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Executive summary

The demand for housing in the center of Israel is growing each year and Modiin is
one of the main development targets due to its location and massive infrastructure.
Modiin is built in the heart of open spaces which are an important part of the
national ecological corridor. These open spaces are the city's unique and quality
characteristic that makes it an important location for incoming and interior tourism

and an attractive location for living.

The development pattern in the city is from the center towards the outskirts. Each
new neighborhood being built destroys the open spaces around it and expands the
urban areas in an unfocused way. This raises the question, "does city planning utilize

the land in the most efficient way?"

The report examines the land allocation in different neighborhoods in Modiin, to
assess the actual need for expanding into the open spaces and evaluate the use of
interior land in existing neighborhoods. The report uses a similar model to that of
the Ministry of Construction and Housing to examine the allocations in the different

neighborhoods in Modiin.

The report compares the minimal ratio between the numbers of housing units per
dunam that is permitted in each area by recommendations from the national council
for planning and construction, to the existing situation on ground. This measurement
(units/net hectare) is a common planning method that is also used by TAMA 35 to
define the minimum ratio in each area. This report will check if in fact, defining a
minimum net hectare ratio assures effective usage of the land. The findings show
that this measurement is not the best indicator since it shows more correctly the
ratio between the number of residents in the area examined without taking into

consideration commercial and public buildings and not just housing units.

The report found that Measure units/gross acre more correctly represents the ratio
of residents to the area. The ratio between the area designated for residential
construction and the space allocated to various public institutions is affecting

ultimately the differences between ratio units/net hectares compared to gross.
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The average realization rate of construction areas for residential purposes In Modiin
(94%) is significantly higher than the percentage of commercial and public buildings
(69%). This is not a normal ratio between residential and commercial areas. In
neighborhoods where commercial and public building allocations are higher than
recommended, some of the areas were not developed which proves the allocations

were wasteful to begin with.

The large difference between the number of housing units on the ground and the
number that could have been built if working by the Ministry of Construction and
Housing recommendation proves that the city is not planned by their
recommendation at all. The report concludes that current building practices
including the inefficient use of land within existing neighborhoods are not consistent

with the housing crisis in recent years in Israel (especially in the central region).



