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In summing up it can be said that the existing situation in the realm
of land legislation does not meet the actual needs regarding land expro-
priation for public uses. The needs are undoubtedly exceeding by far those
40% provided by the law; it also seems obvious that the local authorities
are in no position to pay for those expropriated lands exceeding the 40%,
and for which the full value of land has to be paid.

It turns out that it is to the planning authorities to prepare, in duc
course, a draft amendment to the existing law, which will take into con-
sideration both present and anticipated developments in the realm of urban
planning and will provide the state with an amended practical and applicable
law. It will seem becoming, inter alia, that this new law will not determine
a uniform rate of expropriation for public uses without consideration but
will rather be based on a variable rate in accordance with parameters such
as density of population, type of area and neighbourhood and popula-
tion mix.
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This law lacks in two major respects. First of all it provides a uniform
rate of expropriations, regardless of the specific regional conditions such as
its characteristic density of populations, its population mix, the character
of the neighbourhood etc. Secondly, the actual facts indicate that the rate
of 40% is relatively low and cannot, therefore, meet the basic requirements
in the realms of welfare of the population and economic development.

Following are several examples relating to the development towns in
the Southern regions of Israel. According to a specified urban plan, con-
cerning an area of 460 dunam in Beer-Sheva (comprising 2,612 housing
units), 35.2% were allocated for open public areas and 27.5% for roads
and parking lots. The allocations for public use have thus amounted to a
sum total of 62.7% of the overall area, i.e. a rate by far exceeding those
40% provided by the Planning and Building Act regarding expropriations
without consideration.

The allocations for public use exeed the rate provided
by the law

Similarly it turned out that out of a building area of 105 dunam in
Dimona, 62.2% have been allocated for public use.

There were also cases in which the rate of allocations for public uses
was lower. And so, for instance, out of an area of 310 dunams in Ofakim,
47% were allocated for various public needs; and in Arad, out of 138
dunam — 44.4%. Yet it seems that in all cases that were examined, the
rate of allocations for public needs was substantially higher than the rate
of 40% provided by the law regarding expropriations without consideration.

Similar conclusions may also be drawn from the analysis of data and
quotas brought forward in the survey “Public Areas in Urban Planning”
by D. Ben-Elul and S. Yavin. When examining the calculations included
in this book with reference to a town of 30,000 inhabitants (8,250 housing
units), it seems clear that according to the density of 6.5 housing units per
dunam (gross, the allocations for public use, including roads, amounts
to 56.5% of the overall building area; while according to a density of 6.0
housing units per dunam, the allocations amount to 52.9% of the overall
area. Here too it seems clear that the rates considerably exceed the rate
of 40% provided by the law.
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the low level of technology, the production (= consumption) center can be
casily duplicated in the farming area. In cash (modern) farming communi-
ties, on the other hand, such facilities are very expensive to construct and
cannot be duplicated easily. This is the reason why once a new move is
eventually made, it is a permanent one from the very beginning, and does
not involve a long process of evolution as the “subsistence process” does.
Finally, the very fact that production and consumption coincide in the
same settlement in the subsistence economy, provides a strong motivation
for saving on transportation within this closed economic system, while in
a cash economy the costs of transportation within the farm involves only
a small proportion of the total costs.

YEHUDA ZIV Land Expropriation
for Public uses

The lIsraeli law provides a uniform rate of expro-
priations, regardless of the specific regional con-
ditions ®©®

The rate of 40% is relatively low and cannot meet
the basic requirements in the realms of welfare of

the population and economic development © @

The Israeli law provides that every local authority is entitled to ex-
propriate for public services (i.E. health and education institutions, parks,

grounds for sports and recreation, etc.) 40% of the municipal areas without
any due consideration. ’
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Dr. DAVID GROSSMAN The Establishment
of Off-shot Villages

The establishment of off-shoot settlements among the Arab farmers of
Palestine is a well-documented phenomena. Most writers, however, relate
the diffusion patterns of the rural population to questions of security menace,
and go so for as to note that this “Palestinian case” of population diffusion
is unlike the settlement processes carried out under parallel agricultural
conditions in other parts of the world. In this article it is argued that the
settlement patterns observed in Samaria and he Sharon Plains were only
partly influenced by security factors, and that agricultural and other econo-
mic factors usually connected with subsistence agriculture were the main
contributing causes of Arab settlement diffusion. At the beginning of the
twentieth century a fairly high correlation has been documented between
population distribution and the distributional pattern of potential agricul-
tural resources needed for a rain-fed subsistence economy. Since the sandy
Hamra soils of the Sharon were considered to be of very low value, they
were neglected by Arab farmers, and even the rocky areas in the northern
and western section of Samaria were considered to have a higher value for
farming than the sandy Sharon soils. .

The DPalestinian Arab settlement process is, therefore, not different
from that experienced by other farming communities under conditions of
increasing land pressure. Two parallel processes are known — one involving
shepherds who convert their temporary shelters into permanent houses, the
other involving farmers who convert their seasonal farm huts into solid,
permanent houses. This slow transition from temporary to permanent homes
is typical of subsistence economy because transport is expensive. Furthere-
more, since consumption and production facilities are simple, ‘because of
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illustrative. The researcher Y. Kohar, divided 156 countries into 4 cate-
gories according to 4 levels of development, the criterion for categorization
being the amount of electricity production per capita. The lowest category
included 49 countries, the second level — 50 countries, the third level
category — 30 countries (Israel included). The comparison shows that
the total area of cultivated agricultural land — excluding natural pasture
areas — amounted, in Israel, in 1960, to 20% of the total land area of
Israel, whereas in the category of developed countries, in which Israel is
included, as mentioned above, the average proportion of tilled land is only
10%. The proportion of cultivated land in the Mediterranean area as a
whole is only 7%.

Examining the data in relation to 60 countries, divided, into three
categories of levels of development (low, medium and high), leads to the
following conclusions: The average number of country inhabitants per
1 square kilometer of cultivated area totalled, in the category of countries
of a low level of development to 294, in the category of countries of a
medium level of development to 138 and in the category of the. countries
of a high level of development fo 140.

The corresponding rate was in Israel 116, and it was therefore similar
to that in the countries of high or medium level of development.

As to the average number of agricultural workers (males only) per 1
kilometer of cultivated area, the data are as follows : 50.4 in countries of
low level of development, 242 in countries of medium level of development
and 22.5 in countries of high level of development. In Israel the correspond-
ing rate was 18.9, i.e. similar to that of the developed countries.
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have considerably succeeded in increasing the amount of agricultural land.

The developments which have occured in Israel are characteristic™to
this aspect of the relation between population and land. Examination of
the data shows that in 1950 the density of rural population per 100G
dunams amounted to 72.4 persons, which rate has rapidly increased to
115.8 in 1960. Yet this increase in the density of rural population was
curbed in the sixteens: the average rate of rural population per 1000
dunam of agricultural land was 126.3 in 1970, while in 1975 it decreased
to 112.7.

This dedrease on the density of population was caused by several
factors :

a. The increase of rural population in Israel has been curbed ever
since 1960’s.

b. Remarkable changes have occured in the economic structure of
the village which were primarily manifested by the increasing
weight of non-agricultural sources of employment. Rural popula-
tion today requires therefore less agricultural land than it did in
the past.”

c. The rapid expansion of the irrigation system has also diminished
the need for land.

The density of rural population rapidly increases

Israel represents, however, an.extraordinary situation within the devel-
oping countries, in which the density of rural population rapidly increases.
This process usually results in stagnation and even in a steep fall in the
standard of living.

It is also interesting to examine the data regardiny the relation between
the number of employed in agriculture and the amount of agricultural
land in Israel. Whereas the average number of employed (males only)
in agriculture totalled, in 1950, 21.8 per 1000 dunam of agricultural land,
this rate decreased to 14.1 in 1975. This development is the result of the
considerable increase of labour productivity in the agricultural branch.
Another fact is noteworthy: whereas in 1950 one agricultural worker (male
and female) produced the agricultural products needed for 14 people,
such a worker provides today, on the same unit of tilled land, agricultural
products which suffice for 42 people.

The comparison in this- respect between Israel and other countries is
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Dr. ARIE SHESKIN The Relation
between Population and Land

and the Economic

Development

If the supply of agricultural land lags behind the
population increase, the density per agricultural land
unit is increased, which means that poverty and
misery are increased in the rural sector @ ®

Israel represents an extraordinary situation within
the developing countries, in which the density of
rural population rapidly increases. This development
is the result of the considerable increase of labour
productivity in the agricultural branch @ ®

Whereas in the past it was customary to measure the development
level of countries by means of economic indexes such as the Gross National
Product per capita, the volume of industrial productions and the structure
‘of employment — the recent tendency, which has been increasingly indi-
cated in the wake of food crisis, is to take also in consideration indications
from the field of agriculture. The reference is made, inter alia, to indicators
relating to the relation between the amount of population in a given
country, and the area of agricultural cultivated land available in that
country.

It should be pointed out here that if the supply of agricultural land
lags behind the population increase, the density per agricultural land unit
is increased, which usually means that poverty and misery are increased in
the rural sector. Such is indeed the situation in the underdeveloped countries.

On the other hand, in the industrialized countries there is a tendency
of decrease in the density rate of rural population, both because of the
rapid decrease of rural population in these countries, and because they
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The monovalent homogenity of the information collected according
to the parcelled plots, will enable to locate, without any difficulty, the
quantity and site of the land, which will meet any combination of require-
ments.

Following is a scheme of the stages of the data processing :

1. Reception of information from the collection system and its input
in the computer.

2. Preparing an offprint in which all information will appear in
geographical order.

3. Distribution of a table of variables and of classification tests among
all potential users.

Centralization of “requests” for data retreival.

5. Setting up a system of computer processing in order to retreive
data in connection with requirements.

Data running and information retreival.

Presenting the information and distributing it to users in the form
of a system of tables, data and maps.

In summation it has to be pointed out that two approaches may be
applicable for centralizing land information. The first approach maintains
the establishing of a national center for land data processing, which will
enter the data directly from the cards of the various information suppliers.

Such an approach obviously requires work by uniform patterns in all
sectors dealing with land, adjustment of definitions as well as a maximum
coordination between numerous and vdrious bodies. These, of course, are
tasks however hard to carry out under the existing circumstances.

The second alternative approach is the setting up of a land data
bank by an independent body. Such a body will not suffice in collecting
and processing data from sources of existing data suppliers, but will initiate
the collecting of useful information by means of surveys and processing
of raw data and will carry out all other activities involved in the establishing
of such a data bank and in its operation.
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the other in areas which represent the marginal — urban-rural perimeter
of the metropolis in Petah-Tikva.

The object of the research was to recommend the establishing of an
“open system” of land information which will be able to meet, simul-
taneously, a variety of requirements of numerous users. This requires a
technique of collecting and processing of data which enables on thé one
hand to store information relating to land reserves at large, and on the
other hand enables to retreive specific information according to this or
that particular requirement.

In this whole system special emphasis has been put on the common
denominator of all potential users. i.e. the condition of the land from the
aspect of possible urban development. This in order to supply information
on two major levels: First of all, the level of making decisions for a long
and medium range (development plans, master plans and land-use plan
etc.), where data relating to larger areas are required. Secondly, the
operative level of implementation of projects, which requires detailed and
up to date information relating to the conditions of the smallest possible
land unit likely to be developed.

The major tasks of collecting data

The elementary unit that is recommended for collecting data is the
parcelled block which is also the basic land unit for registration and assess-
ment purposes, to be identified in the land registrar and on detailed maps.
The major tasks included in this stage of collecting data will mainly
comprise the following :

a) Forming a complete inventory of quantitative and graphic data
on land within a uniform framework. These data will be provided
by three major sources: field surveys, interpretations of aeriel
photographs as well as collecting and filtering of that information
which is today spread out in various existing data banks.

b) Formalization of land data by a systematic use of a uniform system
of definitions and basic maps.

c) Setting up an inventory of land data simultaneously up-to-date
and bearing an idential date for various subjects and regions, as a
means for information integration so that as to enable a quick and
efficient retreival.

d) Forming a stock of land data in a uniform technical format, ready
for computer processing.
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N. DONSKI Land Reserves
in the Metropolitical District
of Tel-Aviv

(Towards Establishing a Land Data Bank in Israel)

There is an urgent need to establish a data bank,
which will serve as a basis for a proper development
policy ® ®

An independent body will initiate the collecting of
useful information by means of surveys and proces-
sing of raw data 9 '®

On grounds of the population increase and growing urbanization
processes by which Israel is characterized, there seems to be a rising need
in centralizing information on land which will serve as a basis for a proper
development policy. However the hindrance lies in so far as the existing
data on land are scattered among various and numerous bodies and the
information lacks completeness and uniformity. On the other hand, Israel
does not yet have a central storage bank on land information, such as the
Central Bureau of Statistics, which serves as a central information bank
on demographic, economic and social subjects.

The Land-use Research Institute of Israel has, in recent years, real-
ized that there is an urgent need to establish such a data bank, The institute
has for this purpose initiated the preliminary implementation of an initial
methodological research, in order to examine both the possibilities and
the difficuities involved, and to develop a basic principle approach which
will guide the collecting and processing of land data.

In this context of preliminary examination, there has been carried
out a full process of collecting and processing of land data, in two regions,
within the metropolitan area: The one in developed urban area in Jaffa;

51

2" ViR 'wintgl nYap DM pne (pn? nnmy. Dt 7D ©



Nevertheless, because of the Administrative Allocation System, the
Israeli Lands Administration sustained the principles limiting habitation in
public housing to elligible inhabitants.

In this manner price distortions were corrected. But the exclusiveness
of Public Housing to families needing assistance still persists and is a
hindering factor in achieving widespread social integration in those neigh-
borhoods.

In 1976 we tried to overcome this obstacle by publishing land tenders.
However, it became evident that developing neighborhood, in this manner
is cambersome and prolonged. Consequently the Israeli Lands Administration
debated the possibility of allocating land without tender but having the
price set by an assessor for the purpose of building to sell on the free market.

Today this arrangement effects development towns and the new neigh-
borhoods in Jerusalem. Today in those areas there exists a mobility of
different types of inhabitants, according to the principle of freedom to the
inhabitant in choosing his dwelling.

Summary

As yet, we still do not have a model of social integration in neigh-
borhoods as activated by administrative measures. However, in the past
few years several modifications have been made in the operating instru-
ments of public housing, which make integration feasable by granting to
the inhabitant freedom to choose his dwelling, while at the same time
improving the ‘financial capabilities of the less well-to-do inhabitant,

It is still early to evaluate this experiment. More years of exprrience
are needed for an in-depth examination. However, from an intuitive. im-
pression it is possible to say that the principles of the reform enacted in the
assistance programs for the purchase of apartment, are suitable to a similar
reform in the system of rental housing.

o
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Thus the one way traffic to the public housing was diverged, and
families needing assistance were given the option to select their place of
habitation according to their circumstance, after receiving the assistance.
However, the road to public housing has not as yet been opened to the
general public.

Land Policy

According to the custom and procedure that existed till 1974: the
Israel Lands Administration allocated land to the Ministry of Housing
without tender at “table Preices”. The Israel Lands Adminstration allocated
lands at the same terms to builders recommended by the Ministry of Housing.

These lands were allocated solely for the construction of Public Housing
according to standards determined by the Ministry of Housing, and only
those recognized as elligible by the Ministry were permitted to purchase an
apartment from within this framework.

There were important implications to this arrangement of allocating
land. The first was that the allocation was executed without tender. The
second was the price of the land as given by the “Table Prices”, namely
subsidized prices. The subsidy granted to the eligible inhabitant by the
artificial lowering of land prices fell into line with the general system,
according to which the subsidy to the eligible inhabitant is given by means
of the commodity and not in a direct manner.

This system of subsidy has several disadvantages, I'll note two. of them.
It discourages the trend toward dispersion of population for it grants
preferance in subsidy to the inhabitants of those areas in which the real
value of the land is relatively high — namely — the central region of the
country.

This system also encourages land waste, when the price facing the
developed and inhabitant is considerably lower than the real price.

Beginning in 1974 according to an agreement among the Ministries
of Finance, Housing, and the Israel Lands Administration, a gradual process
was begun by which the real unsubsidized price of the land was set. The
subsidy system of the apartment prices became open, through the national
budget, and was granted according to erite of dispension of population.

As a result of this reform, which was implemented in stages, and
which is today fully operative, lands in the central region became more
expensive by adjusting them to the real price; whereas in development
towns a system of standing loans was activated.
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Up until the end of 1974 the assistance to these groups was linked
to-the realization of the assistance by dwelling in an apartment built within
the framework of public housing. The implication being, that one eligible
to assistance was the potential inhabitant within the framework of public
housing.

\ This method of assistance that linked the inhabitant to a specific
geographic location created concentrations of “eligible” inhabitants, namely
concentrations of a population of a relatively low socio-economic level and

in most cases with low cultural norms of dwelling behavior.

Thus in the 50’s and 60’s undesirable homogeneous neighborhoods
were created in the “Olim towns” and in the public housing neighborhoods;
neighborhoods of this type are today undergoing rehabilitation. It should
be pointed out that as all generalizations this one is also incorrect.

In a majority of the neighborhoods, the cultural norms of dwelling
behavior have been considerably improved by -educational programs. The
general economic situation in the country changed the economic conditions
of the inhabitants and the neighborhoods passed the take-off point.

Attempts at integration by the selling of apartments to savers in the
“Mifal Hisachon L’Binyan” schema and proper allocation of “Olm” to
dwellings contributes to an improvement in this area. But even these positive
points are not sufficient so as to lessen the criticism. leveled as the indirect
method of assistance by means of an apartment.

At the end of 1974 a reform took place in the method of assistance
to inhabitants. The assistance was determined according to a set of social
and geographical criteria. Within the framework of the new program a
potential inhabitant determined as “eligible” may implement the terms
of his eligibility in any location that he chooses.

He may receive the mortgage due to him whether he purchases an
apartment from the private market, second hand or from within. the frame-
work of public housing. The location of the purchase does not influence
the terms of assistance. This is the application of the principle — assistance
to the needy rather than to the commodity.

Indeed, it turned out that inhabitants utilized their freedom of choice
in selecting their dwelling. A considerable number from those eligible prefare
to purchase apartments outside the framework of public housing. Thus
an instrument was created with a potential -for distributing the assistance-
needing . population to different neighborhood, old or new, established
more or less. o

54

2" VR 'wintgl D' NIYTa N 1pn? nnmy. Dt 7 ©



neighborhood demands special education and even then success is not a
certainty.

In any case the mechanism of integration is not feasable within the
context of the neighborhood. The situation is much the same as far as
the development of other services are concerned such as Health and
Caulture.

The cconomic data, the level of the norms of dwelling behavior and
the poor participation of the inhabitants in the public facilities of the
neighborhood will bring about its decline. A decline that manifests itself
in the physical deterioration of the neighborhood infra-stracture. The level
of satisfaction from the dwelling area by the residents in such cases is
generally low.

As beforesaid, there is an agreement between researchers concerning
the scenefio of the development of homogeneous neighborhoods in the
extreme cases described. Opinions are divided when the subject matter
is the model of the integrated neighborhood. A number of creating integrated
neighborhoods is a failure. In certain cases tension developed among groups,
causing social problems and ultimately dissatisfaction. Other studies point
to success in this area. Of course the term “intergraetd ncighborhood” i
too general and superficial as to form a basis for a discussion in depth
about this subject.

We'll take for granted the assumptlon that it is normative in nature
and according to which there is an optimal model. In this model, so we
assume, the general welfare is higher than in the segregated homogéneous
neighborhoods. The purpose of this study is to test whether the tools of
policy that we employ make integration feasable in the’ nelghborhood or
whether they are so constructed that to begin with the desired integration
is hindered.

Housing Assistance Programs

The public Housing Assistance programs in Isracl have been directed
toward achieving the following goals in the area of social welfare :

® o provide for “Olim” arriving in Israel, especially those from
under developed countries,

‘® to rehabilitate (from the point of view of housing) families living
in overcrowded conditions or in below standard housing,

® to assist young couples in solving housing problems, - - = - "
® to take care of the housing problems of the olderly.
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DAVID WAINSHAL Social Aspects
of Public Ho.using

The method of assistance that linked the inhabitant
to a specific geographic location created concen-
trations of “eligible” inhabitants of a relitively Low
socio-economic level and in most cases with low
cultural norms of dwelling behavior @ ®

Within the framework of the new program of
assistance to inhabitants, a potential inhabitant
determined as “‘eligible” may implement the terms of
his eligibility in any location that he chooses ® ®

The Problem

One of the problems facing planners and housing policy makers is
that of the fusion of populations having different ethnic characteristics
and various socio-economic levels in the neighbordhood. The possibility for
this type of integration makes housing into a powerful mechanism that
offers the opportunity for attaining social goals.

Researchers tend to agree that homogeneous neighborhood residents
who display an awareness for the environment, good cultural norms of
dwelling behavoir are undeveloped, may deteriorate from the point of view
quality of habitation that usually brings about satisfaction to the residents
from their dwelling.

As opposed to this, homogeneous ncxghborhoods whose inhabitants
are at a relatively low socio-economic level and whose cultural norms of
dwelling behavior are undevelopes, may deteriorate from the point of view
of quality of life into a neighborhood in need of rehabilitation.

This condition is more obvious in neighborhoods that are isolated from
the rest of the cities activity zones because of accessibility. In these neigh-
borhods the commercial services deteriorate, for the low buying power
of the inhabitants is insufficient for the maintaining of these services at an
adequate level. The improvements in the educational system of much a
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