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Do social protests affect housing and land-use policies?
The case of the Israeli social protests of 2011 and their
impact on statutory reforms

Mir Yona Mualam and David Max

Faculty of Architecture & Town Planning, Technion Erael Institute of Technology, Haifa, lsrael
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Did the largest social protest in
Israeli history produce a social
housing regime?

| THE STATE PRODUCED AFFORDABILITY.

IT AVOIDED WELFARE.



CONTEXT / THE HOUSING PRICE SURGE

Inflection Point: Israel House Price Index (2002-2014)

- A turning point
2 for the housing
T Dec 2010,4#57.3)

2 20 2 market
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Year
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FROM DECLINE TO A HISTORIC PRICE SURGE

-30.7% +165.7% +134%

2002-2007 Following 2008 Following 2008
Nominal decline Nominal increase Inflation-adjusted

Near-zero interest rates after the global financial crisis intensified the price surge.

DASH 2026 / October



CONTEXT / HOUSING COMPLETIONS

Completion of housing units 1995-2013 20.000

60,000
50,000
40,000
30,000

20,000

. I o - . o L B A R E e e - e . o & B e S Lo ] [ T o e T CIE o b W

Saurce: Central{Bureau of Statistics

SUPPLY
PRESSURES
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A middle-class
backlash against the
.- neoliberal retreat

E ]

' The Context: || The Spark: |

1977 marked Israel's | July 14, 2011, Daphp;
| tronsition from | Leef pitches a tent on |
R (ocialist hnusiﬂg* Rothschild Boulevard " =
1| providertoa decidedly |- over exorbitant rent. ;1 ,
‘L copitalist, free- o T e

@k | warket regime.
P l The Eruption: Hundreds of :
thousands take to the streets >
demanding a reinstotement of the | ~f8
| welfare state. Housing becomes 1 M
set L e ultimate sywbol of inequality. |

¥ .?" i Ly T 'y v Lo, Ty h '. '_ o .. J
i Loh L . L T g A Bl |
' .y " g ik L L |:-k\._-._r 2 L
3 A - : . P ol -,__--.'F'. T e e Sem L
- R e O T ;r:.!‘;- i i i

r_.-"' L




-

o =

The Spivak-Yonah blueprint demanded
a return to the welfare state

® |

i
1. De-
commodification |

Make affordable |
housing a legally
guaranteed basic |

human right.

2

2. Direct
Provision

Massive expansion
of state-built public
housing and a
governmental
safety net.

iy

3

3. Market
Regulation

T

{
Strict rent control

measures and
| landlord-tenant
contractual
regulations.

|
|

|

O

4. Democratic
Planning

| Decentralize planning

powers to local
committees and
integrate NGOs into
state planning bodies.
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THE STATE’S HOUSING REFORM TOOLKIT

01 LOCAL APPROVALS

Local planners can approve affordable-housing
units, typically around 20% below market rent.

02 WELFARE VOICES

Social workers and welfare department
representatives join housing committees.

03 PUBLIC LAND

Government-owned land is sold at scale for below-
market-price housing.

04 DEVOLUTION but also Centralization

Planning powers shift away from regional planning
bodies.
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| The State responded with legislative barrage

a=
|
|

2017

|

] | | | | N O
2011 2013 | 2014 12019

National Housing | Dira Lehaskir B Zero VAT Reform [l VATMAL BB Mechir
Committee (NHC) HEBE (Gov't Company for B (Failed) (Fast-Track LaMishtaken

Housing & Rental) 1 Planning) {  (Buyer's Price)

Target Price

27 distinct statutory and policy
reforms enacted to artificially inject

| | | ' ' ' | —— - supply into a rigid market.




" The fundamental divergence between two housing paradigms

_(Social Affordable
(Protest Demand) . | (Government Reality)
Lot De-commodification - Market access
Efii?fg I A basic human right - A financial commodity
G | Direct welfare 'provider . Land-broker and deregulator
Eﬁliieﬂrf | Righ’rS-holder .
Viechanism | Miassive public investment

& regulation




Dira Lehaskir: The illusion of public housing

The Government Company \ The
| for Housing and Rental Ltd. | P
The Protest Implementation:
Demand: & Lang Allocation [ | Oversight Management | Agovernment
: : 3 ||| corporation
Build direct il ol | created to locate
_ state-owned land,

Eubli c-owned )

!

oustng for only to oversee

|
rent as a | r-l_ T el e | T l| private.developers
governmental = S i gmeet== WM Who build and
safety net e | - || operate the 150,000
j K | - | g W targeted long-term
e - _L_ """ o _]_ _]..I " rental units.

e S —— e — e e ]

Key Insight: The state defined rental availability as a worthy goal, but outsourced the

execution, ownership, and operation entirely to the corporate sector.



Mechir LaMishtaken: Affordability as a competitive lottery

| Developer as Provider:
Private market executes
— | all construction. State

[ refuses to build directly.
State as Broker: 0 o 1T 1
Government forfeits I —h | 0
maximum profit, selling : e i
land to developers at a [ L0f) | . Citizen as Consumer:
deep discount. | i Eligible middle-class

T I I buyers competeina

: = =——p— ”] randomized lottery for a

_ J ' 20% below-market price.




The Fast-Track Funnel bypassed democratic planning

Standard Planning Processes
National Housing |
Committee (NHC) Public Mffiection
& VATMAL | |

Accelerated Developer Approvals

' per-entralization disguised as efficiency. The state assumed
overriding powers to streamline developer approvals.
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2014 EMERGENCY LAW /| THE SUPERTANKER

SPEED
N C P H P Accelerate the supply of housing.
National Committee for | QUOTAS

Preferred Housing Plans

Requires affordable-housing allocations.

FAST TRACK

Bypass regional/national planning and create a one-
stop approval process.




FASTER APPROVALS of ‘Affordable Housing’/ AT WHAT COST?

ONE-STOP SHOP

« Shorter consultations
» Consultants review plans in parallel
* Less bureaucratic processing

* Citizen objections are often
rejected;
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Average duration (months) for housing plan approval



Statutory Targets: The lllusion of Massive Productio'n; T

The Quota;

The Vatmal was bound by a mandatory
30% quota for long-term rental housing
on state land (split into 15% general
long-term rental and 15% at a reduced
rent for 15—-20 years).

Paper Achievements (By 2020):

88 Massive Plans Approved.

261,000 Total Units

Approved In Blueprints.

Housing for the
Elderly/Students/Special Needs |  Blu

_ b
Affordable / /

3%
Small
Apartments

(Hitting the
target)

Blueprint Breakdown:

* 68% Free Market Sales.

» 29% Affordable / Small Units (Hitting the target).
* 3% Special Needs Housing.

Free Market‘ v
~ Sales (for sale)
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The Implementation Chasm: Paper Approvals vs. Concrete Reality

Approved on Paper:

Over 500,000 total

Over 500,000 total units
fast-tracked and approved
by the end of the decade.

h-!i

_..-
-

500 000 Total Unlts

Approved on Paper

' ~1 50 000

Desngnated
\ Affordable

~10, l]ﬂ[l
Actually

- Built

result Is an artificial pipeline that generated headline

Demgnated Affordable:

~ ~150,000 units officially
designated as affordable or
- for-rent in the statutory plans.

Actually Constructed:
ONLY ~10,000 units were

actually built and completed
on the ground.

'S Without generating hnmne

i Gernini Noteboolk



Synthesis: The Limits of Market-Reliant Fast-Tracking

Statutory Fast- Trackmg >

e o e e e

:\..,.-'F

Solving the Wrong Problem:

The Vatmal treated the housing
crisis strictly as a zoning and red-
tape problem, ignoring the
economics of construction.

L
-
— —

The Market Absorption Trap:

Without direct public development or
ong-term financial guarantees, the
private market absorbs the zoning
benefits (upzoning and fast

aprovals) but stalls actual construction
until maximum profitability is reached.

el
—
—

<« Direct Public Development

g — e — — ——— e — o — e — . — —

o — — —

Conclusion:

Making housing systems faster does
not make them more social. Protests
forced the government to modify
planning regulations, but the deeper
Institutional logic of neoliberal housing
. provision remained entirely intact.

Dash 2026
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Processing social demands through the neoliberal filter

. It Privag; Paraty
\ Human Rig 2lizatiy .
e o - | Developer Reliance | = ‘"%
'\ G, Wk g WA Land ¢ Reyenue
;’.-‘ 2 : | \"ﬁ-\“g .
| Direct Public || 4 Sy Longop:Operated
1 HOuSlhq i | 9-Term Rentas

The state cherry-picked demands and wrapped them benevolently
In progressive vocabulary while maintaining capitalist structures.
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Reforms operated within the market, not against it
2X2 Policy Scatterplot

88%

relied entirely on
Supply-Side
mechanisms.

29%

were predominantly
Market-Based.

Active Measures

Reactive Measures

Welfarist Policies Market-Based Policies

Key Insight Text: The complexity of the crisis required variety, but the default mechanism remained neoliberal competition.

' Dash 2026



The malleability of neoliberalism

Shockwaves -~
(J14 Protests) _h-

Neohberal .
State |

e
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Vocabulary vs. Logic: Piecemeal Pacification: The Preservation of Power:
The state adopted the vocabulary of Policies were designed as immediate ~ Ultimately, the reforms removed
the protests (affordability, long-term supply-side injections, avoiding any barriers for capital flow and developer

rentals) to pacify the middle class. | long-term structural resets. reliance, reinforcing the exact system | =
the protests sought to dismantle. /) -

N

o ' =
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~ Beware of marketization
| disquised as social justice

Non-violent resistance can force immediate policy shifts.
But without structural vigilance, governments will always
default to making housing affordable for consumers, rather
than making the system social for citizens.

Apply this diagnostic lens tﬁ your own local housing reforms.



| THEISRAELI CASE EXPOSES AN IMPORTANT &
J DISTINCTION BETWEEN MAKING HOUSING MORE

AFFORDABLE ON PAPER, AND MAKING THE

HOUSING SYSTEM MORE SOCIAL IN REALITY.

| Apply this diagnostic Iehs fo your own local housing reforms.



TWO DECADES / HOUSING PRICES KEEP RISING

2l dEl NALUWdl AUUsSE FTIeE HIUEA | LUUD—LULD)

630

Peak (Feb 2025): 609.8

500 ® —

= 100)
=
LN
e

L

Index Value (1993
(8 ]
Ln
[ e |

2250

2006 2008 2010 2012 2014 2016 2018 20220 2022 2024 2026

Saurce: Israeli CBS data (2026)



THE LONG-RUN REALITY

+220% n3.2M +124.6%

Nominal price increase 2026 equivalent of a Inflation-adjusted

over twenty years 1M apartment in 2006 price increase
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