now
the Plaza dominates the skyline and
can be seen from any point.”

Iromically, the solution, he says, is
to permit more tall buildings so that
 one structure doesn’t become the

The city engi 's office, headed
by Amnon Niy, is responsible for
all building permits, but

Kollek, who is said to

The exception to the rule is the
“pvzrnight” development of new
neighbourhoods that followed the
Six Day War. French Hill, Ramat
Eshkol, Ramot, Gilo, 1o mention
just a few, are examples of massive
building projects pushed through by
the Housing Ministry, They are in
addition to massive building in the
Jewish Quarter of the Old City

“Since the time of Herod, Jeru-
salem has not seen the kind of build-
ing that has taken place since the
reunification of the city,” opines
Levin.

Efforts were made to build struc-
tures thet are in keeping with the
special quality of Jerusalem. There
are four distinctive elements in Jeru-
salem architecture: the dome, the

arch, cantilevered features and the

use of stone. (The latter, a tradition
dating back to the middle of the 19th
century, became law in 1918 under
British rule and was observed by
both the Jordanians and lsraelis
from 1947-1967. Another law, pass-
ed in recent years, prohibits build-
ings higher than eight storeys. )

In Ramat Eshkol, for instance,
architects Perelstein, Levitt and
Schoenberger designed buildings
with exposed concrete, or ceramic-
faced concrete arches as homage to
the Old City.

In spite of these efforts many of
these communities went up 100
quickly and the results show. Says
Levin: *“You certainly can’t compare
Gilo to Rehavia which is 40 years
older.”

The goal, however, is not Lo creale
what Levin calls a biblical Disney-
land, where buildings are put up (o
mirror the structures of the past, but
rather to “design modern buildings
that link the past and the future.”

“The architect’s challenge is to
create structures that incorporate
present-day technology and formal
language, which nonetheless respect
the proportions and forms of existing
structures.”

The Israel Museum, in his view, is

an example of success. “The lsrael
Museum is integrated very nicely
with the landscape; it blends well
into the mountain.”

“The entrance and piazza offer
direct access to the Monastery of the
Cross. The buildings are arranged in
separate units that appear frag-
mented from the outside, hut from
the inside feel like one.”

Commeércial architects complain
that excessive regulation and
bureaucracy at the city engineer's
office hamper architects and buil-
ders and .frighten off investment.
“By law, you need a permit todrive a
nail into your living room wall,” says
one Jerusalem architect, who prefers
anonymity,

It can take two vears to get the
proper licences; he complains.
“There are 50 different procedures
to complete, and while any one per-
son on the staff can reject an applica-
tion, only one, the city engineer
himself, has the authority to approve
i."

These delays cause uncerfainty
and make it increasingly difficult to
round bp capital. In his opinion,
architecture is only as g‘% the

ople paying for it. “An tect
E:mm IE: ‘ahead of ms time.” There
are award-winning designs that nev-
er left the drawing table becanse no
one wanted to finance them.™

On a more mundane level, -this
architect, a 20-year veteran of
architecture in Jerusalem, says that
excessive regulation can make or
break neighbours.

““The first question [ ask of a client
who wants to renovate is, ‘Do you
get along with your neighbours?" ™

One phone call to the city and
renovation will be stalled for years as
the petitioner is forced 1o go through
formal channels to gain the neces-
sary permits, he says.

This could explain the rabbinical
forecast that only when brotherly
Jove and unity reign supreme, will
Jerusalem be rebuilt.
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Bul now, Atara Levoshn
meolil assogiation, N hang
charter it » inis | THEE

‘ fewish nroperty as well
Municipul officiuis I
Muvor Teddy Kollek, have argued
that setthing Jews of the “uosiem
Quarter would increase LEnEN

According to an internal Atard

Levoshna document, the 4ss0cid
tion wants “to submit plans for the
construetion of 28 lnang: amls

(flatsy" on this plo
The lsrael Lands Adminisiratio
has been negotigting with ine
Orthodox Palestine Society over the
sale of the plot., The Adlara
Levoshna document claims that the
land hus already been bought by the
[L A, and that the association would
“pet’ the plot by unsnecified
means, but this is not the case
There huve reportedly been several
legal problems involved in the sale
Atara Leyoshna i une of two
organizations which are extremely
active in trying 1o get control of
. buildings for_Jews in the Moslem
quarter. The other organization Is
Ateret Cohanim. Together they
control about 12 buildings in the

| area, The _jﬂl_crr body split from_
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