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Master Plans — Aviva Yasner & Dalya Arussy

A. Introduction

In the midst of rising urbanization in Europe and the
United States in the nineteenth century came the
propositions of proper urban design. In order to account
for the growing populations, and with them their growing
needs, governments sought a way to properly plan their
cities. Beginning with individual design-based or purpose-
based regulations, governments developed full zoning
codes, which evolved over decades and finally brought
about master plans. Master plans are produced worldwide
but with varying amounts of specificity, legal power,
community involvement, and scale. The role of the master
plan, in most cases, includes laying out the vision for the
city, showing results of the existing situation (whether by
physical form or by subject base), introducing planning
methods, a timeline for implementation, and expected
results.

B. History of Zoning

Experiments with certain regulations on building types and
uses took place in late 19', early 20™ century in American
cities such as San Francisco, Los Angeles, and New York.
Complete zoning codes were then formulated and soon
became popular, distinguishing areas by purpose in an
attempt to control development and land use, with an
unspoken function of dividing between populations. Over
time, segregating purposes proved inefficient as more
housing was needed and distances between segregated
sections became too expansive. Quick fixes were
suggested with performance, incentive-based or mixed-
use zoning but none fully accounted for the developing
cities’ demands (Parolek, K & Crawford, 2008).

C. What Is a Master Plan?

Despite not being easily defined and having several
variations worldwide, the master plan is an important part
of today's city planning. In the United States, it has



developed within the legal matrix of urban planning,
thereby bringing planning from ideas to reality (Haar,
C.M.).

Like other plans, the master plan serves the planner in
several ways, from being a source of information to
correcting problems to estimating a future (Haar, C.M,,
365). Following the purpose of zoning, the master plan lays
out the city's elements in a way that controls the inevitable
goals. The means by which it does this was once zoning
and today is often characterized by Form-Based Codes. A
further evaluation of these means can be seen in the
examples given in later sections.

D. Form Based Code

The Form-Based Code (FBC) comes as an alternative to
conventional zoning. At its base is the idea of a
neighborhood or city as a whole, rather than its division by
specific land uses.

The development of the new code in the United States of
America began in the Southeastern and Western regions
not more than four decades ago. The visual approach (see
Fig. 1) to master plans provided a legally binding map,

differing from the zoning and master plan approaches of
the previous decades. The details laid out in the original
FBCs, as with the codes of today, required compliance by
law, limiting deviation from the approved master plan
(Parolek, & Crawford, 2008). The code referred to walkable,
human-scaled neighborhoods, focusing on urban form
but also accounting for use and other factors. The new
approach to master plans was then very different than the
approaches that preceded it.

M v =~ el =TT T ol v | Tomal L r~a e | ek

- e T e Ld rl" - H‘:ﬂ' —O' w ’-N 1" |‘|’ b—:"!’;l""-‘h:‘ -
- Typical Right-of Way: 126’ o
Figure 1 Sarasota County FBC showing typical detail of the
thoroughfares as well as the form of buildings. (FBC by Dover, Kohl &

Partners and Spikowski Planning Associates)

Form-Based Code contains a number of important
components: Regulating Plan, Public Space Standards,



Building Form Standards, Administration, and Glossary.
Each component serves to elaborate on the other in order
to give a complete visual and verbally defined picture of
the legally binding code.

The Regulating Plan may be presented as a map with
codes and standards marked at certain locations. This map
places the regulations laid out by the FBC on the physical
layout of the area planned for, with elaborations of these
markings in the following sections. Unlike zoning
ordinances, these marking are not defined by land use but
rather by type, designating certain spaces “Main Street” or
“Sub-Urban,” rather than “Commercial” or “Residential.”
Figure 2 provides a great example of the varying
distinctions made in FBC and conventional zoning maps.

“Public Space Standards” and "Building Form Standards”
lay out the public realm in detail. "Public Space Standards”
refer to thoroughfares specifying pedestrian, bike,
automotive, and transit routes as well as regulating civic
spaces. “Building Form Standards” elaborate the required
components of individual buildings. The structures are
assigned specific lot sizes, placement within the planned
area, as well as detailed by their use and “frontage,” or
facade. Figure 3 represents the degree of elaboration these
Standards reach within individual Form-Based Codes,

providing 3D visuals in contrast to the more popular 2D
approach.

NEWPORT CRESCENT APPROVED DOCUMENT G

NES AND STREET DESIGNATIONS.

Figure 2 Map of Newport, VT detailing the diverse color definitions of
conventional zoning versus FBC

The remaining components of the Form-Based Code are
the "Administration” and “Glossary”. In order to ensure
proper implementation, the Administration section
delineates the application and review of the previous units.
Furthermore, whatever was not made clear in the
Standards elaborations is defined in the glossary. The FBC
then becomes a comprehensive document.
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Figure 3 The Development Plan for Blue Springs, Missouri. This
Building Type-Based Code is an example of the degree of detail

presented by FBCs

An important factor in the development of FBCs is the
element of public participation. Peter Katz, president of the
Form-Based Code Institute, notes that in order for a code
to be effective, it must emerge from high quality urban
design and the charrette process (Parolek & Crawford,
2008). The latter technique is a collaborative process in
which all stakeholders take part in visualizing a vision for
their ~ community. Public  officials, along  with
interdisciplinary professionals are brought to the drawing
tables with community members in order to design a
vision plan. Before an FBC proposal is drawn, these
individuals sit together to consider current conditions and
future possibilities from nature to the relationship between
buildings (Madden, 2014). This method of early disclosure
through visual aids not only allows public participation but
also encourages it, as the proposals are made highly
accessible. The community, as Katz explains, then trusts its
government, government is thereby encouraged by the
engaging process, and the laws as they pertain to the code
are made at greater haste due to the “adrenaline rush”
(Parolek & Crawford, 2008). What may seem, then, as a
top-down, restricting approach, is then made inclusive.



E. Master Plan Examples

In order to illustrate the wide variety of master plans
created for today’s cities, here are four main examples of
international plans from the US, Australia, and the UK.

Soledad, California, USA

Soledad, a small city located south of San Francisco,
California, is in the process of implementing a master plan
along Form Based Code principles. This plan includes
background on existing infrastructure and the “vision” for
the downtown area, mobility and infrastructure details,
implementation action items, and a city- specific
development code. Fig. 4 shows the plan specific for the
downtown area, detailing physical design boundaries and
legally binding requirements for the look and functionality
of city spaces.

Key to Figure 5.2.1 Figure 5.2.1 Regulating Plan

|
"
]
]
|
=

|

1]

Downtown Core Zone

Downtown Edge Zone

Monterey Street Zone SeeTables:2
for standards

Railroad Corridor Zone
Gateway Ione

Public Facility Zone (see

PF Zone - SMC Titie 17 tor
requirements)

Old Town Neighborhood
Area (see Specific Fian for policy
direction and R1 zone -In Title 17

of the Soledad Municipal Code)

Reference to Block

Infended street

[see Fig 5.8.1 for requitements)

Figure 4 City of Soledad Downtown Specific Plan (5-23)



Nottingham, England

Nottingham's master plan also follows a similar FBC
model, relying on building and throughway typographies
instead of zoning delineations. Referred to as “Urban
Form” instead of FBC, Nottingham'’s master plan method
focuses on “the way that buildings are positioned and
designed to enclose public spaces, streets and squares”
(Nottingham Master Plan p11). This “Urban Form Strategy”
aims at preserving and when relevant, repairing the city
design through regulating various approved design, much
like FBC. Fig. 5 shows an example FBC element referred to
throughout the document as “Stand-alone buildings”,
including a “justification” for the influence of each “urban
form” on the character or operation of Nottingham.

Freestanding
Buildings

1.5 Stand-alone buildings: In some cases
it is possible to set buildings back from the
building line to increase the status and setting
of a building. This will need to be carefully
justified and is likely to be appropriate in only
rare circumstances. Where this is done the
building line should include clear demarcation
between the private and public space with an
appropriate boundary treament.

Justification: Stand alone buildings such
as churches and large houses are part of
the character of Nottingham.

Figure 5 Nottingham City “stand-alone buildings” standard
Nottingham Urban Design Guide (18)




Philadelphia, Pennsylvania, USA

Philadelphia’s “2035" master plan, published in April of
2012, is a more conventional master plan consisting of
categorical sections, including a section specifically for
improving bicycle and pedestrian paths throughout the
city. The planning process here is referred to as “integrated
planning and zoning” (Philadelphia 2035, 3). While the
plan does not define itself as FBC, it does take on some
form-based definitions concerning types of “on-street
facilities”, as noted in Fig. 6.

Proposed On-Street Facilifies

Proposed Off-Street Facilities
| I sideparn
==

Existing On-Street Facilities
: Bike Lan

o Shored L

e C|mbing Lane

ontiaflow sike Lane

Existing Off-Street Facilities
S| — e

g 22 "',.:,.u

Figure 6 Planned On/Off street facilities map, Center City
Philadelphia 2035 Bicycle and Pedestrian Plan (69,77)

Brisbane, Australia

The master plan for Brisbane, Australia, based on the FBC
model, is organized into two main sections. “Part a Master
Plan”, includes a city vision and 5 main strategies, shown
in Fig 7. "Part B Delivery Framework”, which “10 city-
making moves” in addition to a 5-year implementation
plan. The plan methodology is in keeping with FBC
planning methods, although it is not referred to as such.
Instead the planning methods throughout the plan are
referred to as “One Vision, Five Strategies”. By adopting
FBCideals without forcing adherence to a specific planning
process, this Australian plan aims to tailor FBC practices to
the local planning practices. Brisbane's master plan also
includes a section entitled “ldeas Fiesta”, focusing on
incorporating community engagement and input into the
planning process.

Figure 7 Five Strategies planned for Brisbane, Australia



F. Conclusion

While master plans can be a useful tool for realizing and
implementing a clear set of city goals, master plans, once
put into action, are not dynamic nor can be altered over
short time spans in conjunction with real-time influences.
While this is usually true of almost all current planning
tools used today, new dynamic planning methods based
on technological innovations for dynamic, evolving,
master plans for “smart cities” are beginning to change the
way cities can be planned.

In addition, the non-binding legal nature of conventional
master plans allows for a freedom of language imbued
with a potential for creativity not found in strictly legal
documents. This freedom, however, comes at a cost of
zoning and design-based interpretation when legal
actions are taken “as described” by the plan. For FBCs this
issue is solved through the legally binding nature of the
plan itself.

The detailed nature of master plans, especially FBC plans,
help clarify and dictate what the legal action should be,
thus strengthening the power of the plan while potentially
limiting architectural creativity and leeway. Master plans

are also used as public communication tools, specifically
FBCs through its visual approach and inclusion of the
charrette process, encouraging community involvement.
This at times, however, simplifies research results or
planning agendas in order to reach the larger community
audience. This simplification may also restrict the strength
of the plan, infusing “fluffy” goals in place of hard facts and
complicated yet solid planning processes.
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Habitat Neighborhood

Q1IN' N2'2N

Resource flows through neighborhoods within cities today involve a starting point and an end point; a unidirectional race
from extraction and neglect, to consumption and exhaustion,

and ultimately to disposal and forgetfulness.

i How a city neighborhood looks, feels, smells, and functions, what it enables or stymies, when it
operates and for whom, all can be traced back as a result of its standing as completely separate
entity from the nature that surrounds and “inhabits” it.

N & What if walking on a city street felt not at best like a walk in a park, but rather was an
S actual (handicapped accessible) experience in a natural environment?
< How can technological innovation in electricity generation, materials,

S, and bio-mimicry enable a shift in resource flows throughout the city
+ peighborhood, creating a cycle of “resource abundance” instead of
g linear consumption?
The Habitat Neighborhood Vision seeks
to not only incorporate, but to engrain
the local natural environment into the
. city, opening up opportunities for
. \meaningful social and species

T~ interactions.
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Habitat Neighborhood
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Accessibility in the Suburbs

0Ny N7
¢mes Vision: Orgamzmg accessibility
Increasing accessibility in p -
e — suburban neighborhoods while ._/ — —

maintaining privacy and green
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Iy \
Elements of the vision: ' ‘.s 4 ﬂ\ "
* Main driving boulevards run parallel o e Y.
with intersecting walking paths R M
*Commercial buildings at the 2
intersections
*Along the streets: 4-5 story L
residential buildings with first floor A P
shops #f ﬁ " P -
*Behind the buildings and between N _— \
, the walking paths will be green space /| ™ S
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The Modern Casbah
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Tirat Carmel

Highway #2

2. Vision and Strategic Plan
Development

Vision

The Hofit BaCarmel Neighborhood of 2035 will constitute
green principles and values for the development of a
sustainable and accessible space as detailed in the LEED for

Stadium P

" e haren ami Ofer |- =
o s 2

Neighborhood Development certification process. Hofit
BaCarmel will provide for its residents a fitting and healthy
environment with a focus on comfort. The neighborhood
will be designed in such a way that its various services, as
well as the city’s greatest natural resources - the northern
river and the western coast - will be easily accessible and
inviting to the public.

Goals and Objectives

Increased and intensified distribution of green
spaces
= Equal access to green spaces of various
characters for all residents of the
neighborhood
» Increase the dispersion of green spaces by
making use of rooftops and elevated space
to provide further access to the green spaces
for residents
Connectivity to the coast
»= Provide access to the city’s shore for the
neighborhood's residents as well as those of
other Tirat Carmel neighborhoods
Urban pattern and design that
walkability

encourages



= Develop a single, main  street  for
transportation that emphasizes pedestrian
use
» Develop a pedestrian-based network that will
be the main method of transportation in the
city
Create a healthy and safe environment
= Develop environmentally smart space that
abides by LEED prerequisites and credits
= Design a pedestrian network in such a way
that makes it inviting during all hours of the
day
Environmentally smart density development
» Design for higher density around
transportation centers allowing for access to
public transportation for the majority of the
neighborhood’s residents
Creation of a community-centered neighborhood
= Utilize green spaces as centers for public
interaction and gathering
= Create a school and community center that
engages students and all residents with the
green surroundings

Planning Principles and Rationale: LEED

Leadership in Energy and Environmental Design (LEED),
overseen by the US. Green Building Council (USGBCQ),
certifies green building initiatives in the United States of
America as well as around the world. Its LEED-ND
(Neighborhood Development) Plan certification applies
green standards to the neighborhood context by
evaluating location, pattern and design, as well as green
technology and building techniques within the planned
area. The guidelines set by the USGBC provide ready-made
standards, which we have applied to and ingrained in our
Neighborhood Plan of Tirat Carmel.

The LEED-ND Scorecard outlines three main categories for
consideration:  Smart Location & Linkage  (SLL),
Neighborhood Pattern & Design (NPD), and Green
Infrastructure & Buildings (GIB). We assessed our area
based on the prerequisites discussed in each of these
categories and from there we determined which credits
apply to our neighborhood site. The LEED Scorecard and
its elaboration served as a skeleton for our planning as it
does for other LEED ND neighborhoods worldwide. This in
order to ensure proper green and environmentally-friendly
applications to the planned-for site. LEED ND offers a
verifiable,  quantifiable, ~ comparable  platform  for
environmentally sound neighborhood planning amidst



complex design decision options. Our goal in planning the
site according to LEED-ND was to apply LEED standards to
Tirat Carmel in a way that both preserves site ecology and
provides added value to the local municipality, as well as to
its residents.

Quantitative Program

Land Use Description:

Residential area - will include green and solar roofs

Mixed residential and commercial area - residential
buildings required to include commercial uses on the
ground flood

Main transportation road - only access for vehicles
Pedestrian paths - only accessible for pedestrians and form
intra-neighborhood connections

Land Use Area (Dunam) % of Total

Public Open Space 150 20%
Nature Reserve 269 36%
Public Institutions 13 2%
Retail 32 4%
Residential A 35 5%
Residential B 37 5%
Residential C 24 3%
Undeveloped Open Space 84 1%
Roads 105 14%

Total Area 749 100%

Mixed pedestrian and bike paths - two lanes: one for
bicycles and mobility scooters, the other for pedestrians
Parking area - a lot on the southern end reserved for
parking; cars will also have access to underground parking
adjacent to the lot

Nature reserves - coast and area around the river
maintained as an official Nature Reserve

Open green spaces - dispersed in between residential
building blocks

Program Chart and Table

CHOFIT BACARMEL

PROGRAM
Roads Public Open Space
14% 20%

Undeveloped
Open Space
11%

Resideptal C
3%
Nature Reserve
36%
Residental A Public Institutions

5% 2%



Conceptual Development The following LEED prerequisites and credits directed and
informed the physical plan for Hofit BaCarmel:

= SLLpT: Smart Location

= SlLLp3: Wetlands and Water Body Conservation

= SLLc7: Site Design for Habitat of Wetlands and
Water Body Conservation

= NPDp1: Walkable Streets

= NPDcl: Walkability

= NPDc3: Mixed Use

= NPDc4: Housing Types and Affordability

) = NPDc5: Reduced Parking Footprint
Development Policy

=  NPDc10: Access to Recreation Facilities

» NPDc14: Tree-Lined and Shaded Streetscapes

= NPDc15: Neighborhood School
£ {-m = GIBp: Certified Green Building

= GIBcT: Certified Green Buildings
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Pedestrian Mixed-Use and Main Street Mixed Use Section
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Main Street Facade Section
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West Cross-Section with Pedestrian and Bicycle Bridge over

Highway #2 and Railroad
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East Cross-Section showing varying building height with
solar orientation (east-west) detail
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Nature Reserves: Coastal Region and River
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CHAPTER D
DEVELOPMENT AND PRODUCTION OF THE
MASTER PLAN

1. Analysis of the Current Situation

Giyyora neighbourhood is located at the south of Tirat Carmel,
associated to Statistic Area no. 7 which has about 2,630 inhabitants.
There are about 663 housing units in the neighbourhood, this
concludes us that the neighbourhood’s inhabitants are about 1,392.
The neighbourhood was built from 1950’s to 1980’s, and in the major
part of the neighbourhood, the type of buildings are rows of 4 floors
Shikunim with 2 to 4 entrances.

The structure of the neighbourhood is clusters of 4 Shikunim built
around an open area

The neighbourhood has high accessibility to both of the religious
schools of the city — high school and elementary school. Also, an
abandoned elementary school building which can be easily re-opened
and two kindergartens.

Whereas the problem is the buildings condition and infrastructure,
alongside with the proximity to the cemetery.

The neighbourhood’s household size is about 2.1 people per
household, with only 25% or less owns a car.

The west side of the neighbourhood is different by type of buildings,
whereas there are private housing and different socio-economic
background of the inhabitants.

0 Mo
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2. Notions of Community, Family, and Privacy Senses
a) Community Sense

MacMillan and Chavis (1986), basing their reflexions on the
works of different other authors, assert that the term “community” can
have many senses:

Gusfield (1975) distinguished between two major uses of the term
community. The first is the territorial and geographical notion of
community—neighborhood, town, city. The second is “relational,”
concerned with “quality of character of human relationship,
without reference to location” (p. xvi). Gusfield noted that the two
usages are not mutually exclusive, although, as Durheim (1964)
observed, modern society develops community around interests
and skills more than around locality.

In the present project, the location in space will have a major
importance, and the term “community” will mainly refers to the




belonging to a particular place, at different scales: the neighbourhood
in its entirety, the “sector” (see definition hereinafter), the street, the
block, the building, the building’s entrance.

This definition being posed, MacMillan’s and Chavis's identify
4 criteria to define “community sense”:
1. Membership;
2. Influence;
3. Integration and fulfilments of needs;
4. Shared emotional connection.

All these elements are characterised by a strong and deep
human-relationship and subjective aspect. One of the challenge for
the planners will be to take into consideration this human and
irrational dimension into their planning process, whereas they
generally deal essentially with technical and rational issues.

Riger and Lavrakas (1981) identify 4 categories of residents,
depending on the variations of 2 parameters: For how long are they
present (“rooted”) in the town/neighbourhood? How much are they
integrated ("bonded”) in the local community?

Low Bonded High Bonded
Young Mobiles Young Participants
Isolates Established
Participants

Furthermore, the authors precise that age plays a major role
in determining attachment. This point is particularly important in our
case because our project includes the creation of a new sector in the
neighbourhood, and because the new population who will live there
is likely to be younger and wealthier than the current population of
Giyyora (see part 1, Current Situation). Therefore, a potential gap can
appear between the old half of the neighbourhood and its established
and relatively "old” and “poor” population, on the one hand, and the
new half of the neighbourhood and its freshly-arrived and relatively
"young” and “rich” population, on the other hand. Such a spatial,

Low Rooted
High Rooted

social, and generation gap would be disastrous for the project and
must be avoided by the planners at all cost.

b) Family Sense

Family sense is surely the easier concept to define among the
three. Family relationships are indeed clearly identifiable since they are
based on biological or legal filiation.

However, community sense, when it leads to very profound
connexions with the community members, tends to get closer to
family sense. Thus, it is common that people from the same religious
or ethnic community call each other “brothers” and “sisters”. Similarly,
in the army, where the links between people are strengthened by
isolation and danger, soldiers are called “brothers in arms”.

c) Privacy Sense

In 2010, Mark Zuckerberg — whose Facebook social network
literally revolutionised the world of communications in the 2000s — had
these lapidary words: "Privacy is no longer a social norm.” Simple
provocation? Or realistic analysis of what modern society is becoming?

But, first of all: What is privacy? And why is it so important?

Shach-Pinsly (2010), quoting Altman (1975) distinguishes
among three cases of “privacy senses” depending on 2 parameters:
the level of desired privacy; the level of achieved privacy:

1. If the achieved privacy is equal to the desired privacy, an
optimum state of privacy exists.

2. If the achieved privacy is less than the desired privacy, a sense
of privacy invasion exists.

3. If the achieved privacy is more than the desired privacy, a sense
of loneliness exists.

Again, as desired privacy may vary greatly depending on
people, satisfaction regarding privacy is a subjective notion.




Shach-Pinsly defines the concept of “visual privacy” as follows:

Visual privacy is defined as the extent of visual penetration into one’s
private space as a result of being viewed from the external spaces of
other building facades or public spaces at street level. Protecting the
visual privacy of tenants in the urban environment can improve their
personal confidence, contribute to their feeling of control of their
personal space and prevent penetration by undesirable disturbances...

Then she adds:

Archea (1977) introduced two concepts related to visual privacy: the
first being visual access — the ability to monitor one's immediate spatial
surroundings by sight — and the second being visual exposure — the
probability that one’s behavior can be monitored by sight from one'’s
immediate physical surroundings.

...the most affecting aspect found [to characterize “visual privacy”]
was the distance between buildings, or the distance between facade
openings.

Adopting Shach-Dalit's approach, our strategy to deal with
the notions of community, family, and privacy senses, as well as with
the interactions between them and with the research of balance
between them, will be based on the three following main parameters:

1. The distances between the buildings, i.e. the "foot-print”
densities, or in other terms the ratio of the built surface divided by the
total surface.

2. The differences between the street level and the levels of
the different storeys, i.e. the buildings’ heights.

3. The facades’ orientations, i.e. the positioning of the
entrances and the windows.

Besides these mains parameters, secondary parameters play a
role, such has: shapes, materials, colours, lighting at night, fences,
street equipment, noise exposure, etc.

3. Conceptualisation of the Project

a) Vision: The vision of the project is articulated around two main
dimensions:

Urban Fabric and Architectural Dimension

New Giyyora is born from the renewal and the growing of “Old
Giyyora”, being now a more pleasant and a vaster neighbourhood,
without any distinction between the new and the old halves of the
neighbourhood.

Sociological Dimension

The homogeneous physical configuration of the neighbourhood
and the diverse socio-economic composition of its population enable
a "middle-way"” approach between the values and needs — at first sight
potentially contradictory — of community, family, and privacy senses.

b) Goals and Objectives

Goals

Objectives

1. Renovating the
current neighbourhood

a) Increasing the density.

b) Enhancing the quality of the buildings.

2. Creating an
Innovating Extension for
the Neighbourhood

a) Increasing the neighbourhood's size — both its surface
and its population.

b) Developing the economic activity.

3. Erasing the “Frontier”
between the Old and the
New Halves

a) Carrying out a global and coherent planning process
on Giyyora in its entirety.

b) Changing the orientation of the neighbourhood from
south-north to east-west.

4. Improving Giyyora’s
Integration and Role
within Tirat Carmel

a) Extending the contact zone (i.e. border) with the
surrounding neighbourhoods.

b) Developing the transportation network, both private
and public.




5. Favouring Harmony
between Community,
Family, and Privacy
Senses

a) Distributing in space the poles of centrality. Designing
mixed-use zones.

b) Carrying out a population-oriented planning process.

c) S.W.O.T. Analysis

S.—Strengths

« Calm: An environment favouring privacy
and peaceful interactions between the
inhabitants.

» Much vegetation: trees, grass.

» Many pedestrian paths: Multiple
opportunities of encountering.

» Many immigrants, mostly from the
Russian-speaking world and from
Ethiopia. Immigrants from the same
region of origin have already built
relations of solidarity, and therefore of
community.

W.—Weaknesses

« A population with a low level of
education and a low socio-economic
profile.

* An aging population.
» No commerce, no economic activity.

* The neighbourhood is a bit
geographically isolated, i.e. far from the
city-centre and not well connected to the
other neighbourhoods.

* Only 1:4 household has a car.

* Quality of Life and Aesthetic: Many
deteriorated buildings. Many wastelands.

O.—Opportunities

« Many empty spaces between the
buildings, which can be used to densify,
i.e. to increase the “foot-print” ratio.

« Many agricultural open spaces west
from the neighbourhood, which can be
used for a significant urban extension
westwards.

* Politics: Other projects have already
been approved in Western Giyyora. The
municipality and the other stakeholders
are likely to support this project too.

T.—Threats

* The project, in its western part, implies
urban sprawl on agricultural fields.
Expropriations may be required, being a

source of possible conflicts and/or delays.

» Most of the buildings and the streets
are oriented south-north, while the
project implies an east-west general
orientation. “Breaking” this orientation
and re-orienting the neighbourhood
east-west will be a challenge in term of
planning and concrete implementation.

d) Programme_An addition of the above is required:

1. 1 day-care centre

2. 1 kindergarten

3. 1 multi-purpose building which includes: elementary
school (9 classes), community  centre  and
neighbourhood'’s library. (should be the abandoned
elementary school building)

4. 9.5 dunam of bicycle lane.

The programme is for expected 4,200 total inhabitants in the
renovated neighbourhood.

The addition of inhabitants’ profile:

* New jewish addition

= 2.2% age-groupe size

= 3 people per household.

After the addition the neighbourhood'’s profile will be:
* 1.9% age-groupe size, calculated.
= 2.4% people per household.

4. Main Planning Principles
a) A Mixed-Operation

The operation will consist in the carrying out, in parallel, of: (1)
an operation of urban renewal and densification by addition of extra-
storeys (Tama 38) on the eastern part of the neighbourhood; (2) the
creation of a brand new sector in its western part. Both halves will
interact and will mutually influence each other.



Figure 1: Nature of the Operation.
b) An Innovative Urban Pattern: The “Modern Casbah”

The western part of the neighbourhood will be built on what
is currently an agricultural exploitation of bananas. It will be the place
of an innovative urban pattern: the “Modern Casbah”.

History: What is a traditional Casbah?

The term casbah means “citadel” in Arabic. It refers to the
fortified cities which were built in North-Africa in the Middle-Age,
during the Arab-Muslim expansion then during the Ottoman Empire,
and which sometimes contained the palace of the local governor. The
original and restricted definition of the casbah is thus essentially
military and politic. The Casbah of Algiers (Algeria) is probably one the

most famous and most beautiful in the world, so much so the whole
neighbourhood has been registered as a UNESCO's "World Heritage
Site” in 1992.

Nevertheless, over time, the word casbah has become by
extension a synonym of medinah — which means “old city” in Arabic. It
now refers to the historical and “indigenous”-style city-centres of the
Arab-Berber Mediterranean cities, by opposition to their surrounding
Western-style modern neighbourhoods built in the 19th-20th
centuries during the European colonisation. We will keep this last
definition of the casbah, more architectural and social and less political
and military, as a reference for our planning project.

Innovation: What is a “Modern Casbah"?

At first sight, the term "modern casbah” can sound a bit
strange, and even like an oxymoron. Indeed, how would it be possible
to combine in the same place and in the same project the medieval
and the modern eras? To combine the Oriental and the Occidental
civilisations?

However, this is precisely the challenge that Belgium architect
and planner Marc Gossé (1999) encourages us to meet when planning
the city of the future, so true it is that — paradoxically — many of the
problems posed by modernity to the Western city-centre can find their
solutions in the traditional city, back into time:

The main principles of sustainable development are present in
them [the medinas/casbahs] — long before this concept was adopted
in Rio [at the UNO's Earth Summit in 1992] — namely: a subtle and
completed ecosystem between nature and urbanisation, an
astonishing capacity of adaptation of the architectural morphologies
and typologies, energy savings by the limitation of the cars’ polluting
mobility and the high density of buildings, a participative process and
a sociable handling of the urban spaces, systems of solidarity and a
practice of status equality between the different people and the
different spatial symbolic representations; all of them should be
encouraged, re-activated, or re-interpreted, against a “generic” urban



model carried by the globalised modernist ultra-liberalism, which
generates the destruction of the environment, of the social cohesion,
and of the cultural diversity. (Translation from French and
annotations by Shlomo Perarno)

The concept of the "Modern Casbah" neighbourhood that we
suggest in the present project is simple: (1) Taking the efficient
solutions proposed to solve the problems of the modern Western city-
centre on the one hand, (2) taking the advantages of the traditional
Mediterranean casbah/medina on the other hand, and (3) “merging”
what is compatible.

Implementation: Why developing a “Modern Casbah” in Tirat
Carmel? And why in Giyyora neighbourhood?

Located at only a few hundred metres from the Mediterranean
Sea, Tirat Carmel is irrefutably a Mediterranean city. Developing a
“Modern Casbah” in Tirat Carmel will accentuate even more its
Mediterranean character and identity. Since the “"Modern Casbah” of
Tirat Carmel will be the only one in Israel, it will contributes to assert
the city’s singularity, and therefore will develop the inhabitant's feeling
to belong to a unique place which will reinforce their community sense.
By means of its distinctive architecture and its no-car zones, the
"Modern Casbah” will offers Tirat Carmel’'s inhabitants an
incomparable living-environment which will be appreciated by both
the neighbourhood's local residents and by the employees who will
come to work there.

Within Tirat Carmel, the neighbourhood of Giyyora has been
chosen because it has the double-advantage: firstly, to be on the city’s
west side, that is to say on the side which faces the Mediterranean Sega;
and secondly, to be however sufficiently far away — compared to
Kallaniyyot or Gallei Carmel, for instance — from Route No.4 whose air,
noise, and visual pollutions are particularly incompatible with the
quality of life that the project has the ambition to offer.

c) A Strategic Point to Absorb: The Crossroad

Weizman/Narkisim St

With the creation of a new sector in Giyyora neighbourhood,
the project implies urban sprawl on lands which are currently either
wastelands or fields belonging to an agricultural exploitation.

The issue is here: In which direction/s to implement this urban
sprawl? Or, since a neighbourhood is not an isolated element but a
component of a system — the city — which interacts with the other city’s
neighbourhoods: With which other/s surrounding neighbourhood/s of
Tirat Carmel do we have the more interests to establish, or to
strengthen, physical connexions?

In this perspective, the intersection of Weizman St and
Narkisim St — north-west from current Giyyora neighbourhood - is
clearly a strategic point, and there is a great interest to integrate it into
the future version of Giyyora neighbourhood. Indeed, it is the
intersection of two major axes of eastern Tirat Carmel; extending
Giyyora neighbourhood to this point will strengthen the existing
connexion with Cohen neighbourhood, and will create new
connexions with Neve Gallim and Kallaniyyot neighbourhoods, which
will reduce the relative isolation of Giyyora within Tirat Carmel; this
specific point will be the northern gate of future Giyyora
neighbourhood.

Therefore, the urban sprawl will be in direction of the west and
of the north-west.

Figure 2: Urban Sprawl: In which
Direction?




d) A Continuous and Coherent Urban Fabric

With an urban fabric which will broadly be relatively similar to
the current situation in the east, on the one hand, and completely
innovative in the "Modern Casbah” in the west, on the other hand,
Giyyora's urban fabric will be very diverse from one of its extremity to
the other.

However, even though the urban fabric will not be
homogeneous, it will be continuous and coherent. In particular, no
discontinued transition will be perceptible between the old and the
new halves.

There will be no unigue neighbourhood centre. The centrality
of the neighbourhood will be expressed: first, by a central axis,
oriented from east to west — and not from south to north, in order to
avoid that this axis could be perceived as a “frontier” between the old
and new halves —; by three “points of centrality” corresponding to the
urban centre of gravity of each of the three sectors of planning (see
below). Each “point of centrality” will contain some poles of attraction
— such as public services, commerce, open spaces, etc. — in order to
stimulate concentric people-movements in their direction, as well as
linear people-movements alongside the central axis. In other terms,
the central axis will structure the neighbourhood and the three points
of centrality will breathe life to it, just like the vertebral column and the
vital organs for the human body.

The central axis will be Yerushalayim St, which will be enlarged
where it already exists, and will be extended in the direction of the
west. Giyyora St's northern section, after its intersection with
Yerushalayim St, will be supressed.

Figure 3: General Conceptual Scheme.

e) A Constant Balance between the Senses of Community,
Family, and Privacy

Even though the urban fabric will be very heterogeneous and
the uses of urban spaces will be very diverse, an identical and constant
feeling of harmony between the senses of community, family, and
privacy will reign in the whole neighbourhood, at any place and at any
time.

In order to maximise the possibility to maintain a constant
feeling of balance between the community, family, and privacy senses,
it has been decided to fix a constant population density in the whole
neighbourhood, this despite the significant variations on term of
urban texture from its eastern extremity to its western one. The density
will be +5 housing units per dunam.

This constant density will be obtained by the variations of the
following parameters: firstly, the foot-print ratio — the fraction of the
built surface divided by the total surface —; secondly, the building
height (see below Fig.4).




= Eastern Giyyora (See below, paragraph 4.f: Sector 1 -
“Ancient” Sector): Low foot-print + high buildings. The foot-print
density will remain the same; the buildings height will increase by
addition of extra-storeys (Tama 38).

= Central Giyyora (See below, paragraph 4.f. Sector 2 -
“Centre”): Medium foot-print + medium-size buildings. The foot print
ratio will slightly increase by addition of extra-wings on existing
buildings (Tama 38) as well as by demolition of short buildings and
reconstruction of longer buildings; some buildings will see their height
increase by addition of extra-storeys (Tama 38).

» Western Giyyora (See below, paragraph 4.f: Sector 3 -
“Modern Casbah”): High foot-print + low buildings. This sector is
completely new, there is no constraint neither from any existing
building nor from the topography which is completely flat. Therefore,
this sector can be built directly according the planners’ project.

[ sector3:“casbah’ Sector 1: “Ancient”

a) Population Density

b} Foot-Print Ratio

Figure 5: Main Planning Parameters and their Variations in Space.

f) Facilitating the Planning Process: Delimitation of 3
Planning Sectors

During the planning process, for an easier visualisation and
repartition in space and time of the actions to be implemented, the
neighbourhood will be divided into three planning sectors,
corresponding each one to one third — both in term of surface and
population — of the future neighbourhood (see map below).

¢) Buildings’ Helghts /

The three sectors: 3. = “Modern Casbah”; 2. = "Centre”; 1. = "Ancient”.
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5. Master Plan a) 1. Land-Use Scheme 1:1250, this is our main focus -
the second sector, the transition zone.
Preliminary Note: Because of the restricted size of the planning
team — only 2 people —, a special assignment have been formulated by .

the teaching staff. Consequently, the planning team does not have to =] =
plan the whole neighbourhood, but only a limited zone within it. |
For this "detailed planning zone”, the planning team has ‘ |

chosen to plan the zone which includes the “point of centrality” of the | | | -

"Centre” sector (sect.2) — that is to say the commercial centre and the | me—

central public square, at the intersection of Yerushalayim St and b

Giyyora St — and its surroundings, as well as the transition zone '

between the "Centre” sector (sect.2) and the "Modern Casbah” sector i , |

(sect.3) at the level of the western extension of Yerushalayim St. \ ‘ =

This sector has indeed been identified as the most interesting ‘ ~< | }

in term of planning, because: XX M2 l [

= Pivot Role: Being located at the intersection of the major axis R »— |
(Yerushalayim St) and the main secondary axis (Giyyora St), it is NN 8 ‘ 2
literally the neighbourhood's “pivot”; ‘?. - =T | g2

= Central Axis: It includes a large section of Yeruslayim St, which is [ —
know the neighbourhood’s main and structuring axis.

= Point of Centrality: It includes 1 of the 3 neighbourhood’s “points 8
of centrality”, which are the "engines” that make the
neighbourhood function; i

= Old/New "Frontier”: It is at the limit between the neighbourhood’s || 3 8
old and new halves, and therefore it enables to check how the » :
issue of the blurring the “frontier” has been handled; «© - 3

= Transition Zone: It includes a part of the transition zone between = ch =
two different sectors, the “Centre” and the “Modern Casbah” B r—— &
sectors, and therefore it enables to check how the issue of the 1 °

continuity of the urban texture has been handled;

= Modern Casbah: It includes the beginning of the "Modern
Casbah”, which enables to visualise how this innovating urban
texture will look like and function.
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a) 2.Land-Use Scheme with surrounding view, 1:5000
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b) 3-Dimension Views

The main aim of this 3D-views is to highlight the transition,
regarding the urban fabric, between the "Centre” sector (sect.2) and
the “Modern Casbah” sector (sect.3), in particular regarding their
significant evolutions in terms of foot-print densities and buildings
heights.

3D Aerial View of the Planning Zone

Yerushalayim St has been widen on its eastern part, and
extended to the west in direction of the “Modern Casbah”.
Yerushalayim St is now the neighbourhood’s main and structuring axis.
Giyyora St has seen its northern section cut at the level of its
intersection with Giyyora St. The neighbourhood is no longer oriented
south-north, but east-west.

In the eastern part of the detailed planning zone, the buildings
—that is to say, their facades, their entrances, and their main windows
— are oriented in the direction of the “point of centrality” composed of
the public square and the commercial centre. The entrances of the
buildings of Giyyora St nos.29-35 and 37-43 has been inverted to be
directed in the appropriate direction: northwards.

The density in the middle of the current neighbourhood is too
low. There is only one housing building (Giyyora St no.1) and a bomb-
shelter (no.3). The housing building will be demolished and replaced
by a longer and higher building. The bomb-shelter will be demolished
and a new bomb-shelter will be built to replace it underneath the new
housing building. The eastern part of the planning zone offers several
public open spaces: a public square, a park between the buildings,
some promenades. The sidewalks are large, and all of them include
bicycle paths. There are numerous parking-lots alongside
Yerushalayim St; this compensates the fact that the “Modern Casbah”
is entirely of no-car zone. The presence of a central element — a
fountain or a monument —in the middle of the public square cuts most
of the sight-lines; consequently, the presence of this architectural



element reduces the feeling of loneliness caused by an excessive visual
exposure (Shach-Pinsly 2010) within the public square.

The buildings within the “Modern Casbah” are organised
according to a "quincunx” alternation, which creates interstices in the
urban texture that offer little open spaces in which small gardens and
some street-equipment items (e.g. benches, fountains) can be
inserted, and which has for consequence that no building’'s entrance
is located in front of another one but in front of an alley; these
elements reduce the feeling of lack of privacy sense in the Modern
Casbah’s narrow-streets caused by an excessive visual intrusion (Ibid).

Google

Figure 6: 3D Aerial View of the Planning Zone (Software: SketchUp)

3D Horizontal Perspective of the Planning Zone

In a relatively short distance of approximately 200m, the
buildings’ height decreases gradually; from 4-5 storeys in the “Centre”
sector (sect.2), to 3 storeys in the transition zone (sect.2/sect.3), to only
2 storeys in the "Modern Casbah” (sect.3).

The height of the private houses currently located on Giyyora
St nos.20-30 is too low — even compared to the Casbah. Besides, their
architectural style is incoherent with the urban fabric of the rest of the
neighbourhood. They will be demolished and replaced by 3-storey
buildings. These new buildings will play the role of a “transient state”
between the “Centre” and the "Modern Casbah” sectors.

Figure 7: 3D Horizontal Perspective of the Planning Zone (Software:
SketchUp)

c) Vertical Shortcuts

The following views and cross-sections focus more particularly
on the western half of the detailed planning zone, that is to say on the
“Centre”"/"Casbah” transition zone and on the very beginning of the
“Modern Casbah".

Aerial View: Western Half of the Detailed Planning Zone
(Rectangular Dimensions: 75m x 150m)

With several open spaces — a central public square, large
avenues (dark grey), parking lots, bus stations, large sidewalks, a dense
network of pedestrian and bicycle paths (light grey) —, the “Centre”
sector’s “point of centrality” has a relatively low foot-print density (see
drawing below, right half).

On the other hand, with no vehicle-street at all and exclusively
narrow-streets — accessible by pedestrians and bicycles only —, as well
as very little distance between the buildings and only few interstices
within the urban fabric, the beginning of the “Modern Casbah” has an

extremely high foot-print density (see drawing below, left half).



Figure 8: Aerial View, Half Planning Zone (Software: AutoCad)

Vertical Cross-Section A-A’ (Linear Dimension: 75m)

As we saw before (see 3D views above), the buildings around
the commercial centfe and the public square are high, wjth 5-storey
and 4-storey buildings. On the other hand, one of the main
characteristics of the "Modern Casbah” is that the buildings' height
there is low, with 2-storey buildings.

The first layer of buildings, before the beginning of the
“Modern Casbah”, plays a role of transition zone. Their height is
intermediary with 3 storeys, that is to say +10m. Then, inside the
Casbah, the buildings have only 2 storeys (+6.5m) to which must
however be added a guardrail (+1.0) for the security of the people who
stands on the roof-terraces, that is to say a total building-height of
£7.5m.

Similarly, the distance between the buildings is intermediary
in the transition zone, with pedestrian narrow-streets’ widths of +5m,
compared to only +4m within the Casbah, and up to between 8m and
12~15m — depending on the presence or not of parking lots and bus
stations — on Yerushalayim St and Giyyora St at the level of their
point of centrality”).

]

intersection (i.e. the "Centre” sector’s

Tt

Figure 9: Vertical Cross-Section A-A' (Software: AutoCad)



Vertical Cross-Section B-B’ (Linear Dimension: 150m)

This part of the neighbourhood plays an important role in
term of identity. It is indeed the eastern gate of the Casbah.

The intersection between Yerushalayim St in its new and
extended version — which is now the major axis of the neighbourhood
— and Giyyora St — which has been cut but remains however a
structuring axis —is the “pivot” of the neighbourhood. It is a movement
and transportation hub, where coexist all the transportation modes
present in town: private cars, buses, motorbikes and scooters, bicycles,
and pedestrians. From there, people can easily and quickly have access
either to the commercial centre and go shopping, or to the public
square and relax or meet some friends, or to the pole of activity of the
northern Casbah and start they workday.

The southern part of the “"Modern Casbah” is a residential area.
The private apartment is the place par excellence of privacy sense.
Because no car is present, children can play safely in the narrow-
streets; this reinforce the family sense. All the buildings’ entrances are
oriented inwards, that is to say in the direction of the centre of the
Casbah block, which has for consequence that the Casbah block is
slightly closed on itself and functions — from a social viewpoint — as a
relatively independent urban “cell”; this reinforce the community sense
among the dwellers of the block.

=N A

T T

Figure 10: Vertical Cross-Section B-B' (Software: AutoCad)

d) Implementation Schedule: Horizon 15 Years

The timing of the planning implementation will follow the
logical order adopted for the planning reflexion process (see above,
General Conceptual Scheme). Firstly, will be built the central axis:
Yerushalayim St. Secondly, will be built the three “points of centrality”:
the commercial centre and the public square (Sect.1, Centre); the
school (sect.2, Ancient); and the Modern Casbah's central square
(sect.3, Modern Casbah). Thirdly, after the neighbourhood'’s “skeleton”
is in place, the rest of the elements will be added.

Beside this, since the project includes a significant operation
of urban renewal which will affect many buildings and many
inhabitants, most of them in the “Ancient” sector (sect.1), the southern
part of the Casbah — which will provide a new offer of housing units —
will be built in the first steps of the implementation process in order
to rehouse some of the people who will not be able to continue to live
in their previous homes.
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