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Housing Policy

Since its establishment, the State of Isruel has declared that
adequate hovsing Lor all residents is 4 matter of the highest
priorily. Massive budgets have heen invested in solving
housing problems, and construction is one of the country's
most important industries.

Eesilential construction accounls lor a large share of the
cconomy in lerms of both investment and product, Nearly
half of the state's development budger is earmarked for
hovsing. In 1992, residential construclion investment
consumed 6.2 pereent ol the GNP Gross investment in
residential construction reached W15 2.5 hillion in 1939 and
spared to NTST6.2 hillion in 1990, nearly one-third ol the
aross domestic investment each year (Statistical Abstract of
Tsrael, 19933, 1o 1992, 11 percent ol all employed persons
worked in construction.

Fven in the pre-state period, housing activiey was an
extremely important tool in realizing the poals ol the pre
independence Jewish community. 1L was s major factor in
estublishing the Jewish geographical presence, and it helped
the Jewish population consolidate its economy, securily, and
supremacy in the area

The right to housing 15 nol one of the entitlements spelled
out in [sraeli law. However, the government, through the
Ministry of Construction and [Tovsing, considers itsell
responsible for all aspects of housing and residential
accommadation. [ s active in three main areas: production,
subsidization, and regulation.

The poal in governmental production of housing is o
wcrease the housing supply. This activity takes place in two
TIJOT Ways:

I. Budgeted building, In such a case, planning, site
development, and construction are fully financed by the
state and the dwellings are state property. Privale
contraclors di the comstruction work.

2. Building by housing companies. 1lere, the Ministry of
Constroction and Ilousing is responsible for general
planning and infrastructure development, and pays for
birth. The housing company is responsible for planming
and performance of construction and financing and selling
the dwellings built,

Governmenl housing  subsidies arc meant o affect

housing demand through sssistance programs for persons

whom the state defines as eligible, Assistance is given in the
form of mortgages, loans, grants, and - in special cases --
renl subsedies or allocation ol public housing for the needy.

Crovernment regulation is meant to steer the building
industry in the direction of the government's economic and
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political interests. In view of these intereses, the state
regulates the supply of production facrors and raw marerials
by allocating land [or building, by contrelling the prices of
building inputs, by maintaining a posl ol human resources,
by comtrolling w in the building trades, and by
encouraging housing investmenrs through the mortzage
barnks. '

Although the state has repeatedly affirmed every citizen's
right o suilable housing, it has made inequitable use of the
housing services. This inequality is a consequence of the link
berween housing activiry and the state's spatial control ol
land and land wse. The gevernment's housing policy
perpetuates the correlation of housing and class, becanse irs
decisions on housing location, planning, and tenanting
creare procasses of differenriation on socioeconomiv
arounds. The resulis are disparitics in the guality ol housing
available 1o different population groups,

Moreover, by line-tuning, guiding, and regulaling the
butlding markel, the governmenl encourages and promiostes
cerlain segments ol the population ina munner that
diseriminales against other segments, As a result, wide
disparities in the hovsing levels of Jews and Arabs bave
developed over time -- disparilies that widen with cach
passing vear -- as well as considerable incqualily in the
housing levels ol Ashkenazi and Mirmahi Jews,

Housing as an Entitlement

Dilterent countries relate to the right to adequate housing in

different ways: some ensure 1t by means of lepislation, as in
the Netherlands and Great Britain, and others do so as part of
overall governmental social-wellure policy,

Israeli law does not guarantee citizens' enfitlement o
housing, Tn the first half of the 1930, when the new state
faced mass imumigration, the Jewish Agency [or lsracl
assumned responsibility for the howsing needs of homeless
immigrants, The government first began developing a
howsing appacatos of its own in 1949, The Public Works
Department, then a parl ol the Minisicy ol Labour, was the
lirst o be charged with this lunclion. Later on, the Labour
Ministry established its own housing division; a separate
Ministry of Construction and Tlovsing was created in 1961,

Housing Rights and Public
Housing Policy in Different
Countries

Most Western couniries have free housing markets thal meet
the needs ol houscholds of medium to high income, Becanse
such a market cannot serve low-income househalds,
governments assume responsibility for them, At tmes, the
covernment itself discharges this duty, Le., builds suilable
housing for low income persons, not dircetly but through
public agencics such as trade unions, housing cooperatives,
and Tocal authorities,

In some places, such as France, the Netherlands, and the
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Scandinavian countrics, the government privvides housing Tor
the needy by increasing the market supply for targeted sectors
such as Tow-income groups, the elderly, and the disabled.
Other countries, such as Israel and Bulgaria, support
disadvantaged population groups by planning and
monilering the supply ol housing. In socialist countrics,
such as the former Soviet Union, the housing market is
natiomalized.

ln capitalist countries such as the United States, Canada,
Australia, and Japan, housing supply is in the hands of the
profit-driven free-market apparatus. A basic assumption in
such a markert is that every purchaser will choose a dwelling
suired to his or her purchasing power, meaning that those
unable 1o allord high-priced housing select dwellings that the
affluent have ahandoned in favor of superior housing. Bven
though this is a free markel, government inlervenes
indirectly {e.g., by means ol taxalion) in order o set lorth the
ground rules and subsidize certam players (usually middle
meome groups tather than those most in need of support).

In social-democratic countries such those in Scandinavia und
Woestern Lurope, post-World War 11 govermments assume:d
statutory respomsihility for action in secial-welfare matters,
ncluding housing, The basic assumption vnderlying chis
intervention 1s that, becavse the (ree-market mechanism
cannol meet the needs ol disadvaniaged population groups, il
15 the duly of the state to mitigate disparities and ensure the
hasic necds of the poorest groups, Differences among welfare
states usnally manifest themselves not in the extent of
intervention but in the wavs in which the wellare services sre
delivercd.

In socialist countries, the state controls all planning,
production, administration, and consumption, including
housing. Conseguently, most housing activilies in the
Communist bloc (excluding rural areas) were undertaken by
the state,

Despite marked dillerences in the methods invoked by
Weslern countrics W ensure adequale housing, the main
differcnce is in the choice between a total housing policy,
which aspires to plan and control all housing acrivities, and a
complementary housing policy, which strives o reinforee
the private markel and ensure adequate housing for Tow-




income and needy groups,

Countries such as Denmark, Sweden, and the Netherlands meel
the housing neads of weaker strata within the ramework of
total housing policies. Most public housing in these
countries Is built by private contractors. Countries that adopt
such a housing policy resort to the private market in two
ways: by subsidizing privare boilders in the form of loans,
grants, andfor tax cuts, and by subsidizing consumers in the
form of rent assistance or housing loans.

Countries such as the United States and Great Bricain, by
contrast, choose a complementary policy: the privale market
meats the hovsing needs of the population at large; public
housing is made available 1o the needy only. The resulr is that
low-income housing is more conspicuous in the United States
and Greal Britain than in countries that have total housing
policics.

Israeli Housing Policy

The guiding principles of Israeli housing policy were sct
forth in the early independence vears. Ever since, Tarpel's
housing policy bas been geared twward two goals: immigrant
absorplion and population dispersion, On March 8, 1449,
when Duvid Ben-Curion unveiled the first Government, he
declared the goal of "swift and balanced seuling of the
conntry.” Since then, the goal of population dispersion has
dhrcetly informed the policies of the various governments
wilh respect to settlement, development, and physical
planning. Although this objective is rooted in strategic
security factors arising from the need o maintain
geographical and political control, its direct practical
implementation manifests itself in the housing ol the
civilian population,

One factor that helped the government meet its goal of
pepulation dispersion - particularly in the early years ol
statchood -- was the arrival of hondreds of thousanads of
immigrants, most of whom destitule, whose immigration was
organized and carricd out by the government, This population
group became the main nstrumeant in the "swill and balanved
selthing of the country.” The guiding principle was the need
Loy findd ways to hovse the needy {"housing solutions™ in the
Jargon). This was accomplished by wse of public resources
such as loreign-cichange capital, land, and an administrative
apparalus, The immigrants were given housing seluliong and,
consequently, settled in accordance with government
stipulations, largely irrespective ol their own needs. In other
words, the government undertook to provide the immigrants
wilh low-cost housing, but the dwellings were ollered in the
locations, by the standards, and under the criteria set forth by
the zovernment,

This policy created two groups: eligibles and non-eligibles.
Ehgihles were those who could not afford housing on the
private marker, They were the objects of 4 housing policy
that involved government intervention, either directly in
planning and construction or with respect to tenanting. The
government intervened through the administrative apparatus
that allocated apartments o eligibles. Thus, two housing
markets were artificially created -- a subsidized market for

eligibles and a Iree markel for the others.

The policy exploited weak population groups by offering
housing with strings attached. Such housing was provided in
a separate marker that did not allow sulTicient freedom of
chowce with regand to types of dwellings, locations, and
personal needs, By creating geographical and qualitative
differentiations based on sociocconomic level, the
governmen! perpeluated the correlation of housing and class,
The apartments allocated o eligibles wers built and tenanted
directly by the Ministry of Construction and Housing or by
agencies under its control. Entire neighborhoods of public
housmg were built on the outskirts of large towns and in the
distanl periphery. Thus, in the country's most disadvantaged
arcas, noighhorhoods and owns were buill and seliled muinly
by impoverished inmigrants. Their housing lell shorl of
countrywide standurds: small apariments with riny kitchens,
no huthlubs, and few amenities, The combination ol
substandard building, sociveconvmically disudvantaged
tenants, and considerable distance Imom sources of
opporfunities, guve tise o slum neighborhoods and rowns,
Must ol the eligibles were needy inumigrants; the minerity
were nonimmigrant families in greal cconomic hardship,
Berween 1949 and 1966, 74.6 percent of all dwelling units
built by or lor the central government were sarmarked for
recent immigrants (Prime Minister's Office, 1968:496, in
swirski, 19813, This group of cligibles was cntitled to
housing assistance under cerlain conditions, for vse in the
purchase of relatively imexpensive housing, but at locations
prelerred, and on standards determined, by the government.
Maost private building took place in the mere profitahble
central parts of the country; public housing accounted for
musl enanting in peripheral areas, OF all public housing
built from 1963 to 1973, 25 percent was siluated in the
southern district as against 13 percent in the Tel Aviv
district. In the same years, aboul three percent of private
building was in the southern district, as against 42 percent in
the Tel Aviv district (ITaber, 1973:87, ‘lable 2.10).

Tmmigrant housing was typically smaller in averape
flovrspace han public housing for nen-immigrants {as
provided, lur cxample, throngh varleus savings schemes) and
much smaller than average dwellings m the privale sceter. In
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1955, average Moorspace was 0.3 square meters in public
housing for immigrants, 64,1 square meters in public housing
parmarked for non-immigrants throngh savings schemes, and
75 syuare meters in the privale sector, Corresponding figures
in 1960 were 32,5, 60,2, and ¥1 square meters, respeclively
iHaber, 1975:93, Tables 2,17 and 2.15).

In [srael's first decade, the general llocation of housing for
immigrants was larger than thal lor veteran communitics,
Mevertheless, the average allocation per dwelling unit in
vereran seltlements exceaded that [or immigrant housing

i Derin-Dirabkin, 19593, Swirski (1981:32) shows that the
residents' share in finsncing construcrion was rather high: 63
percent ol the cost of public building, including eredit Irom
private sources. Consequently, the proportion of public
funding did not cxceed 33 percent. Furthenmors, the dwelling
price included ahout 22 percent for development and
infrastructore such as streels, water lines, sewage, and
electricity; these expenses were higher in development arcas
than in central Tegions, where the infrastructune already
existed, Thus, nol only wers immigrants who were honsed in
divelopment rowns foreed Lo reside far from the (low of
oppuriunities in the central arcas, which put them at u
socineconomic disadvantage, but they also had to pay for the
development of local infrastructure, which was costlier in the
periphery than in the center'

Although housing policy in Israel, based on the principle of
planning and control of supply, was set lorth in the country's
infancy, it underwent several changes over the years,

1948-1967

Immigrants who arrived in Israel's first two years of
independence {1948 1950) were initially housed in
abandened urban Arab dwellings and subsequently n
immigrant camps set up by the Jewish Agency, Ahout one-
third of armivals berween May 1948 and May 1950 were
housed in abandoned Arab properties, another thind were sent
L immmigrant camps, and Lthe rest weres accommodated by
relatives in immigrant moshavim (new cooperative
settlements), villages, and kibhutsim [Lissak, Mizrahi, and
Ben-Tiavid 196Y, 626,

Erom the mid-1950s on, immigrants were seftled n
termporary settlements known as maabaror (fransit camps).
Most such camps wers set up near existing localities, on the
outskirts of large wwns, and in farming areas. The idea
behind the transit camp was 1o disperse the immigrants
throughout the country and integrate them into existing
localities. The only difference between residents of transit
camps and established localities was supposed o be the
impermanence ol the immigrants’ dwellings.

In late 1951, additional ma'abarar were set up In Temole areas
as part of the national development plan for peripheral
regions; these were Lo form the basis for fulure permanent
seltlements, Between May 1930 and May 1952, only 39
percent of immigrants were placed in ma‘abarot: 3§ percent
gither oblained permanent housing in existing localities or
found housing on the private market or in lenanted dwellings

that had been huill in older localities (ne data are available for
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the remaining 3 pereent) (lbid., 634).

Imunediare direct settlement of migrants in perinansnt
housing began in the mid-1930s in new towns (Cdevelopment
towns" ) built in peripheral arcas. Several of these Tocalilies,
such as Beit She'an, Qirvat Shemona, Sederot, and Netivol,
were simply extensions and outgrowths ol ma'abarar,
Inicgration of immigrants was effectad at this lime amid an
economic recovery pursuant to the German reparations accord
and a United States government granl. The goal of immigrant
absorption was combined with the planning of new
seltlement regions in order Lo carry out the population
dispersion policy, Nineteen new localities were sel up by
1957, und another eight were created atop the infrastructure of
existing localities or near them,

The development rowns were buill and renanted by the
Ministry of Hovsing, Occupancy was not voluntary,
immigrants were transported direetly [rom the ship e their
new homes in development towns. Their plight was worse
than that of the inhahitants of maabarsr, especially these in
the ceniral region near the large lowns, Housing conditions
in the ma‘abarot may have heen inferior, but their inhabilants
had broader opportunities to find shemative hovsing and
suitahle jobs. Thus they could decide when o leave the

ma abara and where ro seek permanent housing,

From 1954 1 1956, when the infrastructure for most of the
development Lowns was builr, 88 pereent of immigrants were
of Alrican/Asian origin and only 12 pereent ol Luropean/
American origin (CBS, Immigration io Isael, 1948-1972,
Table 1), Comsequently, the population group sent to the
development towns was of North African or Asian origin. The
immigrants had hardly any choice in the maller, because they
were provided with their housing upon armival, no guestions
asked. Transported directly from the port to their dwellings,
the immigrants were given no chance Lo familiarize
lhemselves with the country and choose the place of residence
best suited to their personal preferences and the available
employment opportunitics.

An upturm in fmmigration from Fastern Lurope {Poland and
Hungary) hegan in 1957, and a larger share ol the newcomers
were tradned in the liheral professions, New patierns of




immigrant absorprion evolved ar this time, These immigrants
were housed in temporary facilities called absorplion centers
[or & transitional period, during which they could familisrize
themselves with the country, master Hebrew, and choose their
place of residence in accordance with their preferances and job
ppportunities. The fact that these immigrants' place of
residence was determined i accordance wilh place of
emplovment explains why most immigrants with university
educations settled in the large towns (Lissak, Mizeahi, and
Ben-David, 1969, 642),

After the 1967 War

Housing policy underwent several significanr changes in the
lare 1960s, Whereas in the 1930s, the government had been
heavily involved not only in planning but alse in huilding
and tenanting, At now focused on housing subsidies and
regulation. The strucrure of the marker changed alter the 1967
war, necessitating the reorganization of housing and
construction aclivity, Eeonvmic recovery, lucled by an influx
of [oreign money and growing reliance on cheap lahor from
the Wisl Bank and Gaza Strip, gave a hoost to the privare
market,

Lsraeli social norms also changed substantially at this time.
Living standurds rose and the public ncreasingly demanded
less public involvement in various economic affairs.
Changes in Housing Ministry policies, made in response o
changes in the market, provided an answer to the arguments
againsl cxeessive state invalvement in the housing market,
which were said o cause budget strain, inflate hovsing prices,
and exacerbate the gap between supply and demand,

The most signilicant change in housing policy was the
divorce of housing construction from social welfare,
Henceforth, housing prices would be determined al real cost
(taking the real price of land inte account). Bxplicit eriteria
were drawn up Jor housing assislance cligibility, with the
eligible groups defined and their degree of elizgibilicy graded.
The assistance plan rested on two pillars: the socio-ceonomic
slatus ol the applicant and the location of the dwelling. Each
applicant group was retermed to the program suited to it, e,
rental or purchase. Purchase programs were cleacly preferred;
other programs, such as rent subsidies or protecled lenancy,
were oflered coly o those who were knewn o be unahle to
Tepay a loan.

This policy entailed the transfer of all housing construction
and tenanting 1o private contractors and building companics.
It created a system of government subsidies that provided
housing assistance directly o the purchaser, depending on
his/her degree of eligibility, through mortgages and loans,
The government still selected the building sites on the basis
of its geopolitical program for dispersion ol the population
and setllement of national-priority areas, However, the
development regions were demarcated and housing built with
no thought given to the disposition of the dwellings; this
was postponed (o the (enanting slage.

To implement the government's housing programs, the
private construction market required parrial state
subsidization and supporl. These were provided in the Torm of

benefits 10 building contractors and housing companies 1hat
parlicipated n government programs -- [or example,
allocation of state Tands without competitive hidding and at
prices sef by the government appraiser, subsidized building
loans, reimbursement of development expenses, purchase
commitments and rupid-construction bonoses®, and larger
loans for eligibles to entice them to purchase housing in
selected localities (State Comptroller, Awwual Report No, 42,
I74-175).

One might expect this change in government housing policy
to have led to greater efficiency and economies in housing
construction and, therefore, to lower housing prices.
However, no real drop in housing prices occurred. (See
Housing Price Index, 1959-1993, Tuble 19.) Only a few select
population groups benefited from the contractors’ and
huilders' subsidies”; those most in need of hovsing assistance
were ol the main beneliciarics. Housing prices besan rising
n the late 1960k, peaked in the 1980s, and peaked again in
the early 1990s, Fspacially affectad in the price spiral weare
the central areas and major cities, even as neacly half of
housing stocks in remote development towns and 30 pereent
ol stocks in small development wowns remained vacant
(Huher-Fisch, 1985), This attests to poor economic
efficiency in the allocation of land for building, as well as to
planning and boilding that failed 1o meet the population’s
housing needs, creating g mismatch of supply und demund.

Housing Policy for the Arab
Population

Building for Arabs in Israel is characterized by disregard of
the special housing needs and requirements ol this population
group. In effect, the government housing policy, geared to
the national goals of immigrant absorprion and popalation
dispersion, does not address itself to the Avab population ar
all.

Lintil the mid-1970s, most housing in the Arab sector was
builr and financed privately, Mot until the late 1970z did the
Ministry of Construction and Housing lake notive ol the Arab
housing issue, and then ils main gim was o change the
sctlement patterns of this population group.

The mrnabout took place in view of deleriorating housing
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Shderot {972 {Government Press Bureai)

conditions in the Arab sector and coneern about the
cunsequences of the illegal building that spread theough Ardh
localities as a resull of this hardship. The Housing Ministry
plan - "Housing Development for Minarity Groups, 1975-
[979/401" - proposed housing projects for the entire Arub
population bul gave priority to groups that served in the
Lsrael Defence Forves, mainly the Druse and some Bedoum.
The program offered 3,150 dwelling units in Druse localities
and proposed the establishment of a new Dmse town. The
government also promoted its policy of sedentarizing the
Bedouin in newly buill wowns, and its program earmarked
more than 50 percent of housing loans for the Bedouin sectar
i(Khamaisi, 1990;123-124),

As housing demand mounted. Arvab rural localities began 1o
resemble urban localitics (Meir-Brodnitz, 1969 as
manifested, inter alia, in the tremendous growth of built area
within these localities -- an average of eightfold over the last
thirty vears (Gonen and Khamaisi. 1994), The aim of the
sovernment's palicy, which penerally did not sponsor public
huilding in Arab localitics and actmally resiricled private
building ventures thers, was to cncourage Arabs to migrale
from villages w wwns, In the Tate 19705, there was an
allempt to channel such migration in the direction of mixed
population towns, The purpose was to change Lthe country's
demographic balance. which is characterized by
homogencous Arab setflement strip in the peripheral region -
- a matter fraught with political and security implications
{Ministry of the Interior, "National Outline Plan for
Population of Five Million," 1979). This policy, which
disregarded the hovsing and socivecenomic problems ol the
Arab minority, met with failure: today, only 22 percent of
Arab citizens reside in mixed-population lowns,

Instead of increasing the housing supply in localilies where
most Arabs live - and prefer to live - the government
restricted the amount of land zoned for building, This led to a
dire shortage of housing-zoned land and a dwindling supply of
housing. In recent years, the government has nol offered any
housing programs in Arab localities. Only 0.1 percent of
public building starts in 1990, 1991, and 1992, were in Arub
lecalities. {See Table 1.)

Land reserves in Arab villages cannot meel general honsing
demand hevause in rural Arah society housing supply is based
on family ownership of land and discourages partitioning of
landboldings with non-relatives {Avishai, 1993), Tn other
words, land is reserved for the use of its owners, not for those
in nead ol iL.

The massive pressure [or housing has impelled some Arabs Lo
migrate from villages to mixed-population towns. Even in
these twwns, however, housing lor the Arab population is
scarce and in pitiful condition. For vears, the authorities in
mixed-population Lwwns have refrained {rom maintaining
neighborhoods that are considered Arab; housing conditions
are poor and quality of services thers is particularly
deplorable. (See Table 2.3 Rural Arabs who relocated 1o urban
localities were capected o setfle in urban Arab propertics
abandoned by their owners in the 1944 war, but they did not
do so, regarding this as cxploilation of ahsenlee propety
iGonen and Khamaisi, 1993). Over the vears, these properties
were appropriated by the state, which delined them as
abundoned. Some were lenanted by Jows; moest wers
destroved.

The average income of an urhan Arab family is 28 percent
lower than that of an average urhan lewish family (CBS,
1993, The sovernment encourages low-income Jewish
fumilies 1o purchase housing in peripheral localities and
development arcas by offering grants and generous loans;
this option is not open o Arab families. The result is a rising
cvel of housing demand amaong the Arab population, both
rural and urban,

Kufr Yassif 1963 {Governmenl Press Burean]
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Public Houwsing Starts in Sclected Localities,

1970-1992 |Thousands of Square Melers)
1970 | 1975 | 1980 | 1985 | 1940 | 1991 | 1992
¥ 1 Or Yehuda 153 [ 143 L [T 57 145 20
] Eila 23| 280 12 3| 827
+ | Umim al-Fahm 27 1.6 -- -- -- --
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* | Dimona M2 155 199 DL 176 | 70O | 551
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Karmic] NiA | N/A 360 2R 96a | GRD
Migdal ha-'Emeq | N/A& | N/A P e | 2B | 6E3
+ | Wazarcth 44 (i3 == i [ 1%.1
| U, Mazareth 47.5 24.8 |5.2 - R B
Netanya 26| 954 26| 154 630 | 27
k| shilt-"Amr 20 1.7 -- -- -- -- --
* | Dfagim MNfA | NfA 2.7 200 263 | 1609
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+ | Tira MiA | NfA L. - -
¥ | Tirat Carmel 17.9 27 K.h -- -- el --
Tamra N/A MiA = =L G
+ | Kafr Kana WA WA MiA | MA -- =
+ | Maghar NIA MWiA M A -- EE -- --
Sakhmin NiA | NiA - -- - -- --
+ | 'Arrabeh NA | NfA | NA -- e a
* 1'Arad WY MIA 234 1| 238 | aub 7.0
| Sederot NA [ NA | NA | NfA x| 811 432
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'Ajami, Giv'at ha-"Aliya, and Old Jalta West

& mixed neighborhuad with an Arab majority, roughly one-
third Christian and two-thirds Muslim. Two-thirds of the Jews
are Mizrahi; one-third are Ashkenazi. Most dwellings in the
neighborhood were built belore the establishment ol the State.
but there are a fow tenements, built to house imm
[960% and 1970s, The average per-capitsdncome is one of the
lowesl in Tel Aviv-Jafla.

Hatigva, Ezra, and New Maccahi Neighborhoods

Cver half the dwellings were buill before 1935, and moest of
the others wers built in the 1960s, Average income is liew,
The population is mainly Ilizrahi; most residents are of Asian
arigin.

Kikar ha-Medina Area

A prestizives residential arca, considered one el the mosl
expensive in Lol Aviv. Average per-capila income is onc af
(he highest in Tel Aviv and in the country as @ whole. The
area was develeped in the 19705 on g high standard. Most
dwelling units are relatively new. The pepulation is mainly
Ashkenazi,

Lower City and Railroad Station

A mixed neighborhond: two-thinds of the population are Arab
imainly Christian} and cne-third are Tewish. About hall al the
Jews arc of Alvican/Asian ariging the rest are Ashkenari.
Reciuse this area, onee parl of the Arab city, was huill prier
i slatehood. most housshalds occupy dwellings huil batorz
1955, Average per-capita income Is smonyg the lowest in
Haifa.

"Vin ha-Yam, Qiryal Sprinzak, and Neveh David
Residential neighburhoods built for immigrants in the 1920
and 19605, Crver half the populativn 3= Misrahi and the

inder Ashkenazi. Most residents are recent o1 "veler
immigrants. Most dwellings were built in the 1960 o lew
wiere alded in the 19705 and 19805, Average per-capila
income is middle-cluss.

Ahuza, Komema, Sun Valley, and Deny

Tewish neighborhoods on M Carmel that conler starus
hecanse of their geography and have the highest
socineconomic level in Haifa, Most residenis are Ashkenazim
who immigrated vears ago. Average per-capita incoms is the
highest in Haifa and belongs lo the uppermost desile
countrywide. Parts of 1 weighborhoods, particelarly
Ahuea hut also sections of Romema, were bull hefore the
establishment of the State, Pans of Sun Yalley and Denya are
relatively now, bl in the 1960s and 19705 when the city
developed soulhward on the slopes of the Carmel range,
Pursuamt Lo the process of development in these
nesighborhands, about ten percent of houscholds accupy
huaesing huilt before 1953, aboat 50 percent live n dwellings
built in the 196&0s and 1970, and the remaimder reside m new

dwellings.
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Table 24
Neighborhoods of
Aviv-Jaffa, 1983

Fikar
ha- Medina

‘Ajami, Gival Hatiqva, Ezra,
ha-'Aliya, and — and Mew

(Md Jaffa West  Maccabi

13 o] i
286 I1.3 4
21:1 a6.5 833
330 432 S0
71 T4 il
41.6 40.2 073
1.74 1.3 0n.74

Table 2B
Conditions in Haifa Neighborhoods,

1983
Lower City  'Ein ha-Yam, Ahwey,
and Rail- (iryat Sprinzak, Romema,
road Station  Meveh David Sun Valley,
Drenya

2% 353 55.8
et el 0.3

Tl 759 BT
33.5 7L 2ird
1.6 6.5 41
5,2 &87.2 a7.4
.41 IS .54




Tahie 2¢ Arraheh

Profile of Housing Conditions in Three Localities, 1983 arb locality. mainiy Muslim, in the Lower Galilae.
Populaton: 125081 some 23.4 percant of heusehelds ocoupy

Arrabeh Q_“'::'ﬂl Oiryal v dwellings huilt before 1955 35.4 percent teside in dwellings
Tiv'on Malakhi Tuilt alter 1974
Percent of: :
Population with less than SR
ONe PErson per room e 53 4 aarg CQirvat Tiv'on
. _ Jewish Tovality cast of Haifa, Population: 12,600, Most
Population with more than - = residents are non-immigrant Ashkenazim. About half of the
WO Persons per room 4.5 1.7 f.0 households accupy dwellings huill before 1935; the remainder
: : reside in dwellings buill in the 19605, Average per-capita
Homeowning households — 98.3 55 68.8 R . ;
incame 15 medivm o high,
Huouscholds without heating 34.6 4.6 214

: Cyivyat Malakhi
Households with twao

o more toilets 4.7 245 15.% A development town established in T931 and sifusted
_ approximately hallway between Tel Aviv and Beersheva,
Househalds with Mursl dhweelling unily were built when the town was foundad;
Lelephones 4.5 "3.6 At the main haousing steck therefore dates back te the 19605 and
: 19705, Fow houscholds occupy dwellings huill belore 1953,
Area i localily car- marked Mast of the 16600 residents are Misrahi, Most of the
for parks and public : e Ashkenazi minority immigrated w Israel after 1953, Average
aardens Momne 28 3.2 [rer-carita i1'|L:|)Tm':- Jivw, )
Area in locality earmarked
for public mstifutions None 2.6 0.3
Area in locality carmarked
for indusiry and trade 0.7 =2 HalaT
Housing density
(gross neighborhood
density, dwelling units
per dunam) 0.8 1.0H) 2.8
Average housing
density (persons per room} 2.41 .59 L.18

HaTigva Quarrer, Tel-Aviv

i Yoy Alkoby)




Housing Inequality

The housing standurd, measured in
terms of factors such as density,
property value, properly ownershig,
and houschold Turnishings and
appliances, was examinad with all
other sacioeconomic indicators hell
constant, The findings show that il
one compares Jews and Arabs of
similar socipeconamic
characteristivs, the housing standard
ol Jews is far higher. The disparitics
have prown significantly over the
past forty years, even though the
housing standards of the Ardh
population have improved
somewhat, The gaps bevame
especially blataar in the 1970s,
when housing standards of both
population aroups improved
aubstantially but those of the lewish
population did so W a moch greater
extent.

Most Arabs i Israel reside in urban
localities, including 23 percent in
mixed-population towns, Residents
of rural localities form a very small
minority, Until 1948, the urban
Arab population lived in
neighborhoods that offered low-
standard housing condilions
faecording 1o surveys by the British
Mandate administration). When
Israel achieved statehood. most of
the Arahs who remained in the
country continued 1o dwell in these
neighhorhomds. Over the last forty
years, lsrael hus made bardly any
ellorl w mmprove housing conditions
i the Arab vrban neighborhoods by building new dwellings
in the neighhorhoods, not by establishing new
neichhorhoods, or by improving and renovating the existing
housing stock. Morcover, exlensive demolition in Arab
urban arcas buill belore statehood has caused the housing
stock te diminish even further.

The situation in the rural areas is different, because greater
reserves of Arab-owned land allowed some development Lo
take place, most of it privately and without outside financial
assistance. However, by expropriating a considerable amount
of rural Arab land and zoning most of the rest for agriculmure,
the government created extremely high pressurce on land
reserves for development use. The main resull was a
perceptible improvement in the circumstances of the
strongest seclor of the population, the landowners, who did
their own building. The plight of the weaker rural popularion,
whose housing conditions had been inferior o begin with,
worsened over the years,

Jews and Arabs

L gl-Fakm ("Zn haDevekh”)

Housing Density

The housing density index 15
accepred as a principal ool in the
i evaluartion of hoosing quality, The
index 15 based on an estimate of
persons per room iirrespective of
the size ol the room}. Western

' sociery regards density ol two
j persons per room as the minirmum
= [or reasonable existence, Thereliome,
= despile the significant differences
among the various sociclies in their
ways of life and perceptions of
privacy, il would seem thar at a
densily of Lwe persong per romm
individuals may lunclion al a
- reasonable level as individuals and
| as members of the family
frumework. Greater density is
considered an indicator of bardship.,
The average housing densily in
. Western countries is (1.7 people per
¥ TR

Average housing density in Tsrasl

| (1992) was 1.04 persons per room
~ for the Jewish population and 1.69
for the Arab population. Figures for
. the latler group include |8 persons
per reom for Muslims, who
comprise over T percent of Avab

¥ citizens of Tsracl, and 2,19 persons
per room for Arabs in Jerusalem.

Also worlh noting is that while an
average Arab householl comprises 5.47 persons and an
average Jewish one 3.42 (1992), ahout hall of all houssholds,
Arab and Jewish alike, occupy thres- to four-room dwellings.
This leaves (W96 rooms Tor cach person in a Jewish
household, on the average, and only .39 rooms for sach
individual in an Arab houschold (See Table 4.)

Examination of dwelling size shows that the dwelling of the
average Arah houschold is larger than that of the average
Tewish one. An average Arab houschold, however, is roughly
two-thirds larger than the average Jewish household, leaving
it with less housing space per capita. Although the per-capita
housing space available ro members of both popululion
groups has improved considerably over the vears, the
disparity between Jewish and Arab dwellings widened from
1.7 square meters in 1966 to 7.4 square meters in 1991, (See
Table 3.)

B0




Tae 3

Average Dwelling Size, Family Size, and Housing
Space per Person. Jews and Arabs, 1961-1991
iSquare Meters)

1961019721 1983 1991

fabie 4
Average Persons per Room in Localities with
Populations of Ower 2,000, 1983

= Jisr ee-Lamgs

= Mash'ha

- Al Gho=h

Average dwelling size Jews B1.2] 9984|1178 |111.4

bl

Arabs | 1038 | 1043132, 139
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Tahle §

Average Persons per Room in Mixed Jewish-Arab
Localitics, 1983
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Among Jews, a substantial merease in the standard of living
i5 reflected by the growing share of the pepulation that
enjoys a housing density of less than one person per room
and, particularly, in the perceptible decrease in the share of
the population dwelling at a density of two or more people
per room. (See Table 6.) Ameng the Arabs, by contrast, the
share of persons dwelling at a density of twa or more people
per toom is still conspicuously high (39.2 percent of Arab
houscholds as against 8.2 percent of Jewish househelds).
Although the share of the high-density group {Lwe or more
persons per toom) has been declining over the years, the
share of the population dwelling at a density of less than one
person per room has not grown significuntly. o fact, the
proportion of Arabs who enjoy low-density housing has
decreased slightly in the last thirty years (1961-1990/91).
Most societies cvince considerable disparities berween urbun
and rural population groups. Urban dwellers enjoy a higher
standard of living, as reflected in housing quality and
conditions. In the most developed societies, which have
undergone suburbanization, the disparilies betwean urban and
rural standards of living have been namowing steadily.

Tn this context, urban and rural Jews have made significant
progress loward equality in housing densiry, as reflected in
the improvement in hovsing density of rural inhabitants as
against urban ones. The gap in housing density berween Jews
and Arabs, however, has heen expanding in hoth the urban
and the rurul sectors, In 1961, the proportion of urban Arabs
with housing densily of two persons or more per room wis
1.84 tmes higher than that of urban Jews: in 1991, the
disparity rose to a factor of 469 In [9&1, the ratio of urban
Arabs with housing density ol less than one person per rootn
e urban Jews under the same conditdons was (.34, In 1991,
this ratio fell to 0.28. Here, too, the situation has worsened.

*1;91!%
Afeka 1994 ("Binvan v'Dinr”)

K2

The largest disparities in housing density are those between
rural Arabs and rural Jews, The ratio between these wo groups
in share of persons with housing density of rwo or more
persons per room was L7 in 1961 and 3.3 in 1991, and the
ratio hetween those dwelling in conditions of low housing
density (fewer than cne person per room) was .33 in 1961
and 0.25 in 15991,

Table 6

Housing Density of Urban and Rural Jews and
Arabhs 1961-1991 (Percentages)

Persons per room | 1961 | 1972 | 1983 | 1991
Tews Rkl 251 gz| sz

=1 5.2 215 k]
Arabs =2 WO 45 K1
= A0 4.1 14| 1l
Lrhan Jews =2 37,7 244 17 &3
o | 36.2] 227 n.2] a7
Urhan Arabs =2 0,50 714 ] 402 390
=1 149.5 =0 Lo, 102
Bural Jews =1 483 ] 320 ol £ 7.0
=1 26.5 19.2 338 383
Fural Arabs 2 s44| son] aval 20
1 2.9 2.7 22 L]
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Sumple Survey, 1953 Papulation uml || iR Ia. il I-‘u:|I|-. il

biags, Data froen he
Ne. 9, Jerusaler,

Central Burean of Sratistics, 1993, X i eraed, (95, Mo, 934, Jenzsplem

Mnte:
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fable 7
Housing  Density of Jews and Arabs, 1961-1991

Arabs

1881

<15

1972 1983
1.0-2.9} -

Swrees:
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. o, B3, Jerusalérn,

Tabie 8
Housing Density Disparities between

Jews

. 19?2 .198
1.0-2.9]

1961

L P 1 19 Pkt i Hawsay Cemeus Publicaiions, PubSiciion Moo 16, Jeruszlzm.
af the Census, 1972 Population and Homsing Cerans Publicatans, Moo 13 Teasalan,
ves. Lutz from the Sampls Survcy, 1483 Popularioe and Fausing Censis Pubbicstions, Moo 2, Temscon,

Urban and Rural Jews and

Arabs, 1961-1991 (Rutios)
Housing Density,  Jews Rural Jews Urban Arabs Fural Arabs
Person/Room vs., Arabs vs, Urban Jews wvs. Urban Jews vs. Rural lews
1961 191 Ial 1991 191 1991 1961 1991
) 095 0,21 .28 0.86 1.84 469 179 527
<] 2:93--3.57 0.73 096 054 028 033 025
Suurces

w of Stetiatics, 1943, Haossing Dessly

Terusalem, Table 11, pp, 2227

i Fareed, 1600, Table 3, p, 30, junl

ible ¥, po 31 Publeaiion Nu. 954,

Slilistiz, 1908, Measing Conditisie, Pat 1, 1961 Population. and Housing Census Puhlicarians, Mo, 16,

Conditions and Furnishings

Another accepted measure of housing guality is the presence
or ghsence ol amenities, apphances, and Turmishings in the
dwelling. Crver the vears, conventional honsing standards
have changed as a result of rechnological and social
developments and the invention of new home appliances. In
the past, housing conditions were assessed on the basis ol the
presence of basic sanitary amenities such as nnning water,
toilers, and kitchens: today, a different set of criteria i3
ordinarily nsed, it being assumed that all dwellings have these
basic leatures. A housing conditions survey carricd out in
463, for example, measured the incidence of hasic amenities
such as running water and electriciry, whereas subsequent
survevs inguired abour the existence of more than one Loilet,
Lype ol kitchen, Lype of heating, hot-waler provisions, and

13

telephone.

[sracli Arabs do not live, and have never lived, as well as
Israeli Jews. In 1963, only 67.9 percent of Arab households
had running water as against 94.3 percent of Jewish ones.
Only 30.7 percent of Arab houscholds had electricity
compared with 98,7 percent of Jewish ones, and 43.3 percent
of Arab homes had no toilet (Central Bureau of Statistics,
1963 Housing Conditions Swrvev, Publication No, 180,
Terusalem, 1963, Table 2:4-3).

Since the 1970s, all Tstaclis have been presumed to have the
basic amenitics -- kitchen, bathroom andfor shower, and
tedlets, This 15 possible, of course, enly when the reguisite
imfrastructure (electricity, running water, sewage system)
exists, However, some segments of Lsracli Arab society lack




Table 9

Housing Amenities, Home Appliances, and Cars in_ Households in Mixed Localities

Locality Papu- No Two toilets  Solar Elcetric
lation heating O e hoiler boiler

One or [wy or Telephone
Lwor cars Miore cars

Haifa Arah 32.1 6.5 0.4 46.8
Jewish =4 () 13.9 368 56,7

364 2.6 3%.3
47.7 5.8 00,5

Jerusalem Arab 15.4 3.0 37.9 9.7
5
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Tabie )
Ownership of Appliances, Percentage of Houscholds

U, Tablz 11, pp. 112719,

el af f hausehald but also ce proximity w0 an orhan ares with o suffciently developed infraserocture foc cthe installation of

this infrastructure, In Umim al-Fahm, an
Arab ciry with a population ol more than
27,000, 30 percent of residents are not
hooked up to the sewage svsem (Lvae!

Jews Arabs

Equality Monitor, Augunst, 1992, 97,
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disparily between Jews and Arabs surfaces
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housing tenancy in Tsrazl. This is an
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rented. This policy manifested itself in
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Ceatral Rurmean of Stalistcs, 1982 Swirvey of Famdfy Rigendinre, P3P0, Pan A: General Sammery, Publication Yo, £91,

Tier m. Tubde 50, LGB,
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‘ublication Mo, 234, Jerusabzm, Tahle 18, 28

“erarel Burean of Statisics, |94, Suevey of Py Ependine e, FS2R7 (prelimemiry dodings) Jenzsulem, Tabdz 11, 54,
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direct and indirect subsidizing of housing
demand and in benefils, e.g., lux
exemptions, [or home purchasers,

In general, home ownership is mere
prevalent among Arabs than among Jews.




Table 11

Percentage of Housing Ownership in Mixed
Jewish-Arab  Localities, 1983
Locality Jews Arabs
Tel Aviv-laffa 6k 4 26.4
Haifa 748 28.8
Jerusalem 64.7 6.4
Acre 64.5 HT
Fumle 67.2 518
Lind ERI L LR
Ma'alor-Tarshiha 46.10 T
Lpper Nazareth 4.8 33,6
Source; Cenral Burean o Stanatizs, 1955, Nevsing Comdiivas ud “umshings
Dzt from Samaple Survcy, Pulslication So, &, Table 11, pp. 212-129

One reason Tor this is that alternatives such as rent-controlled
public housing are not available 1o Arabs. In 1483, more than
8 percent of Israeli Arabs lived in property they owned; only
four percent occupied public housing, as against 70 percent
and 13 percent ol Jews, respectively, Housing pressure
cioupled with sparse public investment in housing have caused
the Arab sector to make relatively large private investments
in building. Furthermore, the proportion of Arab homeowners
who build their own dwellings is extremely high -- over #()
percent -- as compared with fewer than ten percent of Jewish
homeowners (Housing Condifions Survey, 1991, 16),

In this respect, there is a substantal difference berween urban
and rural Arabs: home ownership is more prevalent in the
villages, al approximately 90 percent. However, unlike the
lewish sector, in which disadvantaged houscholds rend to
rent housing and setlle for inferior conditions, the Arabs
show the opposite predisposition: households achicve
superior conditions in rented hovsing than in owned
dwellings. For example, density {average persons per roomt)
15 higher among homeowning Arabs than among renters,
even though owned dwellings are larper than rented ones -- an
average ol 3.1 rooms as against 2.4, respectively (Howving
Expenditure Swrvey, T986/87). One may cxplain this by
ohserving that most privately owned Arvab dwellings,
although larger than rented units, are tenanted by rural
farmilics that typically have many children. Consequently,
owned dwellings serve six persons on average and rented
dwellings only 4.4, It is worth noting that most privately-
owned homes are in villages, where socioeconomic
conditions are inferior to those of town dwellers.

Finally, it is worth noting that the average value of dwellings
owned by Jews is twice thal of Arah-owned dwellings,
meaning that the value ol the average Arab-owned property is
hall that of the average Jewish-owned property.

Ashkenazim and Mizrahim

Anather farm of housing mequality diflerentiates between
Ashkenazi and Mizrahi lews. This divide, originating in
ethnicity-class lactors. manifests itself in better housing
conditions in predominantly Ashkenazi middle- and upper
class neighborhoods and in towns and localities with
Ashkenazi majorities. (Table 2 presents a profile of localities
and neighborhoods. ) According to the Hausehold Expendiiore
Swrvey for 1992093, the arnona (gensral municipal tax) paid
by households headed by Ashkenazi native-born lsraclis was
40 percent higher than that remilted by households headed by
native Israclis of Mixrahi origin (CRS, 1994, Tahle 6, 423,
Because the araoma is computed on the hasis of dwelling size
and lovation, these data reflect housing values.

Behind these disparities lies the government policy for the
integration of North African and Asian immigrants in the
(950 and 19605, described in detail abowve. This policy,
which urilized the immigrant popululion e implement the
national goals of population dispersion, forced immiarants
te congregale in arcas [ar from the center of the country and
the major cities. Becanse the goal in developing these
immigrant localities was to lay claims o land, no real
attempt was ever made 1o endow these localitics with a qualicy
of life comparable o thal available in the central region. The
government was dahle to settle the homeless immigrants in
such localities by leaving them no allernaive. This policy of
sertling North African and Asian immigrants in the weakest
localities and urban neighborhoods of the country deprived
the immigrants ol sociocconomic opportunities and
perpeluated poor housing conditions.

In the 19305 and 19605, the vears of large-scale immigration
from MNorth Alrica and Asia, entire neighborhoods and
localities were estahlished for the express purpose of
immigrant housing, Unlike the sitwation regarding Russian
immigrants today, housing construction was a local concern
in the integration o North African and Asian immigrants,

The method wsed was to subsidize supply and wially disrepgand
demand. Consequently, neighborhoods were buill on cheap
and available state-owned land [ar [rom the center of the
counfry and the centers ol large wwns. The immigrants wers
concentrated o special Incalities known as developiment




Or Yehudah, 1994 (“Zu ha-Derekh™)

towns, where small dwellings with inferior detail and finish
were buill al low cost. Other immigrants were honsad in
neighborthowmds with a high proportion of abandoned
huildings, situatad on the outskirts of existing lowns.

As stated, the dwellings were small both in absolute terms and
relative W the typical size of Mizrshi immigrane families.
The dwellings were also very poorly maintained because of
the inferior quality of public hovsing and the residents’ Jow
income levels. Moreover, the dwellings were often ill soited
to the wenanls” hiving habits,

The housing and employment conditions were such that
anyone who could leave the development towns did so. Many
dwelling units were repurchased by the Ministry of Housing
through housing companics and then rented out o eligibles
[rom disadvantaged social groups.

Warlous projects were unveiled 1o stanch the mass
abandonment of slums and development towns; most of them
offered easy lerms for housing purchase and renovation,
alomg with improvement of the immediate surroundings. The
aim was o create permanence by means ol housing
ownership. Motably, however, most resources for housing
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were earmarked Tor the construction ol new dwellings, leaving
little availuhle Tor the upkeep of the existing housing stock,
Evidence of this was the availability of mortgages for
housing purchase only, not for improvements such as
renovation or expansion of existing dwellings.

In many cases, apartments in development areas were sold at
cost, which proved to be higher than market value. & survey
by the Land Assessment Division (Yitehuki, T982:12) shows
that the development component in the price of housing in
development areas is relatively high -- as much as 73 percent
in the most remote locarions -- while hovsing demand in the
pecipheral regions 15 relatively low. Housing Ministry
assistance made it possible W purchase dwellings at cost, but
it transpired that such dwellings were worth even less than the
sum paid. Consequently, developmen-town homeowners who
wished ro move elsewhere found themselves saddled with
propertics thal could not command their nominal value on the
market.

Prices of new dwellings rose pereeplibly in the 1970s, with
the most vigorous increases in the central regiom, This was
caused by an uplumm in prices of public land in the wake of
private land sales, coupled with a change in public housing
policy from subsidizing supply 1o subsidizing demand. This
transition increased the resources available o potential
housing purchasers, becawse the Ministry of Construction and
Housing provided loans and other forms of assistance that
permitred eligibles to purchase aparlments al cosl or cost
plus. Thus the Ministry became the most powerful player in
the selting ol housing prices, creating a "free market” with a
high price level. As prices rose, housing became increasinglv
difficult to purchase, especially in high-demand, high-guality
locations, and particularly lor the disadvantaged,




Table 12q
Housing Density of Mizrahim and Ashkenazim  (Second Generation), 1961-1991

Mizrahim

Ashkenazim
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are rather modest with respect to common amenities such as a

Average housing density among European- or American-haorn bathlub and/or shower and toilets. They widen considerahly
Israelis is 0.91 persons per room; that of Asian- or African- in lerms of less common features such as more than two
born Israclis is 111 persons per room. 1t should be poted toilets, heating and hot-water facilities, and telephones.
that immigration from Russia caused housing density among These, however, although no less essential than the basics
Ashkenazim fo worsen somewhat hetween 1983 and 1993, for the maintenance of reasonable housing quality, are not
Corresponding figures by origin of father of head of comsidered hasic ameniries.

houschold are 0.99 persons per room among households of
European/American origin and 1.21 persons per room for
househalds of Asian/Alrican extraction, (Central Burcau of
Statistics, Statistical Abstrace of Tsrael, 1992, duly For 19923,

This point is particularly salient with respect to heating and
cooling provisions, us these are excluded from the basic
heusing "basket” and are rarely provided by building
conlractors. The 1992093 Family Expenditure Survey shows

Among the Jewish population as a whole, there has been a that 37,2 percent of houscholds headed by persons of
substantial increase in the percentage of persons dwelling at Enropean/American origin own an alr conditioner, as against
the low housing density of less than one persun per Toom and 218 percent ol households headed by persons ol African/

a concomitant decrease in the percentage dwelling at high

densilics of more than two persons per room. Tt is also tne Table 125

that the incidence of high housing density (two persons or Housing Density of Foreign-Born Mizrahim

mare per room) among Mirshim is falling, as i is lor the and Ashkenazim,  1961-1991 (Percentages)
population as & whole, hut the share of Mizrahim enjoying o Sy =
housing density of less than one person per room is not as sl SRR

high as it is among Ashkenazim. (Sce Tables 12a and 12b.) Mizrahim = 843 471 167
3! L 1YL | )
c“nditions and Furnlshings Ashkenazim =2 5.7 149 16
_ ; <] 44,2 314 548
Research on the effect of the income level of heads of BaiE:
househalds on Jmusiug quality shows a pﬁﬁiTjk'E correlation Central Burzan af Saatistics, 1964, Lo urt L. 1241 Papulation 2l
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hetween income and guality,. When sociceconomic indicators Hi o
are held constant, however, a large gap between Mizrahim and
Ashkenazim comes into sight, Le.. there is a substantial
dispurity in the housing quality of persons with the same
socioeconomic indicators. Jews of Furopean/American origin
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Table 13
Ownership of Durables (Percentapes)

Born in Europe/ America Born in AsiaAfrica

TURD Bo/T 9103 TORD B6/87 y2/93
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At least one car 6.3 41.9 42 4
Tww or more cars - - i -- - 5
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Asian origin, Comesponding figures for private or central
heating are 12.7 percent and 7.4 percent. respectively.
Common household appliances such as refrigerators, ovens,
washing machines, and television sets are equally prevalent
in Ashkenazi and Mizrahi households. Less commeon
appliances such us vacuum cleaners, dishwashers, clothes
dryers, and deep freezers - once found more [requently in
Eurcpean/American origin households, are now hecoming
cyually common among both groups, (See Tuble 13,

Housing Ownership and Property
Value

Orwnership of residential real estate also shows marked
disparitics hetween Ashkenazim and Mizeahim. In 1990, 76
percent of households headed by persons ol Asian/African
origin and 67 percent of those headed by persons of
European/American origin owned their dwellings. [t is worth
bearing in mind, however, that the rate of vwnership rises
wilh length of stay in the country, The Luropeanf American
group includes immigrants whe arrived since (990, of whom
only 13 percent own their dwellings. The ownership rate
ameng Europeans and Americans who immigrated hefore
L9alh is 87 percent,

Among the lsracl-harn, 68 percent ol heads of houscholds
with fathers of Asian/African origin own their dwellings, as
agamst 77 percent of those whose fathers are of Furopean/
American origin. Within the European/American origin
group, 8.5 percent resided in government housing and 11.5
percent rented on the private market. Corresponding ligures
for lsraclis of African origin were 28,8 percent and 9.2
percent, respectively,

Motably, tenants in public-housing projects belong 1o low

Ajami Uuarter, Jaffia T899 (Foav Alkaby)

income, wellarc-dependent groups thal pay lirle if alry renl.
Private renlul. & much more expensive option, is suitahle
only for persons with average or higher income.,

Aboul 87 percent ol public-housing dwellings are situated o
urhan centers, mostly in disadvantaged neighhorhoods where
environmental conditions and social and physical
infrastructures are inferior. Bevause the public management
companies do not profit by maintaining their properties,
they invest little in the buildings and the surroundings,
which, conseyuently, are generally left in rundown condition,
Dwellings owned by Isracl-borm Ashkenazim are worth 65
percent more than dwellings awned by Lsracl-bom Mizrahim.
iThis is calculated on the basis of expenditure for in-kind
housing consumption, i.e., the interest that conld be earned
on the capital invested in the dwelling plus depreviation of
the huilding: see the J992/83 Family Lipendinere Surve,
Tahle 6:413.

Shedcre 1994
(Crovernmient Press
Bureou)




Israel in International Perspective

The average level of housing density in Istacl is
among the highest in the Western world, Even the
pace of improvement from 1950 1o 1980 was
slower in Israel than in the OECD countrics. (See

Table 14
Average Housing Density (Persons per Room) in Selected
Western Countries 1960, 1970, 1980

Table 14,3 Country 1960 1970 1980
Most dwellings in Israel are connected to utilities | Australia 0.7 (.7
and infrastructure syslems (running water, Austria 0.9 k.1 0.8
sewage, electricity). The proportion of dwelling Belginm & TR 0.6
ujnils thzlljl liu:k has]c_ min-eniﬁes such i 1::ich_i|aml Bt 07 0.6 0.5
shower/bathrooms, is low in comparison with - =
; S Denmark 0.7 U.5 0,3
other countries. (See Table 15.) Many Arab .-E' < -
lacalities in lsracl, which lack basic amenities Finland .3 1.0 0'5_
because of inadegquars infrastructure, are Drance L.0 .9 0.6
exceplions (o this rule; this is the resolt of the Cermany 0.5 0.7 .6
pmtrflmlcd Il]'_Hi.']"l]TliT.ltll.]'U[] .l]ml has clml'ﬂl:leﬂz-:d_ Clresce G KT 0.8
lsracl's housing pulicies since the early vears of Tolan 0.9 0.9 0.0
starehood.
: okl ¥ Tral¥ [.] 0.4
lstacl has one of the world's highest rates of
: e T Japan I 1.0 0.8
housing ownership (see Table 16) and, -
e S e sl P Mew Zealand (0.7 0.7 0.5
conversely, a relatively low share of rented :
housing, The proportion of government-owned Norway 0.8 0.5 0.7
housing available for rental is especially low, Sweden 0.8 0,7 0.6
Wt I'umili:_'s choose o purchase an ;p;mmem_. Switzetland 0.7 iR: 0.6
CELT Y EIVINg SINY purchase programs — = -
2 e ]
clear preference over all athers. Unired States "'_’ .6 0.6
OECD average: 0.9 (.5 0.7
[srael 1.6 5 158

Souree: Master Man for Derael in e Twemty-Foege Coniery, Pl B Repor N 4, Boonomie, Sarial. and
Lrerenmzntal Inchvzioes, Intemational Cempanizon: OFCT Coanerizs and Tsrazl, Haifa: The Technicn, 198271
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"o "‘i“"‘“‘"" Percent of Households that Lack Basic Amenitics, Selected
Western Countries

e “;..?'_;f'-"" - RTRETE .

1---.-;."; 'll-dln.- Table 15

'F: E%ﬂ_l;“ ,.ﬁi_mia*r Table {
i Y

Country Bathroom/Shower Toilet
Canada 2 2
Lnited States 3

England 4 &
etherlands 4 i
Sweden 7 4
Wesr Germany 11 7
Denmark 14 2
Japan 17 54
Ansrria 21 14
Finland 32 16
Spain 35 16
Lepael 1 I

Sowrcy; Beo, Yuskevw, o, [958, Saeiossonomse Inificmtsrs, Jenuselom, Center e Secial Tolice Atadies in Jousl.
Luble I-6. p. 114
Muder DECT dets 2 o the vear 19805 Lirael datz are far 1983,

L Table fo
4 Public Sector Rental, Private Sector Rental, and Ownership, as
g Shares of Housing Stock, Selected Countries {Percent)
Public Sector Frivale Sector Ownership
Rental Rental
China [1983) a4 3 13
[Tolland {1949) 43 13 44
Belgium {1951) ! 3l 39
England (14984 a 7 &7
France {1988) 24 23 31
Germany | 149584) 16 42 42
Tapan (1483) 13 25 62
United Stales ( 1985) 2 iz a6
Canada (1986} 4 33 63
Pakistan {1980 | 21 X
Switeerlund (1980 ] 75 23
Tsrael (1983) |4 13 73

Swuree; Wersz  ENE, 1891, Privaimanion of Puilic Honsing i fvaed, Tel Aviv: Tal Aviv Universils, Sapir
Lenter foe Development, THacnssin I*lm \Iu AL

Tel-Aviv, 1994 ("Binyan vDiwr")
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Prospects for the Future

Israel’s public housing policy, as manifested in government
mechanisms that regulate and control heusing supply, posits
national goals against private-market activity. Public
infervention in the market mechanism was meant primarly 1o
prevent distortions and increase efficiency in providing
housing for the population us a whole. Thus far, however,
government intervention has not led to an elliciency in
housing supply that would assure the wellbeing of the entire
population.

In the past few vears, the most salient manifestation of the
huusing problem in Tsrael is the sleep inerease in bousing
prices. Notwithstanding dips and slowdowns in cerlain years,
prices have been rising since the 19305, especially in recent
vears, (S Lable 17.) Forecasts of continued brisk demand for
housing indicate that housing prices will escalute Turther.,
Comsequently, there is room for continued public

inrervention in order W ensure suitable accommodation for
all.

However, many of the problems in the lsrachi housing market
are the result of public administration through a centralized
government apparatus. Unless the modalities of public
involvement in the housing market are overhanled
fundamentally, no change of substance can be expected. In
countries that deceniralize powers, e.a., by transferring them
1o local government, public treatment of housing is more
effective, By making housing a public enterprise, political
intervention may be neutralized and a housing policy free of
party considerations may be devised,

Tsrael is a signatory w the UM loternational Bill of Housing
Rights, a part of the International Bill of Rights. In Israzl
itsell, however, the housing issue has not yel been anchored
in legislation. Accordingly, the rights and ohligations of
citizens and authorities do not wanifest themselves in law. At
the present writing, 42 countries have enshrined the housing

have been determined in ways that leave insufficient
[exibility in choice of type of accommoedation, Yarious
population groups purchased housing that Tailed 1o meet their
needs and were not given the option of not purchasing their
howsing. Other groups preferred hovsing modalities that the
assistance programs did not offer them, e.g., the option of
pwner-occupier building, which would suil the way of life and
economic capabilitics of the rural Arab population. The
public assistance programs did not answer the needs of these
Lroups.

The policy on use of agricultural land is explicil, but there is
as vet no public policy oo the use of urban land. Beeawse the
scarcily of urban land combines with u growing demand to

in land roned lor building would presumably allow mure
effzctive use ol this resource. The policy envisioned 15 wne
that would invoke serious sanclions, such as fines and high
lazies, against those who hold land approved Tor boilding
withoul using it, and restrict the acquisition of land and
housing Tor investmenl purposes.

In Israel, especially in the towns, the maintenance
regulations lor residential buildings and arcas are inadeguate,
Such regulations, which are common in other counirics, help
preserve and care for huildings and their surroundings,
Particularly lacking in Tsracl ure regulations for the upkeep of
buildings meant for both public and private rental. The result
of this lacuna is o protracted decline in praperty valucs and
detriment to the residential envirenment,

Lable 17
Housing Price Index

rights of all residents in legislation.

Tsrael's housing policy makes Lirtle
provision for public nervention
meunt o award differential housing
assistance Lo various population
aroups. Conscguently, the assistance
progeams that are in effect -- o
housing purchase, rental, or leasing --
are inadequately tailorad ro the needs
and preferences of population groups
with distinct ways of lile, family size
and organization, social habils,
ceonomic capacity. and ability to pay
for housing services.
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Motes

Development costs are still lower in the center of the
country than in development areas for similar types of land,
Building in remote locations that lask environmental and
industrial infrastructure or other job opportunities entails
investments in the creation of jobs, schools, and physical
infrastructure,

[ )

These provisions were enshrined in a "program contract,”
Le., an agreement between the Housing Ministry and a
housing company Lo build and sell dwelling units as part of
the public-building program. Tn program contracts signed
up to 1952, the Ministry undertook to purchase any
dwellings that the builder could not scll 1o the public and
prommised grants for builders who met the Ministry's rapid-
construction stipulations.

According o a study by Bank ol lstac] economists,
housing built en cheap land provided by the Tsrael Lands
Administralion was a5 expensive as housing on ordinary
lanal, because it Is the demand factor that prevails in
determining housing prices. By inference, contracrors who
built on cheap land increased their profits as a result of the
govermnent's attempts to reduce housing prices,
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