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Figure 8.1

Annual Number of Transactions by Type of 

Purchaser, 2008 19

a Housing upgraders in waiting are households that have 
purchased a new home before selling their previous one.

SOURCE: Based on Israel Tax Authority, CARMAN file.

a

In 2019, home prices 

increased by 3 percent, 

in 2017 and 2018.  The 

number of transactions 

home buyers.
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(1) Submitting the plan to the Regional Planning Committee (or the VATMAL) and 

its approval

6

(2) Land marketed by the Israel Land Authority

9

6

9

Table 8.2

District committee and VATMAL approvals, 2011–2019

2011 2012 2013 2014 2015 2016 2017 2018 2019

District committees 29.1 74.7 79.3 62.2 74.2 73.3 85.4 86.3 75.1

VATMAL - - - - 25.3 37.6 41.8 59.3 65.5

Total 29.1 74.7 79.3 62.2 99.5 110.9 127.2 145.6 140.6

SOURCE: Based on Planning Authority data.

(thousands of units)

in 2017 and 2018, 

moderated.
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Figure 8.3

Marketing of Land (High-Density Construction): Published Tenders and 

Tenders with Winners, 2012 19

SOURCE: Based on Israel Land Authority data.

Thousands of units %
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(3) Approval by the local planning committees and the issue of building permits 
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16

16

high-demand areas 

on the congruence 
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(1) Urban renewal

19

19

Economic Journal: Macroeconomics

American Economic Review

Journal of Urban Economics
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projects increased.  
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In recent years, about 

40 percent of urban 

38 program, but the 

program—reinforcing 

are in the periphery.
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(2) Umbrella agreements

in their jurisdictions, a 

2017 2018 2019

 2020–2017

 planning

targets

North 0 0 0 1.9

Haifa 0 0.1 0.1 2.7

Center 1.4 1.9 12.4 6

Tel Aviv 2.5 7.6 2.8 6.8

Jerusalem 1.1 0.3 1.5 1.5

South 1 0 1.9 1.6

Total 6 9.9 19.2
a 20.5

a
 Total including 600 units in Judea and Samaria.

SOURCE: Based on Urban Renewal Authority data.

(annual, thousands of additional units)

Table 8.3

Addition to the planning inventory in urban renewal projects, 2017–2019
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Table 8.4

Umbrella agreement marketing targets and actual marketing, 2019

Locality
 Signature

date

 Housing units

 in the

agreement
a

Marketing 

targets to the 

end of 2019
b

 Actual

marketing

 Actual marketing

rate (percent)

Kiryat Gat 11.2013 6,442 6,442 5,262 81.7

Kiryat Gat - agreement increment 2.2019 7,164 2,000 - 0.0

Modi'in 1.2014 11,804 11,804 6,843 58.0

Kiryat Bialik 1.2014 7,253 7,253 2,132 29.4

Rosh HaAyin 2.2014 13,636 13,636 5,759 42.2

Rishon LeZion 11.2014 16,393 10,000 6,204 62.0

Ramla 7.2015 7,483 7,483 2,350 31.4

Ashkelon 12.2015 31,791 10,000 11,105 111.1

Be'er Sheva 10.2015 18,140 18,140 5,250 28.9

Herzliya 1.2016 7,443 7,443 1,468 19.7

Netanya 4.2016 12,288 8,000 2,185 27.3

Yavneh 8.2016 12,699 8,000 2,367 29.6

Tirat Carmel 9.2016 7,986 7,986 2,094 26.2

Afula 9.2016 10,496 8,000 190 2.4

Ma'alot 2.2017 5,545 4,750 325 6.8

Ofakim 2.2017 14,436 10,000 2,213 22.1

Eilat 3.2017 18,372 8,000 863 10.8

Beit Shemesh 4.2017 13,007 8,697 7,902 90.9

Or Yehuda 4.2017 5,020 5,020 2,135 42.5

Acco 5.2017 11,968 6,000 1,200 20.0

Lod 5.2017 17,018 7,080 799 11.3

Be'er Yaakov 5.2017 11,653 6,000 2,235 37.3

Ashdod 8.2017 30,046 9,436 - 0.0

Migdal HaEmek 8.2017 4,985 4,985 1,524 30.6

Dimona 9.2017 15,657 5,204 594 11.4

Nahariya 9.2017 7,422 6,000 2,708 45.1

Netivot 12.2017 13,103 6,000 3,374 56.2

Sderot 1.2018 5,498 5,498 302 5.5

Haifa 3.2018 15,623 2,000 431 21.6

Elad 3.2018 5,222 5,222                                 - 0.0

Jerusalem 3.19 11,953 2,000 1,834 91.7

Yehud 10.19 7,313 2,000 - 0.0

Ramat Gan 12.19 8,722 - - 0.0

Total 393,581 230,079 81,648 35.00

b
 Marketing targets subject to approval of the plans in the preparation and approvals process.

SOURCE: Based on Ministry of Construction and Housing and Israel Land Authority.

a
 Excluding special housing (protected housing, dormitories, etc.), additional housing units pursuant to the Sheves regulations, and urban 

renewal.  Housing units on State-owned land only.
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indicators point to a 

the years 2017–2020.  

increase from 2021.

The Buyer’s Price 

program increased 

demand for homes 

due to the subsidy, 

home buyers returned 

and the numbers 

projects reached the 
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Figure 8.9

First-Home Buyers, Annual Data, 2015 19

SOURCE: Based on Central Bureau of Statistics and Israel Tax Authority, CARMAN file.

2019        2018         2017                2016                2015
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0
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Periphery Center

Figure 8.10

Number of Transactions of Housing Upgraders, 

by Area, 2008 19

SOURCE: Based on Israel Tax Authority, CARMAN file.

transactions by 

housing upgraders 

in demand for their 

due to their departure 



BANK OF ISRAEL, ANNUAL REPORT, 2019

Periphery Center Periphery Center Periphery Center

2011–2015 8,543 10,827 17,297 24,395 18,439 24,283

2016–2019 4,582 5,762 13,673 15,985 13,684 17,674

SOURCE:  Based on Israel Tax Authority, CARMAN file.

Sales to other upgraders
Sales to first-home 

purchasers
Sales to investors

Table 8.5

Distribution of housing upgraders' sales by purchaser type, 2019
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2007-

2009

2015-

2010

2016-

2019

2007-

2009

2010-

2015

2016-

2019

2007-

2009

2010-

2015

2016-

2019

2007-

2009

2010-

2015

2016-

2019

Area increased by more 

than 15 sq.m.
46 44 39 15 19 22 2 2 3 63 65 63

Change in area of less 

than 15 sq.m.
6 5 5 8 9 10 2 2 2 15 16 16

Area declined by more 

than 15 sq.m.
5 4 4 8 8 9 8 8 8 21 20 21

Total 57 53 47 31 36 40 12 11 13 100 100 100

Table 8.6

(as a share of total upgraders during the period)

Distribution of housing upgraders by changes in area and in price between the home being sold and the home being purchased, 

2015–2019

Note: For each of the periods, the sum totals 100 percent.

SOURCE: Based on Israel Tax Authority CARMAN file.

 Home value increased by

at least NIS 375,000

 Change of less than NIS

375,000

 Value declined by more

than NIS 375,000
Total

Due to the increase in 

demand during 2019, 

home prices increased 

by 3 percent.
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the Buyer’s Price 

program, about 70,000 

purchased a home.
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191

2016 2017 2018 2019 2016 2017 2018 2019

Awarded in lotteries 2.2 21. 7 6 6.1 3.4 13.7 9.3 4.3

Winners 2 18.2 5.8 6.1 2.4 6.6 6 3.9

Rate of homes with no 

winner
8.6% 16.1% 2.3% 0.4% 27.5% 51.7% 35.3% 8.8%

SOURCE: Based on Israel Land Authority.

Center Periphery

Table 8.7

Rate of homes with no winner in the initial "Buyer's Price" lotteries, 2016–19

(thousands)

The expansion of 

to demand, and price 
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Figure 8.11

Homes Offered for Sale to Eligible Buyers Without a Lottery in Cities 

with Buyer's Price Lotteries, 2019:Q4

SOURCE: Based on Ministry of Construction and Housing.
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Year No winner Winner

 Percentage

 with no

winner

Total No winner Winner

 Percentage

 with no

winner

Total

2015 733           4,664        14% 5,397 409           2,164        16% 2,573

2016 5,308        8,553        38% 13,861 6,665        11,186      37% 17,851

2017 5,217        17,211 23% 22,428      10,448      12,292      46% 22,740

2018 9,887        9,752        50% 19,639      11,640      14,621      44% 26,261

2019 2,435        9,825        20% 12,260      13,095 6,255        68% 19,350

Total 23,580      50,005 32% 73,585      42,257      46,518      48% 88,775

SOURCE: Based on Israel Land Authority.

Center Periphery

Table 8.8

Buyer's Price tenders, 2015–19

(housing units)
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Dependent variable:

Log(price) Probability

Log(rent) 0.798 0

Log(rent_future) -0.1252 0.0134

Fixed 0.5978 0.0577

R
2 0.8336

Number of observations 39

Null-hypothesis: The remainder has a unit root (ADF

examination)
0.0103

Dependent variable:

Log(inventory_homes) Probability

Log(population) 0.873 0

Population/households -0.1393 0.0022

Fixed 0.3981 0.2304

R
2 0.9978

Number of observations 39

Null-hypothesis: The remainder has a unit root (ADF

examination)
0.0001

Panel B: Inventory of homes and demography

Table 1: Estimated long-term connections, 1980–2018 (yearly frequency)

Panel A: Asset pricing
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Variable
Effect on prices 

in the next year

Remainder in 

2018

Contribution 

to price 

changes in 

2019

Remainder from the asset pricing equation -0.17 18.10% -3.10%

Remainder from the inventory of homes and demography equation -3.97 -0.45% 1.80%

Table 2: Effect of deviations from the long-term connections on real home prices


