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Figure 4: Conference and exhibition centre and temporary facilities for an international
EXPO scenario
Source: Wassenhoven, 2007a.

The exhibition center shown by the yellow circle serves as the core for the proposed international
EXPO and constitutes the centerpiece of this scenario. Next to it the yellow rectangular areas are
locations of temporary supplementary exhibition facilities. Right next to them, along the former
runway, outdoor exhibition spaces are located reaching as far as the aquarium (little blue ring).
From that point on, thematic and geometric gardens develop ending up to the new Athens
Museum (purple color). The virtual reality Center (fuchsia color) is located in the eastern side of
the lake connected through the aquarium to the sea. A belvedere is planned right next to the lake.
The business center is located next to the exhibition center (yellow rectangular) and the national
book center is depicted in dark orange color in the north. The turquoise circle delimits the area
where the convention center is planned.

As in previous scenarios, office buildings in the easternmost part of the area, next to
Vouliagmenis Avenue, are depicted in brown color.
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Figure 5: Aeronautics, telecommunication and space technology scenario
Source: Wassenhoven, 2007a.

The dominant element of this scenario is the preservation and use of a certain part of the runway
for activities related to aviation such as hot air balloons, model aircrafts and aero clubs providing
flight training lessons. A virtual reality center depicted in fuchsia color is also planned on the east
side of the lake. The business center is located next to the east terminal (yellow rectangular). A
national book center (turquoise circle) and a convention center (yellow circle) are located at the
northwest.

Within the planning framework for the Athens 2004 Olympic Games, and due to the delays
occurred during the Olympic preparation period that could jeopardize the hosting of the event, it
was decided in 2000, that an Olympic complex would be created in the old airport area. This idea
was incorporated in Wassenhoven’s [32] complementary program of 2001 that included
proposals for the area and its connection with Agios Kosmas beach and Floisvos waterfront. This
led to the formulation of a master plan for the area as shown below.
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Figure 6: Detailed account of all Olympic facilities installed in Hellinikon
Source: ATHOCOG 2004 [3]

The location of Olympic venues and other infrastructure projects in the Hellinikon former airport
site (light railway depot, power distribution station, anti-flood projects), were legislated via joint
ministerial decisions issued in 2001. Moreover, a garbage transfer station was located in the area
via law legislated in 2004. Furthermore, seventeen hectares were allotted to the Hellenic Tourism
Development Corporation so that a convention center would be built in the area. There are several
other constructions with different use each established in the area, such as a meteorological
station, two churches, a health center, a center for the disabled, the civil aviation authority’s
offices, water and fuel tanks, the Olympic catering building, a bus depot, a fire station, the Athens
area control center of the civil aviation authority, former hangars.

A press release issued on April 2003 by the then prime minister’s press office dictated specific
guidelines for the post - Olympic use of the area, according to which, the metropolitan park
would cover an area of 400Ha within which recreation, cultural, sports facilities would be
installed along with a multipurpose convention-exhibition center. The remaining 100Ha would be
dedicated for commercial development so as to finance the park as well as some of the city’s
most derelict areas.

The outcome of the two-phase research program and the 2001 complementary program were used
as the basis for an international architectural competition for the post Olympic development of the
former airport area that took place in 2003. One hundred and fifty nine competitors participated
and the winner was (2004) the Serero and Fernandez Architects in conjunction with the Philippe
Coignet Office of Landscape morphology [26].
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Figure 7: The Serero-Fernandez awar Winning prop()sal
Source: Serero 2005

Finally, the Hellinikon Olympic complex was built in the northern section of the former airport of
Athens (Figure 8). The basketball and fencing center covers an area of 10.9Ha and the facilities
were staged in the old hangars which were remodeled for that purpose. The baseball, softball and
hokey center cover an area of 2.3 Ha consisting of open air facilities. Only one of them was to
remain after the Games ended, however, all three courts are still (2010) in place. In addition, the
Olympic canoe-kayak-slalom center (5,000 seats) was built in the Hellinikon site covering an area
of 28.7 Ha. It is leased for thirty years and is destined to become a water park.



Sotirios Milionis, Regional Science Inquiry Journal, Vol. 1l (2), 2010, pp 151-172 166

Figure 8: Location of the Hellinikon Olympic complex (white area) within the entire former
airport site.
Source:http://www.in.gr/news/reviews/image.asp?IngReviewlD=534200&IngImageGalleryl D=5
35764&IngPage=2

A special legal framework for the future use of all Olympic facilities was formulated and enacted
via Law as soon as the Games were over [15]. Especially as regards the Hellinikon airport site,
apart from the uses allowed for hosting the Games the following functions and uses are allowed
per category of venue:

Within basketball and fencing venues, cultural events, exhibitions, commercial shops and food
courts are allowed. Within baseball, softball and hokey venues, athletic uses, cultural events and
assemblage public domains are allowed. Within the existing installations of the canoe-kayak-
slalom venue, shops selling or renting sports gear and assemblage public domains are permitted,
while in the surrounding area a theme (sports) park and a hydro park are also permitted. Hellenic
Olympic Properties S.A., a management authority established exactly for the purpose of securing
the post Olympic use of most of the Olympic properties (including that of the former airport site)
was also legislated via the same legal framework.

In 2006, the Serero-Hernandez office was assigned by the Ministry of Planning, Environment and
Public Works, to formulate an updated version of their initial award-winning proposal. This was
submitted one year later, in August 2007. In the meantime, and specifically in January 2007 a
research program named ‘Completion and updating of the research project ‘Development of the
Hellinikon Airport site’ was assigned by the Athens Organization to the Laboratory of Spatial
Planning and Urban Development of the National Technical University of Athens. It was an
updated version of the older two phase program conducted in 1996 and 1999 respectively, and it
was also divided into two phases [33], [34]. The first dealt with the updating of the old research
program while the second aimed to examine issues related to the founding of the site’s
management agency (such as necessary institutional arrangements) as well as further studies and
actions deemed necessary for the completion of the project. The four scenarios mentioned in the
initial research program remained, albeit in an updated manner. The program ran in parallel to the
Serero-Hernandez updated proposal that had been requested by the Ministry.

In November of the same year, an altered version of the Serero-Hernandez updated proposal was
released by the Ministry and was given to the Hellenic Public Real Estate Corporation for
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consultation. This new version was in turn assessed by Pollalis [23], [24] (on behalf of the
Corporation who commissioned him for that task) both in planning and financial feasibility terms.
Major flaws were identified, such as the lack of a business plan for the area in question, of an
estimation of construction and maintenance costs for public buildings, of a market research for
land values in the vicinity, of research for self-financing models and corresponding development
phases, of traffic loads before and after the proposed development, of an accessibility study for
both public and private premises, of an environmental impact assessment before and after the
proposed development, of specific information regarding the availability of water for irrigation,
of a study and of a cost estimate for organizing and founding the “Green Fund” and finally of the
project’s impact in the entire Attica basin. The ministry’s proposal was quite different than the
original award winning proposal of the Serero & Fernandez Architects. Furthermore, it confined
itself to purely planning and construction building issues for the area concerned while
environmental aspects were considered in an abstract and general way. As Pollalis put it, the
basic idea was missing. Overall planning for the area consisted of delinked, fragmentary projects
with no cohesiveness. Another shortcoming was the lack of a feasibility study that could
determine the sustainability of the Ministry’s proposals put forward. In this respect, Pollalis
stressed that it is not financially feasible to transform the entire area into a metropolitan park,
despite the widespread rhetoric developed about such a necessity. He argued that maintenance
costs and issues of security are bound to render such an effort impossible. However, this is not the
only argument he employed to justify his thesis. More specifically, he noted that the area is
located outside the city center, and in spite of a metro station in the vicinity, accessibility is rather
low. He suggests that Athens needs green spaces distributed in various underprivileged parts of
the city rather than a disproportionately large regional park. Moreover, he proposes that mount
Hymettus (being bare of any type of vegetation) be developed as a green space instead of
Hellinikon. The adjacent municipal authorities although insisting on specific uses for the area, yet
have not adjusted their own urban fabric to the needs deriving from such uses. Finally, he notes
that the possibility of creating a large park in the area may facilitate the establishment of
undesirable land uses such as night clubs in the area.

The Local Union of Municipalities and Town Councils of Attica (T.E.D.K.N.A.) on behalf of
Alimos, Argiroupolis, Glyfada and Hellinikon municipalities, commissioned to the Urban
Environment Laboratory of the National Technical University of Athens a research programme
named ‘Basic Principles for the Planning of a Metropolitan Park in the Former Hellinikon Airport
Site’. The first phase of this programme, supervised by Bellavillas [6], was released in June 2010
while the second phase is still (January 2011) pending. The outcome of the first phase can be
briefly summarized in the following proposals:

e Fence extirpation and immediate removal of all prefabricated squatter exhibition facilities
located in the courtyard of the airport site.
Cancellation of the land selling programme regarding specific plots for sale
Abandonment of the highly costly scheme for the building up of new areas
Cancellation of transport infrastructure plans in the vicinity
Gradual implementation of low cost ‘green’ projects
Gradual re-use of existing constructions through concessions. The income accrued is to
be dedicated solely for the purpose of creating, operating and maintaining the park.
e Formulation of a business plan and a feasibility study.

Results and discussion

Several proposals have been put forward officially throughout the entire plan making period as
illustrated in previous paragraphs, not to mention individual interventions from various agents®
expressed in public meetings, symposia or other occasions.

% These includ the Civil Aviation Authority, planning professionals, the Technical Chambers of Greece, the
four adjacent municipalities, the UIA, the Greek Association of Urban and Regional Planners, organized
local pressure groups, T.E.D.K.N.A. and academics.
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However, as regards the application of marketing approaches in the Hellinikon case, it is only the
EXPO (third) scenario mentioned in the research program conducted by the Laboratory of Spatial
Planning and Urban Development that stands out. According to that research, the hosting of an
international exhibition would be the best starting point for the Hellinikon metropolitan park
operation. To undertake the task of organizing such an event would also provide the impetus for
the implementation of the entire metropolitan park project. Moreover, it pinpoints that staging an
EXPO will not only be compatible to the park’s overall use as a place of culture and recreation,
but more importantly, it can serve to establish its status on a national and international scale. It
was argued that it would literally put Hellinikon on the map of national and international interest,
hence boost its development. Furthermore, it was suggested that organizing an EXPO could
become the cornerstone of a promotional effort for the entire city to a world wide scale. After all,
an international exhibition’s primary aim is to promote the host country. Wassenhoven [33]
specifically highlights the fact that major international events such as the Olympics or the
EXPO’s are marketing tools for a place, a city or an entire country.

Therefore, the promotional element is evident in this planning approach as a basic element of a
marketing approach in public sector urban planning. It concerns not only the area in question, but
also the city and the entire country. Apart from the promotional objectives mentioned in city
marketing literature which are also identified in this planning proposal, organizational efficiency
objectives are also included. The aforementioned proposal specifically mentions that the staging
of an EXPO will facilitate the creation of the park due to the fact that its creation will be directly
linked to the hosting of the proposed EXPO. Thus, deadlines will have to be set and met,
organizing committees will have to be established and funding will have to be secured. Hence,
overall organizing capacity will improve. Therefore, within the framework of hosting a major
international event, such as an EXPO, all four elements of the place marketing mix can be found;
promotion (due to the nature of the event itself), spatial measures (metropolitan park creation and
landscaping), organizational measures (EXPO organizing committee) and financial measures
(funding for the EXPO).

As far as the strategy adopted, out of the four strategies mentioned in the literature, the
diversification strategy seems to gain prevalence in this case. The Hellinikon airport site is an
area where a business center along with a museum, a theme park, a virtual reality center and
possibly a Music Center were proposed. This proposal aims to bridge social and cultural activities
with entrepreneurial activities especially within the field of high class business services. All
activities mentioned above, can be regarded in marketing terms as a new set of services designed
for new targeted markets (entrepreneurs — business center, visitors — museum, park, virtual reality
center, new residents — apartments). The identification of the strategy adopted in this case also
reveals the market analysis element described in the city marketing process. The fact that, in this
case, specific market segments have been targeted means that a primary form of market
segmentation has also been performed. Whether differentiated marketing or concentrated
marketing has been applied, this is an issue that can be looked at from two different perspectives.
If the primary aim of market segmentation has been the identification of the target group which
would ensure the financial feasibility of the entire project, then concentrated segmentation has
been performed. In the Hellinikon airport site case, this target group would undoubtedly be the
entrepreneurs. On the other hand, if all market segments are treated equally regardless of their
economic impact, then differentiated marketing is applied. Despite the fact that it is not quite
clear which one of the two approaches has been followed in this case, nevertheless the fact that a
basic prerequisite was for the project to be self sustained, leads us to believe that concentrated
marketing is implicitly the most probable form of market segmentation for Hellinikon. After all,
the development of a business center is displayed in all four alternative developmental scenarios.

As far as product positioning is concerned, within the EXPO scenario Wassenhoven [33]
mentions that “the creation of an exhibition center in Hellinikon airport site is expected to have
exceptionally favorable conditions for its operation given that exhibition centers are increasingly
developing throughout the world”. In marketing terms, this can be regarded as an incomplete
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form of product positioning, for although it refers to the commaodification of the area in question
as advocated in the literature, at the same time fails to relate to the existing competition which
would allow for the positioning to take place.

At this point, it is necessary to highlight that despite the fact that all aforementioned remarks are
not explicitly mentioned in the research supervised by Wassenhoven; nevertheless they are easily
identified and derived when looked at from a marketing perspective.

Urban effects

It is quite clear that there is a huge gap between plan formulation and plan implementation
regarding the Hellinikon former airport site redevelopment. The poor initial planning for the 2004
Games resulted in the cursory creation of an Olympic complex within the Hellinikon former
airport site so as to meet pressing deadlines which otherwise, might not have been met. This was
coupled with the construction of some permanent facilities that were unnecessary given the low
popularity of the sports hosted in them (softball and baseball). Most of sports facilities in that
area, permanent and temporary, were stockaded for security reasons, however fences remained
after the Games were over, creating thus enclosed areas. These developments created a de facto
situation completely unfavorable to any kind of comprehensive redevelopment, much less to the
creation of a metropolitan park. In addition, most sports installations have been underutilized, if
utilized at all. Moreover, according to Bellavillas [6], within the former east terminal area, major
squatter exhibition facilities have appeared, whereas the terminal itself designed by famous
architect Eero Saarinen has been abandoned by its management authority, that is, the Hellenic
Tourism Development Co. Furthermore, the coastal zone, which is also included in the design of
the metropolitan park, has been reportedly occupied by squatter night clubs.

Since the spring of 2007, Agios Kosmas’ marina, located right next to Hellinikon, was allotted by
Olympic Properties SA, the management authority of Olympic venues, to a private developer
who plans to build a 60,000 m* mall and a cinema complex. Both of the aforementioned plans lay
outside the area in question, but are close enough to affect it in terms of competition.

Moreover, in January 2007 Olympic properties SA allotted to a private developer the canoe-
kayak-slalom facility for thirty years, so that a water park would be built along with the necessary
parking space to support its operation. The facility is located within the Hellinikon area.
However, the developer who undertook the task of transforming it into a theme park has ceased to
pay the rent to the management authority (Olympic Properties S.A.) due to the state’s failure to
issue the building permits necessary for the transformation. Consequently, the dispute that has
arisen between Olympic Properties S.A. and the developer in relation to this issue will have to be
resolved through arbitration. In 2008, both the Athens Bar Association and Hellinikon
Municipality have resorted to the Council of State asking for the cancellation of the joint
ministerial decision by which the environmental terms for the above mentioned transformation
were approved. They argue that there is no study for the creation of the water park in the area and
that its implementation will degrade the overall design of the Hellinikon metropolitan park. The
development process is for the time being (2010) monitored by the Athens Organization however
a special governing body will take charge in the future.

In addition, reality has surpassed plans that were formulated long ago, thus rendering them
outdated. The National Book Center was finally decided to be built in the old horse race track
instead of the Hellinikon site; the convention center will finally be located in the former Faliron
Olympic complex, and all three open air sports courts remained even though only one of them
was to remain according to the initial plans.

Concluding remarks

It is evident that there has been a long (in a fifteen year time span) series of studies concerning
the future use of the former airport site, yet none of them was ever attempted to be implemented.
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Pressures from various interest groups such as municipal authorities, central government
politicians, local pressure groups, academics, established agencies (Olympic Properties S.A.,
Hellenic Tourism Development Corporation), private developers each one of them with a
different agenda in mind, have hindered any serious effort for formulating a definite and
comprehensive development plan. On the contrary, there is indication that piecemeal
development is starting to take place, putting thus the area’s developmental prospects at risk.

Furthermore, it is found that out of the various studies and research projects formulated
throughout the entire period, only one has (implicitly) adopted marketing elements in plan
formulation, namely the one formulated by the Laboratory of Spatial Planning and Urban
Development of the National Technical University of Athens, within which the EXPO scenario
was included. In this scenario, besides promotion, which can be identified even in primitive forms
of marketing (such as pseudo marketing), all other three elements of the city marketing mix were
identified; spatial/organizational/financial measures. As for planning strategies, the diversification
strategy was adopted within the framework of the city marketing process. New sets of services
were proposed for new targeted markets. There is also strong evidence that market segmentation
was also performed in the form of concentrated marketing. Finally, an incomplete form of
product positioning took place through an attempt to commodify the area by transforming it into
an exhibition site; however no relations were established with regard to the existing competition.

All in all, the Hellinikon case provides an excellent opportunity for applying city marketing
principles in practice, especially principles deriving from the Dutch-German approach that could
match supply and demand not for the purpose of profit making but for achieving wider
developmental objectives (including environmental protection and consensus building). It seems
however, that the cacophony stemming from the involvement of various stakeholders who
compete with each other to further their own personal agenda will pose a serious threat to ever
implementing the long awaited redevelopment.
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