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Problems in the Application of a 'Growth Pole/Growth Center' Model of
Regional Development in Developing Countries - a Case Study of Bendel
State of Nigeria. Dr. Ighalo explains the reasons for the failure of urban industrial
centers and for their spread to rural areas. In his opinion, direct investment should
be made in rural areas, and the establishment of intermediate centers encouraged
on the rural periphery.

Meir Garon, director, Programs Division, Planning Administration, Ministry of
Interior, relates to Dr. Ighalo's article, examining the uses of the terms "growth
pole/growth center" in light of his own article on the "Conception of a ‘Growth
Area’ as a Developmental Base and Strategy” (in Ir Ve'Azor, 4.1.77. )

Advocate Shmuel Shamir brings to the publication a chapter in the history of
settlement, The Patrimonial Tract - A Broken Dream, which should interest
readers who avidly devour every detail on the historical redemption of the land,
comparing the dream of the past with the reality of today.

Engineer Stefan Buchler, geodesist and licensed surveyor, provides a progress
report on the recording of rural areas in the Land Registry, describing the work
of the Planning Center for Registering Land Stock in Rural Areas, which was
established in 1977. The center's aim is to see that the Land Registry lists
agricultural blocks embracing lands managed by the Israel Lands Administration.
Although the registration of such property is a lengthy process, it has been shown
that the work can be concluded by combining tens of thousands of parcels and
redistributing them into thousands of new parcels, this having been the major
obstacle in the process of registering agricultural land.

Mordechai Tanury, director of the Holdings and Registration Division of the
Israel Lands Administration, reports on the progress made on map preparation
for registration purposes. This follows the government's decision of 14.7.91 to
charge the Administration with the responsibility for registering, at the Land
Registry Office, all leasehold rights with respect to new construction on lands
managed by the Administration. The data presented in the review should interest
anyone aware of the backlog in registering urban property and all that this entails
in terms of the legal ownership rights of home buyers. According to the author,
who heads the operation on behalf of the Administration, there are, today, 200,000
housing units (others put the figure much higher - ed.), built since the establishment
of the state, for which owners' rights have not yet been registered at the Land
Registry Office.

The issue closes with the regular column of Activities of the Institute.
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reduce land prices in order to encourage residential construction, he contends, was
a serious departure from all previous decisions; moreover, the thesis that land
prices constitute a separate factor in, and decisive component of, the price of a
home, remains to be proven and is certainly not valid in development areas. Nor
has it been shown, in the author’s opinion, that the reductions given to contractors
and housing companies find expression in the ultimate price of a home.

The publication contains also the following articles:

Prof. Elisha Efrat surveys Land Reserves for Industrial Development, analyzing
the distribution of potential industrial areas in Israel of 1991, as sited by the
Israel Lands Administration, and noting their relationship to the population and
construction centers being established by the Housing Ministry today.

Prof. Arnon Sofer deems the Galilee Hilltop Settlements - a Decade Later to
have been a successful undertaking, showing fewer failures than originally
expected.

Prof. Roger L. Kemp, president of the Center for Strategic Planning in Clifton
{(New York State) and Jonathan D. Kemp, a researcher at the same center,
contributed an article on Cities in the Year 2,000, a New Planning Model. The
present article follows another by Prof. Roger Kemp, published in Karka 32,
September 1990: "Cities in the Year 2000: The Forces of Change". After surveying
various approaches to strategic planning, the article presents a general model of
strategic planning which may be useful to most public bodies. Special attention is
given to the phases of "program design" and "program implementation” because
of their overriding importance in the process of strategic planning.

Eliahu Babay, the former assistant director of the Israel Lands Administration
and head of the Bureau for Settling the Beduin in the Negev and in Galilee,
reviews The Eastern Negev and its Development Potential in View of Land
Availability, providing data on Beduin land ownership and arrangements in the
region, as well as background material. The dearth of studies on the Beduin and
their settlement, unique to Israel, demands further review and research.

Adi Zwickal, an economist and land assessor, argues in his article on Tax Planning
in Land Transactions, that precise knowledge and proper management of the
maze of laws and taxes can result in considerable savings, and landowners would
do well to familiarize themselves with the possibilities available to them in
tax planning,.

Dr. ].1. Ighalo, senior lecturer and head of the Estate Management Department
at Obafemi Awolowo University (Nigeria), writes for our publication about the
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EDITORIAL

The formulation and implementation of a land policy has a significant effect
on a country's development. For historical and geopolitical reasons, this question
is accorded prime importance in the State of Israel; and yet, to date, no university
boasts a department which would subject our land policy to systematic and scientific
scrutiny.

It is to be regretted, too, that so few researchers devote studies to a topic of
such vital national concern, and the new generation of investigators is therefore
not professionally trained in the theory of land policy and land use.

Furthermore, though land policy decisions are critical to the nation and the
state, there are no advance criteria, such as may be had from scientific data or
research, to enlighten and guide the decision-makers.

Land pricing, one of the basic components of land policy, recently generated a
good deal of attention in the media. The public had expected that the reduction
in the price of residential land would lead to a drop in the price of housing and an
increase in the supply of housing, so necessary to new immigrants, the homeless
and young couples. The media attention waned, however, following the publication
of decisions to offer discounts on, and even exemptions from, payments for land
managed by the Israel Lands Administration.

The impromptu nature of these decisions may well have irreparable
consequences for the state economy and the social fabric.

The current issue of Karka opens with three articles that may shed light on
the subject.

In his article on the inordinate influence of rising housing costs on the price
index, Prof. David Pines shows that in determining the consumer price index,
land is to be credited with a lower interest cost than buildings.

In a position paper entitled Will the Decision to Increase the Supply of Lower-
Priced (Subsidized) Land Augment the Housing Supply and Lower Housing
Prices?, Prof. Dani Schefer, Dr. Eliyahu Borochov and assessor Barry
Cherniavsky conclude that such a policy will not have a significant effect on
either. The paper was written in 1990 in response to suggestions put forth at the
time by the Israel Lands Council, which later became Council decisions, reducing
the price of land in the center of the country by 50%.

Yehuda Ziv, the former director of the Southern and Jerusalem District for the
Israel Lands Administration, writes on The Land Policy of the Israel Lands
Administration and How it is Reflected in the Prices for Residential Land in
the Urban Sector. The decision of the Israel Lands Council of February 1991 to
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