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H.E. Mr Shai Cohen

Ambassador of Israel to International
Organizations in France

Embassy of Israel

3 rue Rabelais

75008 Paris

10 December 2024
Culture Sector
World Heritage Centre

Ref: CLT/WHC/ENA/24/15084

Dear Ambassador,

| acknowledge with thanks receipt of the letter from Dr Dalit Atrakchi, Secretary General
of the Israel National Commission, and Mr Guy Kav-Venaki, Head of the World Heritage
Committee at the Israel National Commission, dated 13 May 2024, concerning the
proposed Atarim Square Plan, which is partly located within the buffer zone of the World
Heritage property ‘White City of Tel-Aviv — the Modern Movement’, and am pleased
to transmit to you herewith the ICOMOS Technical Review.

As you will see in the Technical Review, based on the documentation provided in English,
ICOMOS overall agrees with ICOMOS Israel’s assessment that the impact evaluation of
the HIA as presented does not comply with the World Heritage Committee’s Decision
34COM 8E, which explicitly recommended that further high scale constructions within
the property and its buffer zone should be avoided due to the potential harm to the
property’s visual sightlines. Furthermore, ICOMOS expresses concern at the HIA's
conclusion that the proposed development would have no or only minor impacts. It is
noted that the assessment is primarily a visual analysis, rather than using the
comprehensive methodology outlined in the ICOMOS Guidance, which may
underestimate the likely impacts of the project. It was also acknowledged that the
Heritage Impact Assessment (HIA) submitted was not in line with the most recent
guidance available, namely the 2022 Guidance and Toolkit for Impact Assessments in a
World Heritage Context', and that it was inherently limited due to the preliminary stage
of the tower design at the time of drafting.

Accordingly, a peer review providing an updated and enhanced visual impact
assessment, would serve to clarify and resolve these differences.

ICOMOS is providing further advice to revise the redevelopment plan based on several
key considerations: a) an understanding of the historical and cultural connections
between Atarim Square and the World Heritage property; b) an exploration of alternative
designs that minimise the impact on the OUV; and c) a detailed technical review of the
urban planning implications, particularly in relation to the physical and visual connections
of the White City’s to the coast. These measures aim to support options that are
consistent with and respectful of heritage values of the ‘White City of Tel-Aviv — the
Modern Movement’ property.

1 Available at: https://whc.unesco.org/en/guidance-toolkit-impact-assessments/

United Nations Educational, Scientific and Cultural Organization
7, Place de Fontenoy 75352 Paris 07 SP France
T: +33 (0)1 4568 07 35



| would be grateful if you would share the attached ICOMOS Technical Review (see
Annex) with your competent authorities and keep the World Heritage Centre informed
of any follow-up provided to its recommendations. The World Heritage Centre and
ICOMOS remain available for any clarification or assistance that may be required.

Finally, | look forward to receiving the information on the follow-up and implementation

of the ICOMOS 2016 recommendations on the quarters plans TA3616/a and TA3729/a,
as well as the details for quarters plan TA4320, as announced in Dr Dalit Atrakchi’s letter.

| thank you for your continuous collaboration and support in the implementation of the
World Heritage Convention and remain,

Yours sincerely,

120 bow

—-.,\‘_‘_ 7 “W
,%’%“1 L._‘]
Lazare Eloundou Assomo

Director

Enc.: ICOMOS Technical Review

cc: Israel National Commission
National Focal Points for the implementation of the Convention and the Third

Cycle of Periodic Reporting
ICOMOS International
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Annex

ICOMOS Technical Review on the ‘Proposed demolition and redevelopment of Atarim
Square’ regarding the World Heritage property ‘White City of
Tel-Aviv — the Modern Movement’.



ICOMOS Technical Review

Property White City of Tel Aviv — the Modern Movement

State Party Israel

Property ID 1096

Date of inscription 2003

Criteria (ii)(iv)

Issue Proposed demolition and redevelopment of Atarim Square
Background

On 14 May 2024, ICOMOS received documentation from the State Party of Israel, transmitted by the
World Heritage Centre, in line with paragraph 172 of the Operational Guidelines for the
Implementation of the World Heritage Convention, proposing the construction of high-rise buildings
partially in the buffer zone of the World Heritage property “White City of Tel-Aviv — the Modern
Movement” World Heritage property (Israel). The Advisory Body provides its analysis of proposal and

accompanying Heritage Impact Assessment below.

Brief summary of the Statement of Outstanding Universal Value

White City of Tel Aviv —the Modern Movement (White City or the World Heritage property hereafter)
is a historic urban landscape; a designed city adapted to the specific climatic conditions of its location,
by local traditions. It was inscribed in 2003, due to meeting the following Outstanding

enriched

Universal Value criteria:

Additional information from the 2002 Nomination dossier, relevant to the project and this Technical

(ii): The White City of Tel Aviv is a synthesis of outstanding significance of the
various trends of the Modern Movement in architecture and town planning in the
early part of the 20th century. Such influences were adapted to the cultural and
climatic conditions of the place, as well as being integrated with local traditions.

(iv): The White City of Tel Aviv is an outstanding example of new town planning and
architecture in the early 20th century, adapted to the requirements of a particular
cultural and geographic context.

Review is that:

The White City is encapsulated inside a ring of high-rise structures, which has
obviously altered the initial relationship with its context. Within the nominated area
and buffer zone, however, the amount of buildings over 15 storeys is not significant
— except for a tall tower (Glickson/Dryanov St.) in zone A. At the present, Tel Aviv
Municipality plans to allow at least two more towers in Zone A, one in Zone C, and
several in the buffer zone, where a certain number already exists. Most of these
projects are in the process of approval.

The authenticity of architectural design has been fairly well preserved, proven by
homogeneous visual perception of urban fabric, the integrity of style, typology,
character of streets, relationship of green areas and urban elements (basins,
fountains, pergolas, gardens). The details of entrance lobbies, staircases, railings,
wooden mailboxes, front and apartment doors, window frames have generally not
been changed, though there are some losses — as in most historic towns.



The area along the sea coast has high-rise buildings (more than 15 stories), as well
as the southern part of the Rotschild boulevard. There are two tall buildings in zone
A, and several scattered within the buffer zone, resulting from previous building
permissions.

ICOMOS, in its Technical Evaluation responded that: ‘Currently, new permits for tall buildings in the
nominated area (A) and the buffer zone are being processed by the authorities. It is recommended that
none of such tall buildings should be built in these areas.’

The White City, and Tel Aviv-Yafo more broadly, is an ensemble of densely packed low-rise —
predominantly International modernist-style — buildings, open public spaces, and tree-lined
boulevards, on the coast of the Mediterranean Sea in three zones surrounded by a buffer zone.

The project
The project under evaluation, provided by the State Party of Israel, is the Atarim Square, Tel Aviv, plan
no. 507-1018837. This Technical Review refers to the project as the ‘development proposal’.

The development proposal includes two high-rise buildings of 25 storeys, along the Tel Aviv coastline
to replace Atarim Square — described further below —a 1970s urban complex; comprising a five-storey
rectangular building in the International-Brutalist style of mid twentieth century architecture (housing
hotels, commercial space and carparking), open public space and a rotunda, of unique architectural
characteristics (originally called the Colosseum Club). The complex is partially over Eliezer Peri Street,
an arterial road adjacent to Hayarkon Street, which is the north-south boundary of the White City.

The proposed development comprises:

a) Demolition of Atarim Square: Removal of the built complex and public open space.

b) Redevelopment: Construction of a complex featuring two 25 storey towers designated for
hotels and apartments, lowering of the ground level to Ben Gurion Boulevard, and privately
owned open public space.

The location of the proposed redevelopment is at the site of ‘Atarim Square’. The square is a complex
of buildings, and open space that is in the buffer zone of the White City. Atarim Square is at the corner
of Ben Gurion Boulevard and Hayarkon Street, both significant road corridors —urban axes —that define
the White City, World Heritage property boundary.

The 2022 HIA provides a description of the development site:

Atarim Square (originally Mordechai Namir Square) was built between the years
1971-5 according to a design by the architects Yaakov Rechter and Warner Yosef
Wittkober in the Brutalist style. The project was established as a multi-purpose
structure that includes a lowered and covered road, parking lot and gas station, two
commercial levels and above them the square plaza in the northern part of which is
the Marina Hotel (or Beit Clal) with commercial areas, hotels, offices and a cinema.
The project was intended to be a central tourist and commercial center along the
city's beaches, together with the employment center in Manshiya and with Old Yafo
as a tourist and art center. The lower level was intended to allow free vehicular
traffic to the beaches in the city center and the business center of Manshiya, and
the square allowed an elevated pedestrian connection from the end of KKL
Boulevard (today Ben Gurion) to the beach.



In the first years the project was a success but soon its attraction decreased and it
began to suffer from partial use and later neglect, which continues to this day. (pg.
21).

This Technical Review includes the examination of documentation provided in English. The reports
reviewed include:

e High-rise building to height (Marina Hotel) Atarim Square Plan, Heritage Impact Assessment,
prepared by the Conservation Department, Engineering Administration, Tel Aviv-Yafo
Municipality, January 2022 (2022 HIA).

e ICOMOS Israel assessment for plan “TA/MK/5057 — Atarim Square (plan no. 507— 1018837)
and its possible future impacts on the values of the World Heritage Site "The White City of Tel
Aviv — The Modern Movement", prepared for the Israel National Commission for UNESCO
Ministry of Education Jerusalem, and issued in February 2023.

Limitations for the Technical Review

Documentation that have not been officially submitted in English could not be reviewed for this report.
The following essential documents have not made available in English for this Technical Review:

e Plan TA/MK/5057 — Atarim Square (plan no. 507—1018837), and other design documentation
for the proposed development.

e Conservation plan for the World Heritage property — the White City.

e A ssite-specific conservation plan for Atarim Square, that details the historic urban, built and
landscape character of the place. One that includes conservation management and adaptive
reuse recommendations for the square, and policies for mitigating impacts on the World
Heritage property —the White City.

Another limitation for the Technical Review is the 2022 Heritage Impact Assessment. It does not follow
the Guidance and Toolkit for Impact Assessment in a World Heritage context. This was published in
2022. Despite the HIA claiming that it follows the ICOMOS guidance (the 2011 precursor), it describes
limitations for the HIA as follows:

“in light of the fact that at the time of drafting the assessment, the design of the
assess tower construction was preliminary only — both at the level of the land cover
and in terms of architectural design — it is not possible (although not required in the
brief) to examine more climatic or architectural environmental impacts.” (page 74).

Analysis

The evaluation of impacts in the 2022 Heritage Impact Assessment is at odds with the World Heritage
decision regarding high rise buildings in the buffer zone of the White City. The World Heritage
Committee stated, in decision 34 COM 8E:

“While recognizing the already constructed tall buildings in the nominated area and the buffer zone, it
is recommended to avoid any further buildings of that size"
(https://whc.unesco.org/en/decisions/4261).

ICOMOS Israel further explains the inscription decision for the White City “emphasizes that a ring of
high-rise buildings surrounding the site alters its relationship with its surroundings and that further
such development could damage the site's visual integrity. Furthermore, the Nomination Opinion File
explicitly recommended avoiding any further high-rise construction within the nominated area and its
buffer zone” (pg. 8).

This Technical Review agrees with ICOMOS Israel’s impact assessment, stated in the letter of February
2023. Their letter provides a reliable summary of the site’s status quo and heritage impacts on the



Outstanding Universal Value of the White City, and their recommendations are realistic and supported
by this review.

The 2022 Heritage Impact Assessment interprets the inscription decision about high rise buildings
differently. It finds that from ‘most viewpoints, no impact or slight impact was detected’ (pg. 74). Also,
“In the case before us, the assessment deals with the minor impact of the addition of a 25-story high-
rise building as part of an existing high-rise skyline along the shoreline. It illuminates under a narrow
beam a specific issue in an environment that requires a broad urban conceptualization that includes
considerations for sustainable design" (pg. 8).

The above statement is indicative of the tone of the evaluation throughout the 2022 HIA. Further the
impact assessment is a visual analysis only, rather than applying the fulsome and robust methodology
described in the ICOMOS HIA Guidance.

The visual impact assessment is skewed to having a lesser impact than would be expected in reality. A
peer review that analyses and updates the 2022 visual impact assessment, with better recording data,
and closer visual and physical examination of potential impacts on Atarim Square and buffer zone,
would help to resolve these discrepancies.

Through an assessment of the proposed redevelopment of Atarim Square in the buffer zone, ICOMOS
considers the plans would irreversibly alter, and detrimentally impact, the White City.

Atarim Square is a historical low-rise development in the buffer zone, that was extant before the 2003
inscription of the White City.

Despite some of the commentary provided in the 2022 HIA, Atarim Square was clearly designed as an
innovative solution to the challenges of the existing coastal topography, connection to the beach from
the steep incline of the original coastal cliffs, but it has not worked as originally intended and is now
considered to be a mistake.

The development proposal suggests flattening the site that was originally raised along that stretch of
coastal area. There is no detailed analysis of the historical or current site conditions and topography,
that would usually inform urban planning, architectural or engineering solutions. Improving traffic
conditions and pedestrian thoroughfare from the city streets to the coastal area should be based on
technical examination, and exploration of alternative options, and alongside the option of retaining,
conserving and adapting the existing Atarim Square infrastructure.

The main issue with the re-development relates to the planned 25 storey tall towers that are
considerably taller than other towers along the sea front and sited directly along one of the main axis
of the White City towards the sea.

The Technical Review concurs with concerns expressed by ICOMOS Israel, summarised as follows, from
page 9:

e Constructing two towers with large land is inconsistent with the principles of the Geddes
Master Plan. ICOMOS considers that the towers will reduce, and thus impact upon the open
and underdeveloped skyline at the location of Atarim Square — as viewed from Ben Gurion
Boulevard and other close and long distant views to the White City;

e The towers’ height would set a precedent for the shoreline’s current building height,
significantly altering the White City’s skyline and affecting its visual integrity;

o [The development] does not comply with the commitment to limit tower construction in the
area surrounding the White City; and

e |t appears that the height and land cover of the proposed towers in the Atarim Square plan,
along with other recently approved tower plans along the shoreline, requires additional
consideration in order to preserve the Site’s visual integrity without causing further damage
beyond what has been done to date.



Development of two 25 storey towers is an irreversible action that cannot be seen to outweighs the
benefits of privately-owned public space. Overall, ICOMOS considers, from the visualisations provided,
that the proposed development of two 25 storey towers on the one area of coastline that is currently
comparatively free of tall towers, along the one of the main axes of the city towards the sea will have
an adverse visual impact on views towards the sea from within the property, compromising the overall
design intentions of the Master Plan for the development of the White City, and thus have a highly
negative on the Outstanding Universal Value of the property.

Zero state

Future state - Atarim Square

Recommendations

ICOMOS concludes that the proposed redevelopment of Atarim Square which includes two 25 storey
high rise towers will significantly impact the Outstanding Universal Value of the White City and could
set a highly damaging precedent for the construction of further tall towers. In summary, there is a need
for a revision of the scheme that should be based on:

e The historical, physical, and cultural associations of the Atarim Square area with the planning
of World Heritage property and its links with the coast.

& An examination of alternative design options that could reduce the impact on the Outstanding
Universal Value.

e An impartial, expert technical exploration and report on urban planning considerations,
specifically addressing the physical and visual connections between the White City and the
coastline.

e Based on this technical exploration, alternative design and development options should be
explored that complements the White City’s Outstanding Universal Value.

5



ICOMOS remains at the disposal of the State Party to respond to any requests for clarification or any
other request for technical support.

ICOMOS, Charenton-le-Pont

November 2024
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"ICOMOS considers, from the visualisations provided, that the proposed development of
two 25 storey towers on the one area of coastline that is currently comparatively free of

tall towers, along the one of the main axes of the city towards the sea will have an adverse
visual impact on views towards the sea from within the property, compromising the

overall design intentions of the Master Plan for the development of the White City, and

thus have a highly negative on the Outstanding Universal Value of the property.
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Accordingly, a peer review providing an updated and enhanced visual impact
assessment, would serve to clarify and resolve these differences.

ICOMOS is providing further advice to revise the redevelopment plan based on several
key considerations: a) an understanding of the historical and cultural connections
between Atarim Square and the World Heritage property; b) an exploration of alternative
designs that minimise the impact on the OUV; and c) a detailed technical review of the
urban planning implications, particularly in relation to the physical and visual connections
of the White City’s to the coast. These measures aim to support options that are
consistent with and respectful of heritage values of the ‘White City of Tel-Aviv — the
Modern Movement’ property.
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“In summary, there is a need for a revision of the scheme that should be based on:

e The historical, physical, and cultural associations of the Atarim Square area with the
planning of World Heritage property and its links with the coast.

* An examination of alternative design options that could reduce the impact on the
Outstanding Universal Value.

e An impartial, expert technical exploration and report on urban planning considerations,
specifically addressing the physical and visual connections between the White City and the
coastline.

» Based on this technical exploration, alternative design and development options should
be explored that complements the White City’s Outstanding Universal Value".
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February 8, 2015

Ms. Petya Totcharova,
Chief of Europe and North America unit

WHC

Dear Petya,

Subject: White City of Tel-Aviv — the Modern Movement

Plans No. TMA 38, TA 3616/A and TA 3729/A

On behalf of Israel World Heritage Committee, and in accordance with paragraph

172 of the Operational Guidelines, | would like to inform you as following:

1.

National plan TMA 38 and it amendments, are in force since 14.4.2005 within
the boundaries of the state of Israel, including the world heritage site "White
City of Tel-Aviv — the Modern Movement" and its buffer zone. The plan was
initiated by the Israeli government in order to promote reinforcement of
private property against earthquake and hostile artillery. Currently the plan
grants extra building rights of up to 2.5 stories on sub-standard buildings built
prior to 1980.

Local plans No. TA 3616/A and TA 3729/A, initiated by the Tel-Aviv-Yafo
municipality, were deposited on 14.11.2012. Both plans cover most of the
area within the boundaries of the above mentioned world heritage site and
its buffer zone. These plans aim to consolidate and replace the multitude of
plans approved throughout the years, thus clarifying planning procedures in
the city. Once approved, these plans will also substitute TMA 38 and will
grant only minor extra building rights.

The proposed local plans as deposited contain minor modifications to the
planning status of the site, prior to inscription. Most notably, the plans grant
moderate building additions within the site, which will enable the much
needed reinforcement against earthquake and hostile artillery. The plans as
deposited do not contain the full extra building rights granted by TMA 38. To
this end, a considerable number of objections seeking enlarged building
rights were submitted during the statutory deposit period.
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If these objections are accepted and the requested additional building rights
granted, or if he local plans are cancelled and TMA 38 re-enforced, the
Outstanding Universal Value of the site may be affected.

On January 30" 2013 the Minister of Education Mr. Gideon Sa'ar, in his
position as the President of the Israeli Commission for UNESCO, sent the Tel
Aviv District Planning Commission a request for consultation regarding the
measures provided by the proposed plans for protecting the OUV of the
"White City of Tel Aviv —the Modern Movement" WH site.

Consequently, a series of 'Round table discussions' were initiated with the
participation or representatives from the municipality of Tel-Aviv-Yafo, the
Israeli Commission for UNESCO, ICOMOS Israel and the Society for
preservation of Israel Heritage Sites.

The recommendations of the 'Round table discussions' emerged as a
compromise by all the partners in order to preserve the OUV of the site on
the one hand, and on the other hand recognizing the needs and necessities of
a vital urban space, under threat of earthquake and artillery attacks. They
mostly allow the additional building heights as suggested in the deposited
plan, as well as design guidelines that will ensure the integration of any
additions to the existing urban fabric. The agreed recommendations were
presented on July 9™ 2013 to the District Planning Commission and approved
as an approach agreeable both to the Municipality and to Israel WH
Committee.

The Plans are now under review of the appeals sub-committee of the
National Planning and Building Council.

We shall update you as soon as the National Planning Council will give its final
decision in regard to the local plans no. TA3616/A and TA3729/A.

| would like to add that as of January 2015, the Tel Aviv Yafo municipality has
decided to cancel the erection of two tall buildings which have been included,
prior to inscription in the nomination map - one within the site boundaries
and one within the buffer zone. On the other hand, the erection of two tall
building adjacent and contiguous to existing tall buildings is considered in the
buffer zone.

We would like to assure you that the Israeli National Commission for UNESCO and

the team of participants to the round-table processes are convinced that the

solutions provided will allow necessary changes to be taken without undermining
the OUV of the site.
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With my best regards,

Prof. Eliahu Stern
Chairman, Israel World Heritage Committee for UNESCO
elistern@bgu.ac.il

Cc

Kishore Rao, Head of the World Heritage Center, UNESCO

HE Carmel Shama-Hacohen, Israeli Ambassador to UNESCO

Roni Leshno Ya'ar, ADG Arbel, MFA, Israel

Dalit Atrakchi, Secretary General, Israeli Commission for UNESCO

Guy Kav Venaki, Vice Chair, Israel World Heritage Committee

Ruth Liberty-Shalev, Chair, Monitoring Team, Israel World Heritage Committee
Doron Sapir, Chairperson, Local Planning Commission, Tel-Aviv Yafo Municipality
Jeremie Hoffman, Focal Point, Tel-Aviv Yafo Municipality

Irit Amit-Cohen, Director, ICOMOS Israel

Anna Sidorenko, Focal Point for CESEE, Israel, Italy and Holy See
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Appendix 3 - Cancellation of towers in the declaration area
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