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DMMINNN YD AR WMIPY NTYY2 NDID PR NNOWN MNONNY [ NNT-ON
N9V MYMN AR NNOVN DIPXN DX MIAPY DNYIDA PN .NYY DDA
D5’ DMONNN ,GONA .PYINTVNAY PYI DINKR DIMNIY DNDINY
NYPYN Y MYAPIY NAPOLRNINI NPMIN DPIN NN TN TIAYD
AVIN 9O DIWATIN DOINHDIND NDK YNVY MNI Y2)7 NIOND MW
NPTINKDY NPIPY INNN NPIIN 95 NTYPHN DXAWVIND MDAN NN 1)
MY2)NN NNDNI NN NIVN NNIVN DX POINY NOT INONN MY NIVNH

MNMPN

NXIN MYIY NIN XY IN 1210 NIYNI NNOY DX YNPY NN 7127 DY 1902
NHNDN NNV DINNY WIPXIN NI ,IMYI N3 DINNN DIAVIN DY
NOR TYTRD N2 DY IPNN .NOYW DNIMINNN MIOND N0 DNPITIN NN
NPIPM DIPOA 110N DY DO DINANNA Y21 VIPIAN NN TINN PoN
PPN OITIY

21950 NTITNHT NI NVIWHOIMT TPNTN NTHHNR MYNNINI YXINND IPNNRN
NIVAND TINTNN DTN .DINNY WIPIIN NN DY DIWIWNT DINAINND
MN TOY DIMN DIPN DY BHYY 191N NVINY PNNN NN 7PIaoY
DY DN HY DIMIRND P NIR NTIPNN.OIPN ININ DY DIINNDN
IN NPT HY DXINANA )INAD YT NVIWA NYHNWN NPIPNNT MIVDN 1)
NTHIRN NN YXID DT IPNN .OPON NIPN 1222010 DX DT DI
DY NI DMNIN OINANNN 210N WIY NYIVNN .M AN NN-MPA
22PN IPNNN IRV .MDWN DY NIN 199 NIPN) DIV DIV VPN
TOPANN NN NN DIV DX NIN MNIYI INND INP-GN 127 MDWYN
D NTR-MPA

DN MIVTIN YW D1 DINIANNT WIY NYAVNN NN NN M7HY ¥TD
:TIVN MIVNY YIDY 1AXIN DIND NN ¥IPIIN Y INPY

VIPYAN NN DY NYOVN DY DN DOIMON DIVOIND IPN NPT e
.NPM0N NNIVY

1D NN D NYIVNY JYTNIN NDAPY DIMIND MNP VoY M) »
NRRDIION MIMINA ,NNIVUN DIPIIY NMIYNI MNIMINNA : vIPXAN DY
D2NN MNION PND MIMIANNDY ,YPIPN SWIDIWI YTIY DY THIMINON
JNIONN INXY HITRN KW MOONNN

DNYN P2 DMWY NIMDY OIPINNY NDNN MATYNL OMPYN NN °
.1998-2013

19N INNRY .APNNS NYVLINDIN MITON NP ININ NT IINNI NID P92
DM NPHRRD NV, 7TPINNTINGDD JPINKY AIPNND MIYYN NN
NYOVNN DX DIWINTHNY 190 INNRD DT DINNNNM .NODIANND NI DPHY
MYNWNN NN PNND D) TINRNDN .DMIWN DPNIDNN DIPINNDN YW NPONN

LDINNNNIN NYN DXNINT MNDY NON DINNA NPT

MI90 NPPY

MINNNN NV NN DN DY MATYN NOIWN DY NTNRRY NXININ NYIN
2y TNR I8 MNAY PN 1987 (Hedonic Pricing Method) »71Nn
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DMANNN MIN DI YAP) AN IWND DMNMAND DY NN NIV
NN DOPYo PN 19980 .0 DTN XIN 7N INTN PIva oY
DIPN NN VY AMDTYN 1T DY VIOHNNDY NMDHIL TN NN
TPIMANN 1229 DTN NN PAIYPN DN NIRDHD TPNTIN NTHIRD 0NN
,ION DMIND .0NN2Y OOV 191D NDINNY PNNTD NIX VAP NIVANI)
9901 YN MN D, TIY DNY WIAPY NYPYI DOYMN DIRY DYV
noY PNInn N (Bayer, Ferreira and McMillan 2007) 17>TH N2>202
5v 1902w NoN 0N (Forrest, Glen and Ward 1996) nop na157 mnnn

PPN NN DYNP 12T

NNNN HY NODIANNN MPINN NIIWN NDIY NUNXIN M1 (1974) Rosen
95 QUNI TTHMN-0 NN NVPI NIN AN PNNY WO NN INTIN
0255707 TOY 1NNN NN P97 1133 1991 1NN HYW NNY PIAND NIN T
PP DWIRY NN NN TINNRD 91D 13D MNTN DTN IOV (DNVPIN)
DMININY OMIPNN .(amenity) ININ MIPNI NIDIN I DY OOV DNIN
SVUNY :INTN PIYD NPINID MNNKNN YDIDIN MNTIN DTN 10200 1N
NPLDLLO NN NN 90N .Batlic 1987; Follen and Jimenez 1985
YNID YIWIAN) MYTNN IPNNL TIT NN 1N (GIS) 299N Y110 MM
Song and Knaap) DY82D NWP 11 19-95¢ DXAUMNN OMIHD MTTH

.(Des Rosiers, Thériault and Villeneuve 2000 ,2003

NMNN MIT MYAYN PNAY DMVYY DINND RYNI OONTH OIPHN
TIND DR DTV DINARNDT NN, MNP DINYY .APTN M PNN DY
NPIPIIIN DY PN YTV (1996) Carlino and Coulson ,205 .Ma>
N9y1 7927 NI NFL-N NY21 npnwny 512019 ¥R Nn»p Mo
V11V (1991) Gyourko and Tracy N ,NIN DXI¥2 ©INND VIPXAN NN
M DY 131 DW) 2127 1901 ,1MIND PINK 1D PIN I MM DY Myawn

270N YD VPN

N NN NPNY NIYYINIY DY) DN, MTIITN IMANND HY DTN
PTHND NYPY NIND IN PR DYLY DMIVPN DIIMIANNDI 21T INNN
Vandell and : NYR D»YP 7INY 1127 D77 INKD DMIPIN .PN2IN 19INA
2INYN NN IR 7OINNA DNNINY DY DIND MYNNNA NIT (1989) Lane
IO AYN) 72V ITIITR DYV NI DITIVN 212 HY HIITND
Forrestrst, .Y712y 9N DOWH DXINN P> DNINIKIVID DN /HIIIPYY
PINY SVTIRD HYW INY P 1D9NW ININ (2011) McAllister and Murray
DYTIVNY MPOVN PNN NN NYY 290N DDNON XN DN ,)PNIAN NN
99 TNN DV WHNWN (2012) Ahlfeldt and Mastro D) , 012 NMYT )2
NMNON 0NN 24 DRI N2 NRPOY POV Oak Park N1»yaw NN on
15N O2NY NAIPN YAWIN DN YNIAD WIPIAN 01T T PINII DY
NN MYNNIRI NI MIITR MIMAND TIIND NINK TIT .0») DY
NIV 122N YOIV 13 P2 1NIAN (2006) Plaut and Uzulena : 001905
NN O DTN MYNNINID NN 71P20Y , NN SVDNMIPN PLOVYN NNYA
Moorhouse and Smith .NON ©X©IDVH TAN 555 PYN YAVIN MATYN
DYN1A YW VIPXIAN MNI DTN NPYTAY MNTIN DTN wnnwn ((1994
95 MNP DY OINPNRN VNN 97Y) 27/NIND NIRVIIPNN NNPNA DNV
5-1 WNNYN DN 0) .(19-N RPN DY NIV TP¥NN NNIYRID IWINY
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,Q0N2 TN ,A0N MNWNI NON DXNAD DIXI) PIY DMIIITIN DDV
IR NNN P, NIRNYAY DINNR D1YIITN DIININI 15 TIY 1027 DN
SY NYAYNN NN TIYNY 19D 0N O 19) NDNON NN ,NININN N0

.DYN2Y VIPXaN DY NIN OPNNOY DOIVTN DININND

D578 11 DMININ NNDY HY NN TPNTN NTNINI DIPOIYN DIPNI D)
Ahlfeldt and : 113191 NPYIITN NN DY NOIYND MNIND NIND
ONN AN NIDOYH NMPDWI TNHNY DINN DN (2015) Holman
NN NXITTN 0N .(Leichenko et al., 2001 ,7>7210 MNIND NDIT J9IND))
MIYNIND .DNY NNINKDY NP N2X202) NDOWD DINND TINA MPTH
D3N 7NPNIPYY NPTINY DY XTH 11X DN DIAYIND 1DWY DMIPD
YTy DY VTNNY ,INDIWN MINRY NNNIN TONTN DTN DYDY INNM
Song 709977 DMIND 25%-51 INY ONP> P ,DYTIND DMIAVIN
MNN,THOVN 2AVIN HY DIPMITYN NN IPTA (2003) and Knaap
New) "NUTNN NPNPY’N NI NAIY NINDYY 7MY MDY YN
MDY SY DPMON DINND DY NOWY NPY 0PN (Urbanism
NYNNN NN YV DIMDINM) DIIND NDIWY 19D NYTNN NPNPY-1N
(R NDD ™MINTIN NN MNPYN /PN T ,D0201N MIX Hwnd)
YNNN N2 NDINND DM NNOY IDN 12PY 195> GIS Ny Ny
Y DMOITR DIPANND MYY2 NMOVIA DXNA PPNHY ININ OIIPIND
TN /MDY MNOVWA DN TYUND INY DN PN IWTNN NPNPYN
NMOY P2 TPMVIT NPIYN DOYSIN WX DINRTIPN DIAPNNN WY
JAIRYN D97 PAY (WTN NPNDY MINOY IN NNDIWI MNOY) "MTNPIY
P9 TPNNN K2 (2000) Des Rosiers, Thériault and Villeneuve S¥ 03pNn»
APNNN DM VIPIAN DY YWY DMDN 19NN IX TN NNDW N0
NPT MDINY Q0N 1N NP ,P2NPA MPT DY NYIDT MNPDY P12
N ,DONNOY DIYNMPR-PIID DIVINRD JYW 0 ,NIVOUN NN ,)0NY
TPPINTIVN ST MY MIMAND 1) TPNNOY TIN MYN) DY OMININD
DY DMMANNN MXAPN NNX I DY MONON NYIVNN IR TINVND JN2) T

MTY WIpAan

DTTIAN TN DTN DY NN DONTN DMIPNN 190N 1WA DNV D)
9915 DN2IP AT OITIVN MY YIPIIN NN NN PN ,(1998) Gat
TV NTHRN MYNNINIININ (2007) .Eshet, et al .)T-w12 DOYTI NPIOYN
DXIMNN MPT I LY NMNDN NMDHYW NYIVN NDIDL 19V NNINND WY
Y1 P72 (2005) Portnov, Odish and Fleishman-y .07 2.8 Ty YW pnana
5y NN NMIDY 4-1 DN MITA DINDOWI DIV DY WY NYawnn
Borukhow,) YT w12 D0 M7 DY 70 Ipnn Ny 1978 miva .y nn
DXN22 MPT DY 02NN WPT IPNNA (Ginsberg and Werczberger
DO AWUN MPT ODYA HY MNAYL DINUN MYSNNID) TID DOMWYN
N2YTHIN NYAWNN Y2 DIMINNDN NYITYY N8N (ONT NPONY NYTIN
MMPNR-PXIDN TTIM N2 OMITNN 190N ,NTN TN PN NN Y IN»a
P2INIVNM TN NPTN PNINY AR NTN N2 OVDIVLVON NN YV
SYN IDIIN NPTN PNIN IND DIMINNDD ,TAY2 DOV NYIVN NNMN
NPNAM NIYOWN NNSNI XY NN NPTN N2 2NN ONIN DY DINAND)
2Y THNDN T W2 MPTD WIPIAN DY NYYIY TN WTN IPNN . 1NNN DY
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T5 DNINYN AN 1M DMDN MTN IPNNY 925V (1982) Butler HW iniyv
IV WIV ,(1996) Gat .MININNPNND MPINTI INY MVLID MININ PNIRIIN
DMINN NYI MIT Y PNN DY ONTNN HTINT DINWNN 1900 NN DNNNY
,7292 ©aMYN DN DTN 3 MPTY VIP’AN NN N IPNHND . Ta9a
,IPNNN 285 179730 )7PNNN TN DINDINNN M TN IINN HY THNDNA
91 P9INIVNA NYNINN DTN NVITY NPT PHNN DIYIT DYDY VYO
=91 1999 HN 0N YN NP T NND YT OX P MIND 77 100 AN

RN NN N2 NNIYA TPMINPN PXIDN 110N NN AN

S TAR OYITRAMON PANND DY NYawn 0NN DIPNNN 0 Tyl
7INIAD7 NNDY DI HY ¥IPIAN NPITIA XD NN IPNNT DY INPTIN
Y PN ONTIP DMIPNNY TINI . PININD TON 257N YN ITIN TI19)
Sy WAYND DMYYY DMHIITRN DN DXIMANNDT 2710 NN )INIY XA

PN

IPNNN NIYYN

MNPY PION DY DMINITR DNIMIRNIY NN IPNNI NNDINN NIYYNN
DYNINN NN PIND 1T . XIND DN MNDWY YIPIAN NN DY NYaWn mv»
SNPIAPOY MNP VDYDY DMNNN NINDY DY WAUND DMUYY DM
Y OINN DININD NIV MY NNIVYN DIPINY DNYPN DIPINND
IN DY) NPIDYN 15990 NNNDN INOY YW NPT YWD : PINILNI N
VIPXAN DY NPAPN NYAVN PNN DMYRI DY NOIWNY NN NYND
DOVIDYM APININ INIIDY DNUPN DANRN .(Gat 1998) Nnowy
OXNLYN TN AN MND ,DXAVIND MNIY NN NMNN ,NNOVA
DOVIPOAN DY) AN DY NYOWN YY1 DN NNOYA DINMNAN DPNDNN
NNOYA DOITY DIPINAOY P2V HWNY .(Bayer and McMillan 2012) N
N8P .(Anderson and West 2003) vip>an Sy mayrn nyavn mnn
YT PIOM MNPY NNOYY DINYPN DIPINAN NP NI 1PYWIOVN
PONW HIITRN MY DIYIAPIN DOININRNT I DIDID) 1N N¥IAP,NNOYN HY
TN 02N NIANM JPIN) NN NYOAP PYRIN NNIWN D : NNOVN NN
DXMNAN DXNVYN DIPXI ,NNDYI MAININ PN DY 1NION ,DOWNNN
NPIDYNN NPIIWANI INDNN TN PN NYIAP ,NDX NINY DNVYMN

ST

192 ANP2 VN NIONN DX WX NNIYN MIONNY NN IV NNIN
NYYA NNOVY ,592IWN PIVIAYY .DND 12NNV DIPXHNI NN NINDNI
NYPIAN 7PN INY DIV NDNN IPYA DIDIMN DINON DIININD
DYDYT TPNIND NNINIDY DIPND IPAND MYY2 MINK MNOVHD INY
SV NNV NYNA (2012) ©INKI NPINN DY INTIAY .(Gospodini 2002)
PN DNIND PYRIN NNIVN PNDIY NI IRV DINN MNOY
PN DY NYAYN PNN NN NN N2 NPNI PNV DONPYN DYDY
DYYITN DIPINNDND D) YOVIN NIMNDYD YIPIIN NNV IYYY 100,902
NN’ NINKNI DIMYIY NN N IYN JIWNT VNN NN INY NYPY
DXNLYN NP NNYIN, NI NXID MIINT N2 HYNY \NONN YW 7Y TINN
NN NY2 DN DPNAN D17 ROY DIMINRND DN DXNINSN DO NDNN
Y993 NP D) NYP TN YD TIY WMIAPY YR 1P DINN NNOY
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,O0IN .IMPNY NPINN IN NPIMD MLINNA IVTH MINY 7y 107
TIYY TIIRD NNVIY NHNDN THPNNDY DM MDNX NPYY MNNIN 1N
.12 T NYPIANN DXINNN NN NNOYY DXIAVIND WIP 22 NVINND

(2012 ¥ MV, Frank et al. 2010)

NN INND

DVOIVVD-093NII7 OINNIA NIDN) MNIYS "IN -

N, TITYR IPSY IWRT ,2AN DN :XIND DAY YAV TPNRnn Ipnnn
72,700 MY I INND 1IN NON DY . PYTIN PD8IN )N ,yaY
NPRY TN NI NN JNA PODIVIIND NI NI MNIVWY NPIvNNY
NN DD DY IPNNN 01931 DY TIN ,DMITY DX NN TN
NINT DY) .0 DIPN NN OPMSTYN Y23 DAVIND DY NIINMIND
MNOWUNRN ,DIVTM 1297 NINPY IDIVIIND DN NN NNNN 1T NPN2
MO YD MY NPINNIVI NPIIIND DAY DY DIDMNPNR-PND
IOINN NOYIN MMM 13T NIND 7PN MAPN YON 1IN NNNDI
1251 9N DY Yyaw 2008 IV HY MDIVIIND TPNI ,NPPLDVLLDY

DN NMODY 159 %9 DY D>IM9NN 0¥2vIN 2,000,000~

MM TINN ,NPPYN DY MNRVWIN NPIZNN Y92 NNYYY NMINDYD NoNn
MDA OOTAN DY HY5-TITA NNY RN NANID NPIYN .MNDIN Y
,1999 ;POIDOIN DY DM9NINT DMIN) IRIYID .ANDYN NION NAPN
DYDNYNN) DX MY NN NDIVIIRD YTPINN DIVIIN 1) NPIDYN
P2 OMVLDXVLLDN DX NIRN M) P2 .DOVDIVLVLD DINNY H95-T7172
TRN N9 NNOY 9,999 . TIND NI NN NHNMP NINDYN M)
DYNINY INRD LN PR 12TN .OXIVNA DOVDIVVD DINN NN N
955 NN NNILP NPIIMNI NMTN D’NYN NITHIND 0N DPVLDILVLD
TIN2 OMIN DY OOTINOT DIPANNDT DX GPYY 1103 JNIYYNND IWIND

JTNDY HYW NNITHIND TIND DMTY NN YT ,(2008 ©7151N) 721w

99Y1N SPnn -

(2010 D) DMANNI DY 75D HND AN DI NONMNN NINTNN NININNN
JPPAND TO YW PNNN NI ANIND NI

N

N

P(z) = Z zZjpj

=

IWND
(z 102w NPT) I8N PN P(2)
(Z N12W1j PXARND YV PNINDNT) NNDWN DY | PIRDN NOPY Zj
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NN DY DOP TWND IINN PNN NPY 1 PIANNT MYTNN PN Pj
AN DY NNNX

MNP YIBWA PN P NN D0 PR ,IPNNN MIWYNI PISY 29D
L DOND

P(z) = f(Hz, Nz, Az)

JIUND
7 TINDWA NPTO Yy8IN NN =P(z)

Z INDVN MY DIPPRY DNWPN DIYarN =Hz

Z TINDYA DIWINIWM NPINON NNINIDY DNWPN DIINND =Nz
7 NNIVYN HYHOUIITN YNONY DINVPN DIVINN =AZ

VIPYAN YY DODAN DIMINNT NYIVN NYIPY IPNNY TINTIN IRNWNN
: INAN NINDNI TPNN MNOYY

[(H1 X py1y) + (H2 X peyzy) + -+ + Hj X peyjy)]
+
P(z) = | [(N1 Xpw1) + (N2 X pwa2)) + -+ (Nj X pwj)] | + (other factors)
+
[(A1 X pear)) + (A2 X paz)) + + + Af X pajp)]

SIUND

7 INOWA MPTY y¥Inn 1hn =P(z)

MY DIPIRN NP2 PONNY NONT =Hj

DOWINIWI NN NNNINID NXIAPA PIONNDY NONT =Nj
MYPYN DINOYN MITDTITRA 2ININD NYIIPI PIANNDY NONT =Aj

SW OPY N2y DHYY DNIIINN DI IMN MNTIN PN XoNT =p(Hj)
Hj y>an02 nnx N

OV YXINNN NN DY NYaWN BN YW DMANNN Y5 = other factors
D719 1030) NOY

D»N220 DNIMAND .T2721 DMV DIMANAY 1NNY NN 22N 1Y IPNN
OPN TN DMNN NNOY NPNA DY DN D) YAVUND DIYY DM DINY
Bayer, Ferreira and) N1219w2 7907 N2 NN 1) MNON NI DDNVN
Cutler and Glaeser,) ©»N2NP) D»NI2N DIMIND (McMillan, 2007

191 (Ahlfeldt and Holman, 2015) ©m7ow) no0 S 039981 (1995
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nmbpv
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*0I9'0N AN NAA

0'UIn'yn 2Ny Tm

(o1on/nins now) ma
i

PPN YINRIVIONP DTN 21 N

9PNNN NN NNH

5y NOWNN YT :DMNON DN HY INT PN YY DDIANN PPN
GIS VN9 XMINI YTV MDY ,DIDXPN MY Y-y GONIN NMIRPOY
YNV WINOY 070N DY POITIINRD TPN N 179191 IPO¥a GONIN
MIONN NPIYI RNPIIND GONIN NN YT ,NYPD 2INT NTTHY VITVIN

.NLYA D27 DMIND IVIVXN NYN HIT INIWI

1973 1998-2013 DMV P2 .NA DXPNNN 99 NTTHI NNOWY VIP AN NI
AUNR DMIVNY YO MINPDY 345,244 9pnna MYYOIN DAIYN Nyava
MNPOY 204,215 IpPNNY 103D 12T HY IMDA .DXDNDN MYIA YD)
TINYNI N2 MOPTINIPN NN NYTI IWINY DINNI 127 IR "MPPN”
TN ,NPTI OITNN 90N ,NPOYN MY ,NPOYN PN NN DTN
MTHNN DOYINN DOMPY YNNY T .MYN IR Y019 112 121TH DN
SV NPT OINN T 290 MPIN MXPOYN DI, 0T THRY M TN 1 PNNa

12013 9N ©avn

NMMOYY VP AN DY DMINOM DM DIMINNDD WOY NYIVNN NN
mMNT MPT YW 0XPNNIA HTINN N1N OT-DY MUY NN DIV
MDY AMOYY N T NPXTAT OYIN NMY MNOVWI NMINNIIN
MPTI NNOAIND NINNDH NMNOY .OMY DINDN MPTI NINND
YPIP OTINY DMVIY DINIT NMMAINNT NNIY IN NNIVPI MINKI MITH
S5Y NVVH INNYN .DOMYN D322 MITI NNYNINND MNOY DN
DM NI TIVNN IR INOVNND DT NIPRL DM DININD D02
MHNYN DXD)I1 DMIPNN ,NT NN DPLNN YIONY YT MNP DYDY
(Gat 1996) ©amwyn O N1 OAITN 3 MPT P HWNY 7292 TNN NON
Des Rosiers, Thériault and 2000) ¥pIp MTINY HOIP MPT PIIN
MDY DY N7 PN PNAY XIN IPNNY PN PNIN Nt (Villeneuve

TR 2017 (2) 14 77> R
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95 P2 MIYNY 1 KDY ) INNND MPT DY DNV YO0 DINIYP 13
DYN2 MINN TN MY NNV (Gat (1996 YW NIPN HWNY .,MNOWN
APNNY 102 KXY ,TA9 DMV

NN NYYNY MMINN MNP NN 10-2 MPTN 92 )1P9IN N3 9pNNa oo
NPT HY MXPOYN 95 NN NN NNX NP ,TPUYNT - MPTH IND DO
95,191 INNY .D»VIY DXNIAI MXPOYN Y9 NXR NIV DIMYN DXNAA
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NADIN .PNNY OPOY WP YW NNOWA DAVIND MDA [ NINT NOWD
DTN 4 NPTY PPN Lo IR TN NNOYA DNTY THX 2WIN HY M
qONA . 45,700-52 YXIND NN NPT DY NOIY NN N 0.27-2 NYNINN
LAPN VP W NNOWA AVIND SN DOPYPN DINVLYN MNIOY D) NYND)
NN NON MNIN NMIYHOYH .ANOYO vIpPIan Nna DY ,INY T 2I-DN
IN DNIND DXNVY M PODIVIIN MDDT MNOY PTYN NDINY

21022 NIMANT NIMNOY NNI-DY-TN?

NINXIN DY MAYIND PR DNINRID N1NOWA 722N SHNN INWND NMINIIN
MINYM 19N> .NNOWA KNI DXNINSN DXNLYN NN DXAWIND MDY
YYD NPRTI INY MYPIANN MNIYNY YD I OINTIN NN N
NI TN .INY 012 PP NOR NINDYA 712320 SHINN 1997 1172 NADINY
032 TY 93 OOV PANND NN DXOANI XD DIMNIAX 1) SNINKRY
NI NNOWHY VPN NN P2 PN D) .PDIZIIND DINAN DN NYN
P71 IRIID NDIN OIMNTIN NPNY DIYY N2 DXNMONN DI DINLYN
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MYPIan H-N 12 mnow NN NmyY (09T DN NNOYN 2NN
22 07N 4 NPT 2YNY PHNRN NIDIN NPT MNP 1.92 -2 P71 Ny
359,000 71> H n15v2A N0YT NTY PO NNDWA YXIND NN GMUn
Rl

DNPYN IOV MIITRN IPIND NP DINND DINWHN PN
SPON WIPOIAN MDY DY PN 2PN WP W NNOWA YXINNDN MIAN NIAND
SNV NN ,N7AN OVINN MHINYN DAPNNY NINSIND DINNND 1T PN
DYINN DY DININ DIIPPNN TIY DI ,NNAY 71132 NAND 1IN YNNI XY
P2 PTYN NDINY TI2 TNIIY G0N 1197 .NNOYN MIN HY 1N
)27 NPOIN MHINNY YIPOAN NN P OOV IWPNN Dapd 1) Ny
PVLDVLYD PN PN N IVYP II-ON ,NNOYWA

AN DOYY 1910 NIXNY PN JDIN IR YPIPN SVIDY 1PdY TT0
99 . MTYDNY INDN ,NPIDYN MNIPN NING ¥ N2 NNDWA DMINN DY 01
99019 DYPOYINN I9DN PAY DN TANR DHINX DY 1PYY,1PDNN2 (3) NTny
TNND MMAY (NI INDN YNV DIPOYIND 519D HPWN DY) DXIVIND
Y NADIN 93 (4) NTIVY 2991 NPT MTIP) 0.0042-2 NNOWY ¥IPYaN NN
4 NPTY PNNN Lo OX NN 0¥VIN 100-D DN TN NPIDYN DIPH
MNNIN .1,670,000 NN NPT @ 417-52 9995 ,0.00025-2 DTN
VIPIA 12 921N WP DININD WX NPIAN MISIND DIPNN MO NYN
Van Cao and 1982) 1102 INDNY NPIDYN SWIDY 21PYY DMINN NMNOWH
2y ©YM12) DMV DIV 191 YNV NN MW WD NI . (Cory
MIRYMIN NN NPIDYNN NPMITIWARDY AN HN PLIIVN 197199 MY
MNN TIN2 15N NP NPIDYNN MMPN NN NN IPN NXIN TR N2

oV NNOWN

N9TYN PN NNDYD MINAINT INDNN NOY ,DIVIDIVN 21PY PIONRNY T3
NN RD NVNIY INDNN IND NIZYH TNNR QR .DXAVIND 1Y NPNNI
NNOY NXIN IRNYNN DD TWRD DMINND YIPIIN DY NPLDIVLD NYIWN

995 9non 8HH

MYNWN NRNNI XY DNY DXADN DMNPY 1IOY) MIDVTN MIMIND
NI NS XYY MAININ NN NNOYA NDYNN TTH DN NMLDLLD
NN DMAN 1101 9)) OIND ANY M MIAINT DY DNV
NG IN AN 1NV OOYH MIYY SANIY PIANND NN YL NDIN)
)19V 722X 20D DXNLYM DXNINST DXNLYN T INND DI T .90
NMANNT PVID TIN MIYI MNDY TA9) N2 MIMNND MIND PO
NN DMININ ONIMINNY NI IPNNN NN .(YPIP YTIN DMVIY DN
IN AN NIVY NNDOY NDONY PIY DIINN DN NN OPYN DOPNIN

N9

IWANNDY T PI9INT,1998-2013 DIWN P2 MIRPOY DD 1PNNN 2N
MMANNT NNN MATYNA AT NMOND NN MNP ORN PITad
7-9 9pNNN 0DANN DY YOTIN MIRPOY IPOIN IO TNND .NMOVN
,1998-1999 : DY HHNY NI XN NP U ,NPOYN NN MV 2aY MNP
5Y DMV Y APIRDY NPDIN 7YX 190 NN .ANRIN-1Y 2000-2001
NN .(4)-) (3) DNVY NNITL AN DIPMYHWNN O1AN DNIMINNN 10
VXXM MATYN NN DY 1WA NPT DIMINNDN M TPNI DNPYI
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1998- | 2000- |2002- |2004- |2006- |2008- |2010- |2012-

1999  |2001 2003 |2005 |2007 |2009 |2011 |2013
1 0.739 |0.708 0701 |0.737 |0.753 |0.729 |0.823 |0.789
Time To | 4o | w132 [+151- | 160~ | 143 | +*138.- | =151 | *+148.-
Azriely
Time
ToNew | *199.- |*208.- |*272.- |**307.- |=301.- | *242.- |*+201.- | *196.
Center
?eyaThe 1.698 |206- |316. |6s0. |+1.929 |1.024 |+1.622 |1.654
LD, #0271 | #4255~ | *+294.- |++300.- |+*356.- | **369.- | **366.- | **386.-
Density
% Bld 3170 | +6.520 | **4.038 |*4.412 |**5.249 | *5.212 |*+4.533 | *4.152
Actual
GreenPer |050.  |+067. |+054. |045. |028. [024. |031. |032.
Person
wHr 1.625 |*2.326 |*2.198 |2.003 |+2.079 |*2.105 |+2.026 |737.
A | *4.563 | **7.084 | **5.311 | *4.321 | *+7.181 | **6.726 | **5.061 | **4.240
op 1274|1509 |3.533 |2.69 |*4.010 |*3.995 |+3.839 |+*3.495
MITIN
mawvm 1338|2511 [*5.230 |*4.306 |*4.519 |*3.682 |*3.455 |+3.049
onnn 1.039  |*3.004 |*2.574 |+3.138 |+3.749 |**3.386 | ++3.126 | 2.187
DNPY | *3.060 |*3.558 |*4.207 |*3.572 |*3.482 |+3.643 |+2.993 |+2.461
nnNov
D99 *:3.249 |++3.825 | *4.040 | *+3.615 |**3.803 | *2.908 |*2.897 | *1.964
DTN
Bld Hight |*1.111 |575. |+1.077 |+872. |[+962. |*718. |+839. |+1.004
MixUse | 06 |i340- [+508.- |+404- [+390- |-ag0- [+315- |*321.-
Index
IsTree  |1.076 |770. |670. |896. [1.304 |1.036 |*962. |739.

DNV 90 MNP 7-D NPIZN DIMANNN MITPM Ry :4 MY
significant at 5% ** significant at 0.1% *
NOAND ONMDN DY ‘[WNN'J NPY HY P20 ONNND NY¥N) 0N ONNYND

[RAL all .
AN Y2 YW DMTPHRN NNY R2-1 09y NN P80 4 MY .DMIDIND DMIND
INPOYN MV )

DOMANAN MTPNI NPYO MIXPOYN MY P2 7DISYNPN MIRNIN NPT
NV N8HN R3N PAd IPOYN MY P2 APN OLDILLD WP NHYN DINVN
DOYAVN IPNNA DXPTLN DOAN DIPANDN JOIN 12WY 920w THHn
YUDILVD WP YWY NN T (9701 TIR) NMNDWY VPN HY NP TN
.DNYN DY DXIAVIND MMAXD YWY NIDOWN NYIVNN MPINNNY Pnan
MYPI2N MNDY MNP DM DIAVIN MMAN MOYI MNOY 195
DNIYN NTPNNY 920W NN 121N VYN NYNN .2013-5 1998 P NNPNI
o0 ,0°2aVINN NMNOY ONYA DXNMON DXNVLYN NMNDY NDNN IV TN
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DXVINN WVIP>23 2013-H 1998 P2 NPNAIMN DT NININDI 90N DN
DY .NMITIN DTPN NMNDYI IR 7PHYY DITIYM DIMN NMDYD
DYPNNN ONMY TV INND .DANN P2 N DP>T2 DNPY ¥ NG
DMINNDN NINWNA DY DINNIN ,NVTN NI NN Y 28D INPYI NPT
NIM2A NPXTAN MDD .NNX JNT NTIPI2 NP MNVN MNIVY DOHIN
DTTRNY NN TN DIYN TINRD YIPXAN MNI2 DNIPY IWNINT DNN
132) IPNNT NNV Y VYD DT IIM) MNIVYN MMANN HY DOVAN
DOXNLYN YAIN 1D DIMARNY NMIND PIADY T ,1998 »AY NN 1OIN)
P2 TINGD VYD NNYN PDIPVLN NN NN IPANI TPINN PND ,DXMNN
DXNVLYN NMND ,DXIAYIND MDY 11D DINN DIAND TN ,2013-D 1998
927 DNMYN TONNI NNV DMVY DMWY NYDIN NN DL DXNINN

PYTAN MINNIN NN WIAYD N0y

R2

0.85
0.8
0.75
0.7
0.65
0.6

1998- 2000- 2002- 2004- 2006- 2008- 2010- 2012-

1999 2001 2003 2005 2007 2009 2011 2013

2013-1998 DOIWN P2 10T TIND R? 10990V 1POYN NN Y0 29 99N

MIPON 010

NMOY 159-2 110N YW DD DININNDY TPNTN NTHN YXI DY IPNN
DAY MNTNN DTN DY) DMMANND 20 HNIWNI DMY 7-1 DMINN
DYNPY DTN HNX NHY MYNIN NNOVYN DIPINY DNYPN DNINNI
DOVIDOYN ,MNNON NHRIID DNUPN DIMAND ,DMPNNTLVN
IVOY PION HY DOYITR DIIMANND NNIAPY INOVIA YPIPN ST
NYOVN OHYL INND) ,DIIMANNDN MNP NVITWN ,DNNVND NIVY INPY

TPMYNDYNI NPN2IN NVLDIVLD

AN IN PNNIVN 1IN IN NNIYN MYMNT ;NN DINYN NIYY PIn
D190 YWY NYAYN 1N IPNHN TR . IINN DY INNANPIND NYIWIN
S5¥ DNRPPN DOYNNY VI XNINI DIPNN NI TY .WIPXIAN MNI DY DIDN
199991 POINIVNN 19TV TIY DONMN 21D .DNY DONPY DN
19909 MYMNOY DINR RN I 3PN .INNRY YN NIN ,Pd>Mn PN
SY DIPNNY NNITI) MPTN 2NN DY NMVLDIVVD NYIVN PN PPN YN
MOVN MYNT TN (1978 Mmwn Borukhov, Ginsberg and Werczberger
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555-7772 ,0YN YV MNINKRD DN INNXY DIVWTNN DO1I901 IN
N5V NY YOV MY 19521 NPIDYN Y MIND 129NV MIVYN YNIND

MMANY OOYN TPMNIN NININIDN IMIMIND DY ONNYNN NIRNIN
VIPOIN IR DDYN WA DNING DXNLY DY N2 MND) NN DXIAVIN
DY RPYT 21N WP NYY IRYNI NN 7112 MDY NINT DY TN NNV

AN MYPHINN MNOWN

MOYN MNNDY WIPXAN NNI2 PN ONY DOPY DININD DINNNNN
NMOY N INY MYPINN MNIVNY DY TWAN DD 191N .OPWYRIN
NMOYA NPT 0NN MY MNOYY NPITITIN OTPN NMNOVN ,TNd2-Man
IUND NN 1MID MIDINNN NNIWA NNT NPT NP> NPNY 1NN NON
YYD TPNNNA 1PN .DMYT DIMI DPTIN DIMINNDN INY 9D
INND) KOV NINDY NION MIMIND . H-N NIMDWI 120U MINOYW NINND)
NYY NN DNNIAN DIMORND DN TPLDYVLD NP NMIYHYH IOYI
DMV MMIPN N PV NDOHNI MYINN NMIYIX NN NNOWA MAININ
DXNVLYN ND N Y)Y NNN MATYN DY NPITAN D) .NNOWA Tina
IN NAVY WAYN PN 2TV NNOYN NN NN DNLYM DININN
MIMIINT INDNN PIND 223D D) T ,D2AVINN MY NNIVWN DV DY NYY

.12 IND NN NNOVO

DOWAWN 1IN MNIY DN Y 01 DIMINAY KX NP MIPONN
,2UND | N21OWA 1793270 MHINK DX D) .NNDINN MIMYI MDIM |1 N2 TITN DY
PYTY DN, PYY DYV9IAN DIMINND DN DN NPIDYNN NIMPN 1901 IN
NNOYA DPNN MK DY MPAVNRY NMNON NN DMINPN DRI
NI NN DY TN .NA N2 OTD DIYY 101 NNV PNNN DY D) 199
YN DIPMD OINAND APV DN YIPXAN DY DOWIVNY DNININNINY
DMMANN DN DXAVIND NN DINNN NAND DNYPN DIIRND N
NLYI MAININ DY ,DONDNN DANIIDN INY NOND DNIVPN

.IND NN DXWIWN INDHN

D»Y20510 MMM NP MNIDN IR OYYHN DAY DIPNN
,IPIOYNN 215999 NN NIV NHNMOP N2, MNANN DIYN DY DPNIAINM
DY DXNLYN ,NIND OVIN 157 Y952 YINIWA TNX XIY MD¥2M INONN
DXNINAN DONVYN DY NNIYY YT DIINDIND ONTPY MINPAD DIIVARD
MINIAN ,NT APNN NINKIN DY .N9AY INMY ANV 71232 NYIT) DININ
NPIOYN MMIPNY MDIVIINI MDHT DMINHD NNV PTYN NDINY
DINYAN MIMD 27 799100 O MAINT NYI MY MNOWI W TN
NYNA INIW DY DPNINDN MINAN 998 NN MIMDY 22N IPNNnNN
9901 OHYa DN DX NI OVINNY DTN NN NMINIY IWINR Y
DINY MUYV DIND ,YIPPaN NNT DY 22PN WP YOYI DN MMP SV 1
’IN NN DINNXIND NP DPMION DN MIMN MINPAY YPNY IPNNY

.DYTHI MNAN

mHyn

NI wTINY 1193) http: //wwwl.cbs.gov: 07050 YW VIIVPND NN I .1
(2015
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NVOYI INND I7NHY NN 29D KDY NPT DTN 90N XAY NNYY) NTIdONN .2
12IN2 NY2Y10Y ,MAPYY NPN DXDMIN MY 197 NPTN NLY YV NWNN
YNVLY HYNY) NTN 1NN HY NTNR NN DWW DN DIPYIY DNLY
)TN YNLY KXY DX IN TNPHN NDIINA DN NNV 19IND MTTMIY MDD
DYDNN MY NN (1101 NPTN NVWN TI93 >N PHND DIAVINDY NNITH
NYLYN OVP ,NTN NP N ,MIDNDIN MVTN DY DXINK DNINAINND DY
N’ NHDN NNMIPY VIV DN MYYD 1N NI 1NN DMPON DN 1)
MY NPTNHN PR NONNY TN 12V TNPHN NNPYAN NTL YD
2015

http: /7 : DVAYNN TIYNA PYPIPRN MY PN YW OIOINA INX TN .3
www.justice.gov.il/Units/ShomatMekrkein/Professionallnfos
MehkarimSkarim/Pages/Dirot.aspx

NPNIAN NP MXNN N DAMYN DN DTN 4-N MPTY I8Y v 4
DXN22 DTN 3-N MPT ,MIRPOY /ON NN TN .NMNIY 13D DM
MOIANI )N TN IPNNAY IDIDNY MINPDY 71,348 DY TN NN |1 DANIVN
L1292 NV 151 »Na by

9NN NN 2N 1Y .Ln(1,670,000)=14.3283 NN NPTN YW Ln-n 7y .5
T T WON .1,737,9=(0.399%0.1)+14.3238 : 71> 12 10% NOOMNY
PNTNN IRNWNA [n-7 3N IR MPNNN NMININ NINDNTL D)

DMANND 1IN DYIN PYRIN NNIVN NND’ MNWNNY PIND DPHNN IND - .6
020N MIMIN NND ,TPINAIND 717N NNPN 1D DM XYY DOV
2191 2IN7Y DN DNIANM

mMpn

“ON PNOIN 1973<1948 , MIIPTTNY 71723 : PINIYOT LP2)71977.(2004) .8 NN
LDAN-YN,NNNND AN

2 TN-N5W(2012).03 109 0,001 .10 YOI D NODPY> 7,12 ,0,NPINN
SDIAR-IN 1Y

N2V MPIN TIVN .DPNDY DI NONY PITH (2012) ), IV .1 90
DOV

MYDIN NTHNY MN 295 7777 7NN D1IPWA NTTH (2010) .7 3D
PIINN NIYIN 51700 NTIAY M NITO .722I07) 71T 29NN S
DYV NI2YN NVIDIDNINM NPPVDVLOY

PN NIWIN ,2008 POITIIND TPON ,#DD91195 D10 MITHIN : YR g7
NPPOVDLLOY

POIDIIND TPAN MINI DIDA JY DIPIIMNIVNN NITHN ,INRIV DIPINTLVN
.NPYODVLDY NN NOVWHN ,2008
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NTIOM |, TITYUNI INOWN 292 70207 INDNI DIPPHY MINII 17NN MINSIN
71T 5952 ,5)90 2997 N3 PON? 779 W) D)7 299 3577 290 Mynn
IVIVN NPNPY DY 0272 .35777 292 NYNN SY NPON? 71IY9) ,INDNN P NINI
NN VP DWVIN P DWION OPP 53713 12°97 NITYNNN NHP»PI
NPNIH NYNM L5373 12257 INY NN D> NI NPNT 3597 299 ¥ MLISom

CTYTUNS 1PDN NNNoM

)7 9957 NYNN 023777 MY 120 P2 DXV 1IANT 2PININ YT 0NN IPNNIN
IV ONTPY NPIONY ION DIIVP 3377 MWN NN ¥2YTHY,INDNN DI 357 299)
Ny

29 NYNN 537 229371 NYNN ,07IN0N YPIP7 2WNIY 00077 NYI :hN MmN
150 M), 199

NN

aN2) MM 0219 OMIPIN PrOYN NHDMPNI MIVIYD NPNIY INK YIDNN
MININ HY DMDYN NI TINA Y DO NN 0XANTINN MDWN DY

12 DOVIYY ANIN NID IV ONPY AN (1980,0M ;1961 ,02P)) 2N, 0
NI MY AN HY PN widwm (Hillier, 1996) 9970 ans mwinmdw (2017) > NN
P2 DYMIPNY DM PA -DIVIN P2 PYHNN DIPNN INPYN ANIN .IYIN 15N P2 DWYPN
NN ;1IN DAIXPA DAY MY 2NN Y PYHN .DNYY P9 DM vv:onfw’a?ﬁ?;‘;g
P2 PN .DYNN 2NN NINY 12109) DOPNNY 915> vIaNN 1AV NN PPN : PONIN
NYNNY HXIN YN NYNN P2 OIWPN DX NN M PN NYNND ANIN .0 N2 TITUR Y

.(Gehl, 2010; Appleyard, 1981) D2 DIWPN NIIYN) 15771 9D .62-37 :(2)14 ,1358

TR 2017 (2) 14 17> A
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NNONN NI MY DT DAWPNN MAINT 1Y PR ,MIAININ NYA
MINT HY NN NWI (2013 ,X9Y) YN SV NPNIAN 1MIDITIN NNNINNY
251 DY NPNIN MMIYINR NN ND>THIN NONY DIVN 9392 NN NHIN

SPYN MAINI2 N5 NN MPPYAT NNNN TI2) NIININ

YAV WV NPNRN ONY NN (Hillier, 1998) 990 anonw nwnin
NN TNYNIN MNINND TONPYD MAININ DY DY NPINNPNGD
NYIAPI NANINN NI NYNNNY TNV 'TIYIVN NYNTN NONIND
SV YOMN PINT NONMNN MNINRND .NNIYI NWIN T DY NYION NTNI
YR .U YTPIN YT HY KDY MDINID NWI NI T DY 1201970 NYNND
DIPA IWNND INY NYNINN YDIDT NN NPI0N MDININ NYIY XN NNINN
9)7 99N YW NIYNNNN 60%-80%-Y RN ,NINTY TD .NDWNHN YTPIN
NN NNXNN HY MINON YT HY N0 NN NYID 257795 DY ON
Penn,) NINMIN MPANM DT YPIPN OVINOY DNIY DXINNA 7192
2N POWN IPNN HIAPNN NOYIVN NYNNN NMNIRNY PN (2001
NVIDLNA DX MIIN NYNM YPIP SVIDY 1IN NPNYP P WPD
MAPY NN DI 29N NYNN DY 1IN NPNYIP DY NYIYNNY N 12

.(Ozbil, Peponis & Stone, 2011) NyNNI MNWNN 82%-3 17200

YDVIVIN PYTIN NIRNNDN NYNNN NIV DY NN 7IYN TPNINNN
MNRPHRNN NN TPYNINR IYHN ,MDNIN DY M P2 1IN OV
NPHNRI NPIPNHN MRNN DY NPIAPYN .DNIINT MDY YPIP WY
DAV D TPANN NNNI ANTINNY NN NPNPY MYAIN HY an9
NN DAY TIT PYN DY NN P2 DOND DI PV HY NIDTIN
NYNINM 2NN P2 OXONYD DNV ANINN T 5Y DINNN NTPINN
125 ,NYNN DOWVANNIN YPIP MWDV : 1D D DvIonn (Hillier, 1998) 12
12,90 N2 NYNN DY DININD YAV 1IN DYIVN) ,INDNY OIPNY
Y NADINN .INY NI NYNN OHYI DN DIDTYN DINK DIVINOWY
,IYNINN DY 929513 LPAR NIV, NMAI NYNN PIYI MMIPNI NIPWN ITPIN
JTPNNIN NN INNANNY DY .NDIIN TN DIVIDY TIY TYIN TUN
VPPN VIV P2 NNRNN YW 280D DY 1IN ,DNY NI NV TR

YN TIT 2ANINN Mo

Vaughan, Jones, Griffiths, &) 'N9PM 1793 ,037) , PN S¥ 0IpNna
DMPIND INYND NN 17127192 D71 NI DMWY Yy (Haklay, 2010
31990 NNV 929 .01 12¥0 MAINIA DXNNAND D1INDN DTNV

.D»INDN D170 AN 12 NNONA NI NYNNY DY INY

5S¢ NPIOIIN NI NN (Porta et al., 2011) PRy NVND DY DIPHNI
NN OMPON .INYNIL PYA DIYIN MDOYIN HY DIPIHM MAININ
YY1 DMIPY MIINIA NIN D) DPHRNN ,NNIVN NI MNIPNN VN INDHY
NI Y NPIOIN YD NN MOIMIN MINKIND .TPINT) THINPY NPIOIN
NAY 295 21PYN NIANN DY DPPY NN YIN NIDD DO ,MININ

.N5YN NN DMPY) INDN MM HY NNZINNA NV IPH

DN NNVPYT MY ONRNDSY PN INNAND DMIWYN IRNDN NINN2
ITNOUN NN DOOPITINNINRG OMNWIYN ONPYN IONN NPNY TN
the) 'O»NPY MM DY 121NN MPONN (neighborhood  unit)
NPINND TIND 1Y) OMINONN NNPYIN (functional hierarchy of streets
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DYNNHD YN NPNONI NTIM 19-N INDND DY OWYNN Y HY
D971 .NYPNN OIDITYI NN OWIN ,MIANT MITY WIT NN TN
NYTIN NN PIND TN 7P 199) DINNN X2ANIN NN MYVIP NVPINN
NN 95N DOWYNRIN NYNNTHOIPNY PP IINY MWD NITN? NN NDOYN
—NAYN Y2 HY DMDIDIN DITYN 1YW DINND KN ,NYYNY NPD NIODVN
TPNN YNT ROV PNIN P — NPMIPH NPNN DOPNYN SWINN 190 dNa

(Perry, 1929) »ON7 NyNN PNy Hv

YTHPAN DY NN’ XIN MIINTN DY TOINXPNAN NIIINPIN I NNPN
DMINN 12 DY, MY NT D3I 2PN MIVANY MY NN 1Y 2NN
INY NYNYN TITY D20V PN VPYINPY YOTIND PINAN VPP
TPIINPNIN NN NTPNIPIY I IRNIND — NMIYN) NG IWIRD MDY NYNno
YNNI NN MDOWS PINND PN IDVPNN PIDND TPLIVIPNN

IPOYN DIPOWN NN MPINN NN

NYNN DY NTIN T DY 100N NNPYIN NIV DY NNPIIAN DI NIVINY 29 TN
,ONOYW TINYNRIN 122205 OMYNIT MINT DY N0 DT DY) mMvn
MAVIANY PN 9D NDITI NYIN WIFN MMPHI MININ Y TPann
TINIIN MY NONN I 25790 NYNN NNNSN 7Y NI YI9IND )INVA
nw) HY MaSwnn .(Mehaffy, Porta, Rofe & Salingaros, 2010) 2307 »M
DNNN2 ROV MIDIN INDNY YPIPN MWDV 1NV 1T VDIV PION

1% IPNNA NN PANINN PIANNY

ONPYN ANINN HY SDLPMIINY ONVIY MM NN NN VIN2
;M APNN OO OY L, ('Space Syntax’) 2NINN PIANTY DY MDNNONN
1N DNMYI DYDY APINON MOLIND PNADY PAND MIYAN TINN
DTN "2 SV 1IaNI ANMNN DY 2aANINN MAND NYAYN NN PaAnY
DIPYDY 25779 NYNN 237 2IDIN DY NYNN HYND 195 DINNN DIVPNA

(2011 ) 2INI—I9KY ININ) NPDIDD APV SV

IPNN NIYARD ,MYTN NPITTIN DY DY NPYN NPTH NNPNA ORIY
799 NMIYD TN ,NIMY PNIDN MY DY MOOWNN JY PIYN SARNYD
,INNYT LTI, NIV, DY N2) NPORIY DY WY P INVN IPNN OO
DYV 75 DY YIANN /ANINTD PIANTY HYW DXTTHN 1IN 1A (PYTIN Ty
MNI2 NNNANA Y NPTV DXMIYN NPDVLNLIN N NPIITIN-NID
DIPNN2 [(Rofe & Omer, 2014) DR MHIP Y92 INY MM NIXNOVIN
MOV 14 NN (Omer, Rofe & Lerman, 2015) 1999) X9 ,I0IN DV
PN MIRNIN .(NID 1991 YAV IND , TITYN , D7 N2) IR DAY Y1INI
;02 NPV DY MINT M DY ,TPINITIN-NID MNIVIAY ININ
MNOWA IRYNIY 1T OMYNYN 19INT AN 127 I3 19970 NYNN NN
AN 0 PIRD NPNY TN DIIN IV NYNN G0N TN NN
20 YPIP VIV P DNDRNNNY PPN NMITIN-NI9N MNOvA
DRNYN >MYNYH 19IND DX NPITIN-NID MNOYI MININ NV
995 ,MIYI) NPHRIY DY NNNY DY TIY) GO IPNA .NMITIN NIMDWD
Omer & Goldblatt,) (TY2) 191N, PY TN, TITYUXR YAV IN2 D> N2 ,NID
VI SV MIANINBN NNXNN P VPN MM Y1 1Y Apnna (2015
P2 N7192 MINAN NI MIRNIND .2INTN NI NINDN MDY MAININ

TR 2017 (2) 14 17>
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INY PIN DXNNN .PYN HY THONIN NNIN MNP TINMA DY MND
VTN 0YY ONY2 MPPN DXy1

MNZANM D¥27TN MY MIAN P2 IWPN MNAIA I TPHNN DD OMIPNN
12 DPNN9NN O 7NN NN ,(Omer & Goldblatt, 2015) INONN
.(Rofe & Omer, 2014) MWTN DMYY MPXNN DY

NIN YNNIV DIV DT DIPNNY INNWNL YNONN IPNNN HY ITIND
INDNN DIPI ,DXI7TN NYI MIAN : DINWN NVIDY P DIVPN NN
WOTND MINT .25 7993 D37 301N )N NS9O NYNNN AWRD IR ,NYNNMN
I NN DX MINN NYINND NOIND IRIYA IDIWIY DIPNNN IOV
NASYNN TPNPYN NPIRPTN NIAND NNI1N VOPLIP ININA 257 Y95 Y)Y
D’ N2 TITUN DY NI NPPNN .YPIP YWY 2INI1 1) NYyNN
NMIPY 29 DY NNINND VY NOD TITYR - 1YY NIONT MYNI MYTDVY
MINNONN NI JNNY NN NAYINND NNNOND D> N2 1PN ,DMVDIITIN

TODIN

NN PANTY SV INDITINNDD AN NN PYDI : XIN 19IND M2 ININRNDN
SV ORIV DY DY 1NONN DY ININN 19N INNY NPV OXTTIM
DIRYNNN NP PINKD PHNA .OMNMN NOOX TITY VI IPNHRN PINN

NPONM

INNTINND

NN TITIN - PNON M) SY MOYYNN NN INNY NI 1Y IPNN
320 ,9NDNT YPIP SVIDOYW DIPM P PONNN WP DY ,ITIN-NI9
NN APNNRN MIYYN 259 595 NYNM DX 1990 NYNN ,0¥I770 NYI
2INI2 NYNNN DY YAVNN MIPIYN MNWNN NN MAININ NYI NNNN D
L0770 NYI NPTIIINT DPINDN YPIP FWIDY DIP P NNHRNN 199)
910 NYNN NV OTY NI T NMIPN INPYN 2NN NMIPNY NHPIN

N

$IPNNAIITNYIV MORYN

NYNNI N IT MITI) NMY NION MY O DY INPINY MNDY T @
12597 595 NYNM 937N 29N

NDNY YPIP OVINIYI DIIVTN NV AN PA DM °
7259921 93799970 NYNN MNDANND NMYP N3 DN T @

NN DIPMD NPITA ,DM9INNIT DNNI NOOX NI APNNRN TINNTIND
257 5991 Y7 9910 NYNN MPADI ,DD7TN NV DY NYPINDNRD MIMINN
NIY 2NN PANT THINTINDI NNMI DDV DY .APNHNN SN
NPIIIN PTTN PRI VY NN DY DO0IMD H¥ N1n12 DepthMap mom
=Y (07991 92y N NN NN DN TY TTINN) choice YN NNV
NN OXTTHN .(NPNYIPN NN MININ MY IR TTIND) integration
39 NPNTY) STINT (NI T900) NNV IVN : PNIN MND NYIDYI
NDXANN NN INMN DPNINNN D PNAY TN DY (angular’ - MIIVIN
5 YLDV NN YXIA NNDAD .ANPA NORNNDN NNSL PNIND THPVINRD

DY DMVWPN MIANY DNNWNRN P2 DMINRND 1IWVINY DINNIN
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7an9mIan 9’ans’ -

MIYSNINI POV MNWOYN IPNNRI NANK TENPYN DIDVTN DY Man
JANYDN PIANTY DY INITINHDND

(19PN NINI) LMD DIIIT NYI Y DTN DDIDIN DI

H ©
u f
<‘ @000
/\ ‘ ®
streets axial lines axial map connectivity graph

9NN TINI PPN NI NINPT POLMTN OITT MY DY DIT 11 9PN
(6 Yy Omer & Goldblatt, 2015) NP 9D NN NINPY

DMYPN NN NN NPTHINN axial map MPY NN HY DODIAD MNAIN
DY277TN NV NN DXDINN TPININ Y PN DN ONPN P2 INPA NINPD
N2>2070 NN PIAND IWINNDN NI AN NINOND PNN N9DN JPNPYN
PPN NOND NN .YPIPN DY DIWIND T DY TPNNI KONY 29D 71N
MMPI DN NPNN NABNN DXNNIM ONPN 1Y NPNYP 4 D19
.DY0INID NN HY DDINN MININ NT IPHNA .DNNNNI GNN DY DIWP)
LYINN OMPN DN NN NMYOPT PN NINK NYPNNN DXVINID NN
9 (2) VNN NINN NN DN 2 IPNI ,MDININ DY THYINY
NANY NINN NI NN TR OIN (€)-2 .(b) NHW IN»NN NPNWIPN
.DOVIMD -DXNNKN P DIDN DINPY YN P I3 71V YT DY DVIMD
ANPN VIMD DI NIWNN DY NPNWPN 9N NN NN 0N (d)-D)

.(Hillier & Iida, 2005) ©¥nn¥N 0N MTIPIN P2 0MIWP NP

DOVIMD MY .IND NYXINY 9D DOVINIDN NN YIDYW NYIY T IPNH
MP NN MAININ NI DDA DY (D> N TITYUR) DXIYNIN NNN D5 1)
UCL version) Depthmap 1210 191y2 1¥¥)2 1OX Man N3 7PN

.(10.15

NP ANPN DIDONN T LY DTN VINID MNP NV Y P PHINT NN
M N2 TN YY DMWY DT NWITY DNXMND PNINND NN MWD TANND
: NN NIRNNN NI HDVINVND NYNNN NN INMH DN

L2000 1DNND NP NP PRI INMN - (metric) VN PRI @

219012 DYVINIDN YD HY VNN TIRN HY NN TTHI PHINN

DY219DN DXVINIDN Y YNNN NMITIPI PNV P TTHI M0VNN TNND

Y DIDDNN YNNI AWINKD DIDNND DIVINID NV P PRINM MY M
.DNYWHYYIN TINND

NP2 PN NMIAN 90N I8N - (topologic) MNNNV PN e
219092 DWYIN PPIN MNY 190N TTNHI PRIND 210002

2017 (2) 14 D T TR TRETRTTREPRIPTPR
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TP MMPY DI TO 1IWOND TTM PNINN - (angulat) STPNT PRI »

YONIN HPWNRN TIIN NMIN 955 .9N1a DINPN DYDIDDNI DUV

T2 T TPYNT .NNIND VINID MNP NIV P NN I DY
MOYN 90 HW N NI RO 129N TWNRD 1 7P PRINNY

——®

S
(a) line model (b) graph of (a)

2
| 3 /
/ 7

S w(m—0) w(0)

(c) segment model (d) graph of (c)

PN N9I) DTN DI NPNYIP GDD NNDAM ONPN NV :2 N
(482 my Hillier & Tida, 2005) .(NVHNY ©XVINID NI NIYID

PN NAY TITN 220 MIODI NNV MIYYN MOPWN 199N MTITHNN
PN TN NPNY 91D DXVINIDN DI P D1YDN .DOWIN YT DY DN
(ONNMV) NP2 LYINN NMBN 90N HYA NN ,(IVN) AN INPN
Hillier & Iida,) .011%) 9012 MLPN NIVINN PNTN DY 9H1DDN N

(2005

DOWINY KR8 (Hillier & Tida, 2005) NN 99N 109yY 9pnna
MY 1901) (topologic) DPNIINY DINNNI TPNVYN NYIT DININNN
D) MON»NN G0N DX9919N) (angular) DOIPNT DXNNNIY (NYI NPON
MINY .(metric) DMIVN DXNNN TYRND TNV (NYNNN PN OMOYD
,IYNNN OPNIN AR DWPNY TPNONY 1IN DIVINY NP DMINY
DYNDINVM ONPINTN DIMIRNT MY INY NIANWYN PRI SV NOINN
Hillier & Iida,) ©»0Nn DPNIN AWND NODN IWUNND NP NYIN DY

.(2005; Jayasinghe, Sano & Nishuchi, 2015

DYINN PRI YTTHN VISV 552 1NN DN N IPNNI

NI 2T -
;YN HY DIND MY NPDIY XN NININY /TPYI0N YNNI NMOIINN

T NSINN NS PISY PNIND 29 DY NITNNN ONON ININD NYNN
MMPN P2 DMIPN DOVONN DI 1DITY ININN 'to movement’ —
Jthrough movement’ — 027710 NYH2
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2NN YOPH MLONY NVIID 'to movement’-7 NYNIN NN XVIANN TN
T IN IRDND M TN Lintegration-N TN NN MININ NVIY NI
MDNINN TAR 937 2ININ SV PCIONMAINIMVIVN PNIN) NAIPN
5S¢ MY TINNOIRN NIIT NN INND TTHNY NN ,NYI DINND
37- 1y ,2011 IIN IR 2IVNN NNDNY) .NYI2 MININ DI DY NN

(38

2NN NN MV215 'through movement’-N NYNN NN NVANVN TTHN
VNWYN 2NN NN TY INNN DY TTI .choice-N TTH XIN NYIA YN 2INID
0215012 2NN DY IMANNYN NTTNHI TI2) 1PYN MAINT 2 12yN 2D
2INID NPT YIWN MY DY PYN MDINT NN DII2NNN INPA OINPN

(37-38 /1y ,20119DIX NN 2WONN NNDND) 1aYN

900 1 DPNIND M NYIZYY) DIVINID NN DDA DY 1aWIN DY TTHN 9D
PYN 995 HY OYNLIN NN D HIIWIN OIXTTHN GONI PN MNNNV
(TP PYN NYIN 95 NN PNIVNL NIV 19INT N1IDIINN YTTN 2N IDI9D)
¥ DTN IND NNAIW D 500 /N 250) DY DIOPTIA PNIN NAY I
) .01 400/400-5 H¥ TN D1VDOVLD DXNINY DIPHNI IPNIN P IMN

SPYN DD Y YY) 1Y 2IWN

UCL version) Depthmap 1m0 N91y2 W2 NPIOINND OTT0 22IWN
NNYA WYY PNPRN MININ NYI DX NN 7100 NM (10.15
(ArcMap) »n1n N)21m

SNV 293 19395 MY -

, DNV 290N MIND A0 JMYNRIY MPPNY DXy DINIX MN»P HNIWA
9D TPV YNNI NNINND NYNN HNIYI NPV NIIWNN 9995 TN
M2757970 DIYN . XIN TIPNN MIAYINNN HY NIIYRI OY ,19-N INNDN
DYDINN TPV DOXTPYDY, 0 TN NI NPININ NN WAWIN 1T NN
MNNANN Y D1YMNN DMIVIANN THX .01MIIM OPNIIN ,0M”VIN

.M2ININ NI DXT2 OMPYN DN N

9NN NN 02 N3 Y 1PIIND DY) -

MYa NONN N2 MIAYONNN TPYNRI ,NPTNHN NNPN 9% NTON D N1
NP 1921-2193 INNNY DX27Y DXAVINND NYII) O’ N2 NNTN 1926
NNY NNV 1937 1V TPMIPR NSIND N Y NN 1936-1 ') 0
12702 MMANNN D> NI .PY DY Tuyn D N NYDP 1958-1 /O>-NY-H
MON INY MYTN NMNDWY NHW D¥I7TN DY N1PNIN PIVITIN DTP INDY

(Fenster & Misgav, 2014) .32°20 M0

NION HY NMY MNP IN MNY MDYAN , 00V DIXIPN MIY»HIN D> N3
AUNRD NV 25NN NPIANID NMIAN DD NINNY 1) ,NNVPVIIINY
;N TRN DIP MY NTON D N .NPTHN DIP INKY MPY DXIYN N°1IN2
MVYP YTOII MY PION KOY VYR MNNIND NNPN N IWARY NN
TPOINNNIN TMIAND PIAINRN D> NA2 IPNNT INNK (2006 ,)2IRT I9N)
MMN WYY NDONN) THIDMNNIN NNAN .PITIN-NID ION DY)
nYI Yy NODIAN (TTIDN MINNNNNY YIWN MINNNNN T : DDV

I 2017 (2) 14 17>
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NT NN MNNAINN TONN (2006 1IN PIAN) TOHIMNNNIN MAINI
PANY (1920-1948 P2 NIN2 HYAY) LTIVD NPVLOY NNN NI YNIND
NION AN YN YN 1I299) MIAYIND NN P XY 30-M 20-N NNV ToNna
(2011 12387 92998 IDIN) 1T NMIPN IWAINN IO DXIYN 21D NN O)

INDHN NN A0 TPHND IPNNT NMNIYD NN NPIYN PN O N1a
IR (3 PN DRI DPIM NNDY ININY 11,02 2INI2 ONPYN
MM YA THOVLMN Mo 1IN DY NNAND O N2 DY INDNN
IPNNN NVLY IR DXIIIN 222D P I9TNINY IMN N2 IPNHN ,0N22D2

P 0.45-5 © N22 995N

L

L

mwpsvh

A

s i
ApnRA TR 7 — - — g 1
anvm
aIn"a non R ;

L

Svon
0oy obY

ownenn

T

0 oy

M nup

APNNN IMN - D> N2 3 99N

PN MR TTUN Y 1PNIND NYSH

NVIN MITIV INON NWNL NN NPTHN DIP INKY NTON TITYUN
D2 DYTINNN DIYIIY NPIYNY YNRIND NNIN TITYN .NYNINND NNINN
DAY MW, D00 O¥2)) 17-1D NADNND XN DY .NPPIW D77 I DY
, DY NPIZNN DY GO .THVHN Y (MIPN) Y0O0N Y21 - DY
12 3TN ,(zoning) NVNRN TPYIT YN TITYUN DV 55101 MV PYN IONN
NPYN2 N257) 1NHIANN , D901 MIN DYDY NAND OPIND NOYYN IMN
51 P2 PYN PV 9N YTIND ANDN TN ,DYN DY INNINNITH
07977 Y¥ 299 YNV NN NN PYN D2IYNI-INANT NMOYYNN TN
NIYY NNIYHN NOIWN DTS ,DINNN YT DX MPTHINN NPPNY
2N DXYWAD) DMPIIYN DO MY NT DMNX NIWIPI DOYIIN TN



TPORIVIN YA NYNM INDN DIPMD 2NN PNION : RO IMN, PN

GRFRIGRE)

- TITUN N9 :4 9N
.NPN MY Y YY1
NPMYN : NPN)
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DINWYNIN NNINNN OITINY DY, (111 52 NYNN YN NYIOY IN DMWY OO
YPYN PNIONN NINDNA IIANND ANINN TINA D1 ONP DOWNYH ,DIDINI
MOM IPT MPN PHN NMYINNRA NN Y NVOIR TTIYY Y210 TYN
.(2010 ,)Y71X) ©PNNDY DINMPWI MINDN 1570 1292W 029 299 YN

TN NN ,NPTHN NHPN INKD ONY IMINYD NTON WX TITYUN
VIV ONPYN NIONN DINNA DOTOM DN YV N9ITY MANIYN
DPINNN DYAIN )91 YOI PYN NI DNHPN ITO 29D TITYUN Y2
NYLIPH TN . MYLIPH NN NN (T11,/N ),/ /R DY) 1IN
TPNIN, NN 1PN DY DD THNNN XX XYY MIAINT NN NN
N2 .MIANT MWD DY WIVWNT DINR NN OXMIN IPY 11, 1N
YN MWD DNINVH PNINY NTHYN DNIPINN NYVIPKN NN 2NN
AT ANV KXY MAININ DXTPANND DIPHNN NN NYYNROY 5,200
VMY NN 2N MNN DIPMIANN T PYN .0%NIANN DIND NINNRIY
SN TINY RPIT INDY /D¥NAD NINHD MININTY DY IWVINND IR PINN)
DYTPINA DINON OPNTIPY DTN OPINN WY ,INDN DY 1ITIN
T PIAN DN NPN AR DIXYN |, 1NN PRNND 00 DINNDNY
MDIN DN NMNDY NI TPYNIXR MPYI NYNINN 1Y /DIPY’ KD
AN NPNIN 2V NNNID MITHN ,NPONIP "ANOY MDD

(2006 ,12387 19Y)

.N29IVN NN PIAINND DIIWYN NNNN DY DIOYIVN MIYIA MY T YN
MP TIN2 TPINNNNIN DY DY NAZIWHT MINT NYIT NIIND 1T NN
D915 DIMNA HHI TITA PYN 2712792 M NYANN ,0XNNP MINT
DOY2IN .N1MNDNY 'DYDITI DIWNRYI MAINIM TID2 D1V DINA YDIYN
NPIAN YT HY DOINAIND (101X, 0 /N RS DY) 1910 INKRD 1MIDINY
DYINXN MPIINNY MIINT NYI DY NODIAN TIPS NNAND ,NPIVY
DN DNPN DAYNDN WX (X¥ID XID MAINT) DAINP DIP : DN
VN TPUNIVY NOANY NOP ,ONYID NIVDIND NNNVNT DN DNN
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Relationship between spatial planning, retail activity
and movement in the Israeli city - The case of Ashdod
and Bat Yam

Rina Magen, Itzhak Omer and Yodan Rofe

This study describes the consequences of planning approaches on the relationship
between the structure of the street network, the movement of pedestrians and
vehicles, and the spatial patterns of retail activity. Neighborhoods in two different
cities, Bat Yam and Ashdod, were compared. The research was based on analysis
of the association between retail patterns, pedestrian and vehicle movement
volumes, and the street network structure in the research areas. Street network
was analyzed using 'Space Syntax' methods. The research findings reveal that
the separation between pedestrian and through vehicle movement, attempted
in modern planning by the idea of the 'neighborhood unit', led to a decrease in
walking, and an increase in vehicle movement, even inside the neighborhood
units. When this phenomenon is examined in the context of environmental
behavior intended to increase walking and reduce vehicle use and emissions,
residents of Bat Yam are observed to have a more environmental behavior as a
result of its spatial planning. These findings may contribute to understanding the
links between street network structure, pedestrian and vehicle movement and
commercial location. They emphasize the importance of understanding these
complex relationships for better urban planning.

Rina Magen has a master's degree in environmental studies from Tel
Aviv University. She is currently starting her Ph.D at the Porter School of
Environmental Studies at Tel Aviv University. The areas of her academic interest
include urban sustainability, urban morphology and spatial behavior. rina.
magen@gmail.com

Itzhak Omer, PhD, is Associate Professor in the Department of Geography and
Human Environment and Head of the Urban Space Analysis Laboratory at Tel
Aviv University. The areas of his academic interest include.: urban, social and
cognitive geography, urban systems, spatial networks, spatial behavior, urban
morphology, urban modeling, movement modeling and functional areas in the
city. omery@post.tau.ac.il

Yodan Rofé is a Senior Lecturer of Urban Planning and Design at Ben-Gurion
University in Israel, founder and former board member of the Movement for
Israeli Urbanism (MIU). He served for 5 years as Head of the Urban Design
Section at the Israel Ministry of Construction and Housing. His research
interests include urban form and movement, accessibility and equity, cognition
and feeling in the built environment and urban public space and street design.

yrofe@bgu.ac.il
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Of Interest:
Articles on theory, research and practice

Using an Hedonic Model to Estimate the Effect of
Architectural Style and Physical Attributes on the
Demand for Residential Neighborhoods In Israeli Cities

Alon Sagi

Using an hedonic house price model, this study examines the physical
and architectural characteristics of urban neighborhoods affecting
willingness to pay for a dwelling units. The research focuses on research
in 7 large cities in Israel and their 159 neighborhoods. It uses house
price transactions data from the Israeli tax authorities between 1998
and 2013 and GIS data layers. Three groups of housing attributes are
used: 1. attributes relating to neighborhood location and accessibility; 2.
attributes relating to land use and programmatic characteristics, and 3.
attributes pertaining to architectural, design and planning characteristics.
Results indicate highly significant influence of a neighborhood's
accessibility to the Tel-Aviv CBD, and to the secondary center of the
city. Population density and the total floor area ratio of a neighborhood
also have significant influence. In terms of architectural style: pre-
modern style, garden city style and the 'build your own home' design
generate higher demand than 'housing projects' design and "H" shape
buildings style. The results suggest that architectural style influences
demand for residential housing.

Alon Sagi, architect and planner (Betsalel 2011, Hebrew University of
Jerusalem 2015) practices architectural planning and planning at the urban
scale. alonsagi@gmail.com
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