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LIST OF RESEARCH PAPERS PUBLISHED
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“Patterns of Land Use and Land Tenure in lIsrael”, by: Dr. H.
Darin-Drabkin, S. Zarchi, and A. Poznanski (in English).
“Survey of Land Reserves in the Metropolitan Region of Tel-
Aviv (Rehovot, Kfar Saba)”, by: Nachum Dunsky (in Hebrew).
“The Influence of Taxes on Registration of Land Rights” — in
collaboration with the Institute for Research of Legislation and
Comparative Law, Faculty of Law, Hebrew University of Jeru-
salem — by: Dr. David A. Frankel; directed and edited by:
Prof. I. Weisman (in Hebrew).
“The Influence of Taxation on the Land Market and Land Use”,
by: S. Zarchi (in Hebrew).
“The Land Regime in Africa and its Influence on the Process
of Economic Growth” — in collaboration with the David Horo-
witz Institute for Research of Developing Countries, Tel Aviv
University — by: Dr. S. Pohorelis, Dr. A. Shaskin (in Hebrew).
“Changes in Land Policy in European Countries and their Im-
plications for Israel”, by: Dr. H. Darin-Drabkin (in Hebrew).
“Changes Appearing in Rural Land Use as a Result of the Spread
of Built-up Areas” — with the aid of the Land Use Research
Institute — by: Dov Gavish (in ‘Hebrew).
“The Land Element in the Price of Flats”, by: Dr. Daniel Shefer
and Mira Baron (in Hebrew).
“The Policy of Land Supply by Public Authorities in Holland
The Amsterdam Experience)”, by: Dr. H. Darin-Drabkin (in
Hebrew).
“Land Registry Procedures for Housing”, by: A. Poznanski (in
Hebrew).
Survey of Land Resources in the Metropolitan Region of Tel Aviv
(preliminary test).

LIST OF PUBLICATIONS OF THE LAND POLICY
DISCUSSIONS GROUP -

. The Development of Land Prices and Land Policy”, (in Hebrew;

(English synopsis).
“Law and Urbanization”, (in Hebrew; English synopsis).
“Condominium Problems”, (in Hebrew only; 3 parts).

. “Compulsory Acquisition of Land for Public Purposes”, (in Hebrew

only).
“Land Policy”, (in Hebrew only; 4 parts).
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of land at Rishon LeZion and Netanya, and indeed one of these towns
could easily accommodate half a million inhabitants without any need
to convert agricultural land or to build at too great a density.

The population is not expanding

Another- planning failure: in Israel the vast majority are anxious
to live in the coastal zone — on the Mediterranean shore, abandoning
the development towns built in the North, the South and the Jerusalem
area. The population of these towns is not expanding or developing at
the required pace for a variety of reasons, such as the inadequate standard
of education provided (which in turn is due to the reluctance of the
better teachers to move out to the development towns), the lag in develop-
ment of the infrastructure and essential community services, and the
inadequate choice of jobs available.

Such planning failure are not to be found in Israel alone. The
lectures at the symposium pointed out the many planning failures there
had been in other countries. This was expressed by Professor N. Lichfield,
Golani, Rose and others.

Some of the lectures outlined new breakthroughs in their addresses.
Of particular interest was the address of Professor Denderi on the
Development Legislation in Italy.

New ideas were also expressed by several lecturers who spoke on
the social and community-oriented approach to problems of physical
planning (Professor Raanan Weitz, the architect S. Shaked, Prof. Rapkin
and Dr. Borochov).
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YAAKOV BEN-SIRA International
Symposium
in Tel Aviv

The international symposium held in December 1977 on the subject
of physical planning was interesting and impressive. Forty lecturers from
Israel and abroad participated, the subjects discussed ranging from re-
gional and urban planning to evaluation of land uses, new attitudes to
residential housing construction ad the social and psychological aspects
or urban planning and housing.

The scheduled programme itself was impressive, but the symposium
also offered the participants an opportunity to get a new perspective on
their work, leading in many cases to rather disappointing conclusions.
Looking back on 40-50 years of urban planning in this country, from
the time of the British mandagte through the period of the State, one can
only feel frustration at the many planning fiascos.

For example there are the many high-rise apartment buildings
constructed in the past two decades in Israel’s towns, placed in too great
proximity leaving insufficient space for gardens, parks, playgrounds,
sports fields squares or recreation space for the elderly. As against this,
a relatively large number of sites have been taken over by shops, scme
with proper parking arrangements and many others — with parking
in the road or on the pavement.

Some Planning Failures

Another sevious failure may be seen in the conversion of good
agricultural land in the vicinity of the towns into building sites. This
applies particularly to Kiriat Ono, Ramat Hasharon, Rishon leZion and
Netanya. Many people will recall the 400-dunam orange grove at Kiriat
Ono that was neglected and abandoned, and has now been turned into
building land.

At Rishon LeZion and Netania too, entire citrus groves were
neglected and finally uprooted, the land being parcelled up for building
sites. Yet all this could have been avoided. For after all there is plenty
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of families of Afro-Asian origin. Consequently, it is evident that ethnic
origin has a significant ecological aspect.

In conclusion, it was found that in the population distribu-
tion in the metropolitan area of Tel Aviv, a high level of regionai
differentiation was evident, dependent on both socio-economic
level and family size. A comperison with other countries showed
that these patterns of differentiation were similar to those in
many towns in countries of the West.

Promoting the Merging of Different Popuiation

This development is something of a disappointment, in light of the
declared policy of the government and local authorities in Israel to prevent
regional differentiation and to encourage the social integration of dif-
ferent population groups.

One of the ways in which it was hoped to promote this policy was
by adopting a housing policy one of whose criteria was to promote the
merging of different population groups and ethnic categories.

However, the success of this policy of integration has been very
limited. Research carried out in various neighbourhoods of the Tel Aviv
metropolitan region shows that neighbourhoods built by the government
and inhabited at first by a population of mixed origin, became more
homogeneous over the years in terms of the composition of the population.
This is because the better off, and the persons working in the liberal
professions, tended to move out to better neighbourhoods.

This mobility caused increasing ethnic uniformity in these neigh-
bourhoods. Families of European origin tended to move out to neigh-
bourhood of a higher standard more quickly than families of Asian and
African origin.

The conclusion to which one is led is that while the govern-
ment’s declared policy was one of encouraging social integra-
tion, the measures taken to encourage such integration were
not particularly effective.
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groups belonging different socio-economic groups tend to congregate
in separate areas and that the definition of each area becomes an estab-
lished fact. These separate areas are as follows :
1. the Northern part of Tel Aviv, where the population is of a
high socio-economic class; .

2. the southern section of Tel Aviv, including Jaffo, where a lower
socio-economic class has congregated, with poor housing con-
ditions and all that this implies;

3. the satellite towns south of Tel Aviv (Bat-Yam and Holon),
with mainly a middle and lower-middle class population;

4. the satellitc‘ towns east of Tel Aviv (Ramat Gan, Givataim.
Bnei Braq) where the population on the whole is of a slightly
lower stratum than in North Tel Aviv.

A tendency to congregate in separate areas

When the population has classified into groups according to family
size and way of life, it was found that such groups tend to congregate
in separate areas virtually constituting concentric circles with their mid-
point at Dizengoff Square in central Tel Aviv.

In the vicinity of Dizengoff Square, the small family childless or
with only one child — is predominant, but the greater the distance
from Dizengoff, the larger the average family tends to while the average
age of the population tends to drop.

As to the influence of ethnic origin, unlike the situation in many
large cities in Western countries, no tendency was discerned in the metro-
politan area of Tel Aviv separate areas to be formed on the basis of
common ethnic affiliation.

However a signification correlation was found between the proportion
of families of Asian and African origin and the following basic variables:
socio-economic status, family size and density of dwelling. Families of
Asian and African origin tend to be large.

There is a high correlation between heads of families of African or
Asian origin and high housing density.

It was also found that in neighbourhoods with a high concentration
of persons of lower economic status, there was a high proportion of heads

47

"7 Vi Wiyl DY DA RN (1pn? nnmy nerpt ' ©



The Social Ecology
of the Metropolitan Area
of Tel Aviv

P S S N A

In neighbourhoods with a high concentration
of persons of lower economic status, there
was a high proportion of heads of families
of Afro-Asian origin. Consequently it is
evident that ethnic origin has a significant
ecological aspect @ @

. ‘An interesting research paper on the social ecology of the metro-
politan area of Tel Aviv was recently published by the Urban and Re-
gional Studies Centre of Tel Aviv University, written by Eliahu Bo-
rochov, Yona Ginzberg and Alia Werzberger. The area referred to in
the research includes six towns in the Dan region as well as Tel Aviv
itself: Bat Yam, Holon, Givataim, Ramat Gan, Bnei Brak and Petah
Tikva.

The research is based on data obtained in the population and housing
Census of 1972, and the results to the elections to the Knesset at the
end of 1973, The method adopted was of factors analysis, and for the
purpose of the analysis 19 variables were used, categorized according
to the following seven groups :

a. the age composition of the population; b. ethnic character-
istics; c. size of family and other family characteristics; d. hous-
ing conditions; e. Number of years of residence in neighbour-
hood; f. socio-economic status (which includes level of educa-
tion, income level, percentage of population owning private car,
and percentage of white-collar workers among given popula-
tion); g. political and religious behaviour.

One of the important findings of the research was that population
-48
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One of the important findings of the research
was that population groups belonging to dif-
ferent socio-economic groups tend to con-
gregate in separate areas and that the defini-
tion of each area becomes an established
fact @ @

the population of the district. The authors of the survey show that
the quarrying of 5,000 cubic metres of marble, with all the stages of
transportation, processing and marketing, can ensure an additional 80-100
jobs for development zones.

One may conclude that development of the marble industry
may, in the course of the coming years, provide several hundred
new job opportunities in the country’s development regions,
while in the longer range of 5-10 years, development of this
industry could provide several thousand new places of work
in the regions.
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could make a valuable contribution to the advancement of the Israeli
economy, for two principal reasons : -

First, Israel would be able to develop relatively large-scale exports
of marble and marble products. The demand for this product has in-
creased considerably in recent years in world markets, including the
advanced countries. Italy for example, has in recent years been exporting
marble (at different stages of processing) to the value of $ 1,250 million
annually.

Israel too could export marble on a substantial scale. The researchers
arrive at a forecast according to which Israel, at the first stage (i.e. after
three years) could export 20,000,000 c.m. of marble annually which is
equivalent to exports worth § 12.6 million. In the long range, or 5-10
years, Israel’s marble exports could be increased to the value of $ 50 to 100
million annually.

The main markets for exporting marble and its products are the
European countries, the United States and the Far East.

Secondly, the development of this industry could make a substantial
contribution to the economic consolidation of of the country’s development
zones.

Economic encouragement for industrial villages

It is becoming increasingly acknowledged that the country’s develop-
ment zones will have to rely to a growing extent on industry as their
prime economic activity, since the potential for agricultural development
in these areas is strictly limited.

The plans for the economic advancement of the development zones
are based on establishment of industrial villages and regional industrial
centres, and in this connection, the location of the geological marble
resources in the development areas — in Upper and Lower Galilee,
in the Um-el-Fahm hills, and in the Northern and Southern Negev — is.
of particular importance.

Industrial villages can be set up in the vicinity of the marble strata,
basing their economy mainly on production of marble products.

At the regional industrial centres planned for the development zones,
marble processing plants can be established to provide employment for
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Survey of the Marble Strata
in Israel

Industrial villages can be set up in the vicinity
of the marble strata, basing their economy
mainly on production of marble products @

Development of the marble industry may, in
the course of the coming years, provide se-
veral hundred new job opportunities in the
country’s development regions, while in the
longer range of 5—10 years, development of
this industry could provide several thousand
new places of work in these regions ® @

An important contribution to research of Israel’s natural resources
is contained in the survey on “The Marble Industry of Israel”, which was
recently published by the Israel Land Authority, and was written by
Y. Cohen, S. Giller and Z. Ziv.

The data contained in the survey show that the country’s potential
of marble of all kinds is app. 189,000,000 cubic meter, which in its
original state of crude blocks, is valued at $ 10 billion. The marble strata
of the country are concentrated in two principal areas :

a. the Galilee region, where rich strata of marble are present
at various locations, including Kiriat Shmona, Hurfeish,
Peki’'in, Mr. Me'uneh etc.

b. The Negev region, where marble strata are present at Mishor
Hava, the Timna crater, the Arad vicinity ete.

Substantial marble resources are also to be found in the administered
territories, with particularly rich strata in the Hebron district.

The authors of the survey stress that development of these resources
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landlord, but receiving a wholl or partial refund from the
National Insurance.

e. It is important to preserve the principle of keeping rent per
room linked to a specific price index in order to preserve the
value of the currency.

The subject of rents of business premises however should be treated
in an entirely different manner. This is because a business can write off
rents as expenditures set against profits, in its dealings with the Income
Tax authorities. Today there are eleven categories of businesses exempt
from rent protection, and more categories of businesses should be free of
such protection.

An alternative possibility — to release all business premises from
rent protection but to determine a new rent according to a permanent,
relatively low, rate, such as 6% annually of the free market value of ‘the

property.

We would like to stress however, that tenants protection
against eviction should be maintained, even for business pre-
mises, provided that the tenant keeps up regular payments of
the rent as determined either in a contract or as a result of a
legal hearing.
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dated, or even actually anachronistic. Yet these amendments were not
introduced in a systematic or consistent manner, but rather in patchwork
style. As a result, the system as it stands today is extremely clumsy and
complicated, weighed down by many absurdities. Consequently a funda-
mental revision of the entire law is urgently needed. It should be based
on three main principles :

1. the principle of uniformity; 2. the principle of stability;
3. the principle of equity. The Minister of Housing and Planning
has appointed a special committee to examine the entire issue
of the tenants’ protection law and put forward proposals for a
solution to the problem.

Distinction between apartments for residential purposes
and business premises

It would appear to us that, in order to find a solution, one must
distinguish first of all between apartments for residential purposes and
business premises. For residential premises, the level of rents may be
determined, inter alia, in the following ways :

a. It is possible, for example, from tmie to time to determine a
uniform level throughout the country as the monthly rent per
room. This could be modified by determining reductions on this
uniform sum in respect of criteria of the location of the apart-
ment, the state of the rented property or the social situation
of the tenant. The monthly rent per room could be set at let us
say, IL. 200.— nevertheless in a town of lower than
average standard, a 20% discount could be granted to tenants.

b. An alternative possibility — to determine a set rent per room
for each separate region, thus avoiding the necessity of deter-
mining discounts.

c. There is also the possibility of determining points for exemption
of income tax related to rent payment of protected flats. In
this way the tenant would be eligible for tax deductions similar
to the system applied to fares to work.

d. Another possibility to be considered is the granting of tax deduc-
tions for tenants suffering from economic or social hardship.
This could be achieved by his paying the regular rent to the
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DAN MARGOLIOT, Adv. Proposals
for Improvements

and Amendments
to the Tenants’ Protection Law

There are two principal components to the
tenants’ protection law: first, the law is in-
tended to determine a rent ceiling, with the
purpose of curbing the upward trend of
rents ® @

The second, the law is intended to protect
the tenant against eviction: a protected
tenant cannot be evicted from a flat without
a legal hearing of the case @ @

The “Tenants” Protection Law’, which applies to a large proportion
of the rented flats in Israel, was first enacted in its original form in the
forties, under the British mandate. The background to this legislation
may be found in the grave housing shortage at that time, and in the
need to introduce rent control in order to prevent unrestrained increases
in the sums demanded by landlords.

There are two principal components to the tenants’ protection law:
first, the law is intended to determine a rent ceiling, with the purpose
of curbing the upward trend of rents. And secondly, the law is intended
to protect the tenant against eviction: a protected tenant cannot be
evicted from a flat without a legal hearing of the case.

In the course of the years many amendments have been enacted
to the tenants’ protection law, some of whose clauses have become out-
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Prof. EZRA SADAN State 0wnership’
the Settlers’ ”Estates”
and Nominal Rents

Most of Israel’s arable land is State-owned. Land parcels have been
allotted to permanent settlers under a lease (or arrangements approxi-
mating a lease) which is long-term, renewable, inheritable, and, under
certain conditions transferable. Rents paid by permanent settlers have
been nominal. Under these circumstances the priviliges of the owner

(i.e. the State, or in the prestatehood era the Jewish National Fund)
were limited.

This has been done purposely and the settlers’ plots have been
consistently referred to as the “settlers’ estates.” Nevertheless, the State
reserved the right to restrict settlers from subdividing or consolidating plots.
Insofar as the land allotments were indivisible, the rent charged on State-
owned land did-not affect utilization.

Settlers allocated this factor of production in accord with its shadow-
price which differed from one plot to another. In principle, the rent
charged by the State on an indivisible plot could either exceed or fall
short of the respective shadow price.

Within the framework just described, a change from nominal rents
to real charges is equivalent to the assessment of a (neutral) tax on being
a settler. It does not amount to a full fledged reform if it is intended to
affect productivity. In other words, it cannot be “justified” in terms of
economic efficiency. In view of the ambivalent definition of State owner-
ship (or the settler’s estate), moral justification seems equality lacking.

59

"7 Vi Wiyl DY DA RN (1pn? nnmy nerpt ' ©



TABLE OF CONTENTS

State Ownership, the Settlers' “Etates”
and Nominal Rents 59 Prof. Ezra Sadan

Population, Distribution and
Land Reserves '58 Meir Garon

Proposals for Improvements in the

Tenants’ Protection Law 54 Dan Margaliot
Survey of the Marble strata in Israel 51
The Social Ecology of the Metropolitan
Area of Tel-Aviv 48
International Symposium in Tel-Aviv 45 Yaacov Ben-Sira
List of Research Papers Published
by the Institute 43
Ca
356

"7 Vi Wiyl DY DA RN (1pn? nnmy nerpt ' ©



"KARKA™ — Published by the Land-Use Research Institute

Jerusalem, Hamelech George str. 43, P.O.B. 7816, Tel. 66828.
Editorial Office: Tel-Aviv, Shapira str. 11, P.O.B. 11380, Tel. 286763.
Editor : A. Poznanski

Editorial Board : Shimon Benshemesh, A. Poznanski

"7 Vi Wiyl DY DA RN (1pn? nnmy nerpt ' ©



15

karka

(LAND)

JOURNAL OF THE LAND-USE RESEARCH INSTITUTE
JERUSALEM, ISRAEL

AUGUST 1978



	דבר המערכת
	שימושי קרקע
	קרקע לאומית נחלת המתיישב  ודמי חכירה

	תפרוסת האוכלוסיה ועתודות קרקע


	חוק ומשפט
	הצעות לשיפורים ושינויים בחוק הגנת הדייר

	מחירים, הצע וביקוש
	התפתחות מחירי קרקע לאזורים בשנים 1977-1978

	הערות והשגות
	בשולי הסימפוזיון הבין לאומי

	ברחבי תבל
	הרכוש הפרטי בעולם המושגים האמריקאי

	בשדה מחקר
	ענף השיש בישראל
	האקולוגיה החברתית באזור המטרופולין של תל אביב

	מהחלטותיה של מועצת מקרקעי ישראל
	מפעולות המכון



