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XN

NYawNN NN 19 — AN YN1 (housing affordability) 9170 DIPVIA NINHIN Y PANN J9IND YN I IPNN
1IPN MM DY DOIANND IPNNN .DMININRD DINVYN MY N9 DY MPTN YPNN DY DN NYTN MM DY
M) HY APNNN PP TIY .OMVDOVLVLD DXNIRY NPIDNA M2 D) NN YY) YA 990N NMINPOY DY HY
NAPNN TONNA NMOWN MRNDN DY MDD YNV S NDIDN MNPYY 195 DNXIYI N1 OPYN MOION
N2 MMXN MOIDNN DYDY NIWI ID— 2XIN DN NPT NWIDT DI NDW IPNNN IRNNND .ANIND
DTN 3 NPT NWOIY 70% SV NI NV NNOWN NRNON I YIATIN SWTIND INNN NN : 7252
N2 OPYN YW (10I) TPNIN NDIDNN TON 30% G NX 2020 DY NWYN YA NXIN 1D — AN HNI MOV
MPYY 951 OMTN 5 NPT NYOIID 1-9 DINPYY NIAY 91N NN DTN 4 NPT NYIIY L1-8 ONPYYI
N9 — AN HNA MDDV DTN 5 -1 4, 3 NPT WD YATIN MISYN NN, NN NN .(-110) NOIDNN
NYUN YT THY , N2 PYND VI MYTIND NDIINNN 30% 97 DX INNY XD NNIOVHN IRNDN MINNY 19INA
DY 11-275 DININ IMNINND , INNYN DWY .NNNNNA,09PW 1PN 3.5-1,1.9,1.3-5 5w ysmnn by 2020 bv
Oy OMTN 5 -1 4, 3 MPT NYIIID WITIN MINYN NIN TR, (19> — IR DN NIXIND) IRV NPTHI MOVTH
NN NPYHOYD MPNAN DY DXNND DINIIN NN ,NOIY .NNPRNN ,0OPY P2 1.2-10.6,0.2 DY y3mn
9179 .19 — AN YN VTN OPNN 1PP2AD DININND DINWYN NV TONNI DINNY 1IN 9PN DyTHN P
.MYTN NN 7252 0.4% -5 DY NMYOWA NYNIND NN DT DY ONXIND YA 71792 791D 19012 10% v
DNNN .PYN DY DMWY DXMINI DTNNX MPN INTN YPNND DIV NWTN 7172 P2 OXNND ,NNT DY TN
(6 ¥219) *DI19170IN (17YI) YYNRIN DIPOYN 157D MNIN R¥NI D¥PNN) 1172 291D P2 INY PN OOV

7 y2y9) Pyn DTN
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D'n'yan nntvwn

1o 2020-2011 9N¥2 MYYTI DY YSIN NNDIYY 19> — 29N YN NPDIDKV DTN 3 NPT NN /N1 DOVWIN
b5 BSRURON 2020-2011 98w MYYTH DY YXINND NMIYT 19> — 23AX YN POV DTN 4 NPT NN 2l OWIN
120, 2020-2011 98902 MY DY YN NNIYY 19> — AN YN PDIVV DTN 5 NPT PPN : )1 DOWIN
12 2020-2011 98772 112 PYND NYXIND (DN MINK) 1V NOIIN /N2 DOWIN
13 2020-2011 ,0°WY 2901 YSINN — HNIYI M PYNY 10) NOIDN /22 DOWIN
L3ttt e ettt e e ettt e e e nbba e e e nbbaeeeas 2011-2020 NNHOWN MNNDN DY NPIM : 3 VN
1S e DIV DTN 3 NPTI NMOVHN NXNIN PI2OWTIN BN : /N4 DOWIN
1 ettt POV DTN 4 NPTY NNDWN NNNON PHOWTIN NN /24 DOVYIN
16 ittt OOV DTN 5 NIPTY NNDWN DNNON PHAOWTIN ATNN =3¢ DOVWIN
17 e DIV DTN 3 NPTY NNIDWN NNNON PHIAOYTIN ATNN /N5 DOWIN
17 e TPDINV DTN 4 NIPTY NNOWN NNNIN PH SWTIN 9NN /A5 DOVWIN
17 e TV DTN 5 NPTV NNIDWNI NRNIN 1?X2OYTIN NN : )5 DWIN
10 e DIV DTN 3 NPT NWIIID YITIN MINYN NN YXIIN : /R6 DOWIN
10 e THPDINV DTN 4 NPT NYWIID WATIN dANYN PINN YXINND /26 DOVYIN
20 ittt TOPDIDV DOITN 5 NPT NYWIDTD WATIN MINYN PN YN : )6 DOWIN
2L e POV DTN 3 NPT NYWIIT YITI MINY PN :'R7 DOVYIN
2L s TPV DTN 4 NPT NYIID YITIMINY PN :727 DOVIN
2L e DIV DTN 5 NPT NYWIID YITI MINY PN : )7 DOWIN
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1 17PN

nNTPN

7Y%Y NN .M MNMA MPTHL IPTN YNNI MDY NON 20-N NINNN DY DOYYNN NIV 1OXNNN
WY TONNA NPT T .2007 NIV 19> — IR DN YA VI HNIYI D) NNAN) DMININ 1P TN YPNNA
19 3.078 DY TN 50%-1 NOY 1D — AN YN MOV OMITN 4 NPT DV NPNN (2020-2011) PINKRD
MINK MNTI 0Y 11-2 DHPY PO 1.7 DY YN PNND 72151 32% S NMoY Ny ,2020 mMv1a DWpY
NPT NYT DN, PNNN NMOYN ANP 19) DRIWIT TN MPNNA NPAPYN 1POYN NNID MOVNHNN ONIWAI
NN IPT MPNYI DY NPT NTITNI,IRIND TRPNA NYP NNPWNDY D27 NIAYA PINKRD NWY N9 03N
NVPYTH ANYD NPPTHN OYDPY YOOY DMWY DT DINNA NPINKDN MPNDY NPTOINN NPDIZIIND
-9 NNV )19 — AN HNA TN NIOWI NN TNRD WPN DT IPNA .IPT NIPWI DITPA INY MDOLPIN

PINNRD NVUYN TINRD IRIWI MNTHN Dvn 11

VT MPOWI NPNIY DMV DXTTNI NMNGDI WIDY NYY) NNTIPN IRNDN DY 70-N NNV YNNHNND 92
NN T ,NT YOI TNXD NTIAY NNIY 190190 T1H PYTIND 1INNN 110 : 01, (Weicher, 1977)
NON , 027 PN 290 PRI NTTNI DN NPT WIDID TN IPYN HYW NN RN .OINNY WITIN MINYN
PNV 22N NN NV XD DINIY 95 NI ININ 197,771 NDIDNI MINY 1IN 1D DIVNI 95 D)
ND N MDY TN ,24% DV MYOWIA NNOY N2 PYND NYXINND NDIINN PNINKD NYYL NMINNDOWNN PIvI
YPYN DY DNDIDN ,INIDI .09 1D —XAN DN PY) HDH2 KNI TN Y PNN NMOHYN AP NN NPT
TASPYN DV DTN THNN OPWVIPN X 0N NWYY NN ,N1VT PN DOV AN TN MY NNDY Ndan
2y 1231 N2 .NT NYWIDID 1NN ININ NDYW NN NYN D¥APN ,NNT DY .NPT WIDID HNIWI 019
N MYWNNN NON MDD .IAPT DYDY VPN DX RN IWN 927 ,2008 VN NN ToN NMIRNIOYN
MY NYNNYN N IPNN .JIT THIRD INTN MPYIL OMPY PNIY DXL OOINYND NYPYI MDVUNN
NN NN .(MDITHNY MNIND I NPT NYIIID) WITI MINY PN T OWTIND NN TTI : DTN DTN

JPINKD NUYN THIRD HNIWI MINK MNTY DY 11-21 19 — AN HNA NON OXTTNH MY DY DMNNINND

D12 VTN NN PIAD INTN YN MDY P WP NN NI INDNN IPNNN,ITH NINWI NN DY qON
,T0YP DTN D901 ,9%) WINY DIDOIN MNMINNI DY TIND MONMNN TIN NN ,)IT THINRD 19 — AN
,DMN2P DINYNN DI TUND 1D NONMN NPYITIN NRNND .PYN TINA DNV DXITND (NINI XX NLY

Glaeser, Gyourko & 9’nna NTPY 9>N9 MY Y¥ONN NOTHINY N, POITND LN PN YIPIan DN



2 1 mTPn

DTN INTY WIPIAN DY YIVUND DMWY MNNPN NN MY ORIV NN Pw NN .(Saks, 2006: 72
VTN PV OV NPIRYTN .NPTHI THIPOINIVN DXPOY NI INNNN 1D —IAN YN THPNIA ,DXDMIDN
NYVPTN YN NOTHIN OXN MTND PWIPN NN NIYIITH VI YSONN DY DOWAWNN DD NN ORIV
PN HY NDIDNA PN TN TN RO NPT YN NYTHIN DY NXOIDN NYOVNN 1oV ,071N10 NTPY NN 1ON

PNIN MR T DY YNNI ¥IPIAN MIYINIL D) KON ,1AN

SWINMYY VY MONN DIPIYAY PNDIYN DIDON ITON NN WINN 1ANYY D1HID) D¥HNIND TV NNT
NINY NYOYN NN, 02NN DINYYN DY DPNDNIVN NMINNINNNI NODIDIIND NNPTIN 022N THYn
NN ..(van Doorn, Arnold & Rapoport, 2019: 3 )NdYN TN PV ©PNNN NN VI an Dy
92VNN TONNI MDITHN DMWY INTD I DTN NMYY NN NYN DDONNN DY NNIOINN MIOWNNN
N DYAVIN DY 220N TaYNY NYWI NNXT,)DINRDP Y TID 11720 Y )1 2000-1 NNIY NO DY IN2IYN Y0190
YPNNA DTN NMOYY 12PN TPRND DR DOWIPIY T YOV YN INTY AN VIPY XN DMIYN TN

02N ’2N72 M2 DY PHNN PP TN

IPTN OPNN PAY IPTN NI YN DY) P2 VPN IR NNA 017 0 pnn) Caldera & Johansson, ;
; Fingleton, Fuerst & Szumilo, 2019: 45; Mulheirn, 2019: 25-26 ;2013: 241 Taltavull de La Paz &
; Gabrielli, 2015: 1052-1053; Grimes & Aitken, 2010: 349-Tn N DN2 MTNIIN NNPONN TN .(
I DN IRYND DINDN DIPNN ,NYNINN NAINY IPTIV DININD MINAND IO P2 IMON NPYHYNH
YPNNA NP NMOYD RPNT 2T DY INDA NDYNN MVPTN YN NXOYN DIMYOY IDIDI ;NN YO Pa
512 VTN YPNNI PAD IPTN NN YN P WP DR NN SNV IPNN . WIPIIL MOV IRNIND DTN
T2 TNND PYD TINT DMWY DN P2 ONYO MONYNN TIN ,NININKRD ONOWD 23 TR 19 — AN

JON DYWL — AN KNI IVIIY NMINPOYN 595 DY DMINIA NUNNYN

19 — AN HNA VTN NOWI MNNIND NN DXIRNND VX ,NYNRIN IPYNA .OXPON NYO POINN NY IPNN NIT
D02 ,73PNNN NONNTIND POVNNINN YPIN DY NOVNON NN TIN ,ORIWI MNT DY 11-5 INNYNI
VTN NN PAT INTD NITN YO P2 IWPN NN OXIRNN NN NPT Y NIWN PHNA .DIRNNNM DINMN
IPNNRN ONNNN MDD OTIP ,NT PINA D) .DMVDOVVD DINNIND TINPY DN NPYN TIN 19 AN HN2
PN ONNNND OIT NN ,NDIY .MMY WNDOIYY DNMN NNY HLDVLON PNNITINNDT NN PN

01D MNYN NPV NNPONIY
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5 119> — 222N YN TN MNPV MNNANM /N PON

AT NIA'YI NTYTN

TAT INT LY MDY NTTIVIAN NPPTHI NNWYN DRIV MOWNN 1NN ,1948 YNNI HNIYW NPTN NNPN INND
DYMANN PN IRIY APT DY MYYAN NOY T NPPTHN IRSIND .IVT MPYIA NN OPYNY Yo
12) PPHNIYIT NPNDNA PMAIN DXNIAN NNIND DYINYN NPT DY MDY 29ynn 09N mM»Tna
NMOY NN, TN PYN DY NINKIND DDA TN 215991 229071 KD TIT2 XIN NPT DONIN L(2014 , 10w
NN 29 NOMIVN NYTPIN MNINKD DNV ,NIOUNY NIV 92 0T MPNTA YN 90NN DX PNNN

(T W12 NOIDON) DT MPOWI DY XY 2NN NDND T8N GNRY NPITHN OYDIP TSN NN

TN YPNNA NMOY NON 2007 NIV TY 20-N NIRNN DY DXYYNN NNV YNNI ,TPNINDPI NDLPIDIN
WY 2017 MYY Ty ©9IN,2008 MV 55551 72WNN NYL AN MDP DX PNN NITY .M MNMAN MNTNI
TN NN 2007 MY DY NIV THISNNNN DNN LIRIY NOTHN .I2WNN 29D DNNID Y INTH > PNHN
»> NNIN (Ben-Shahar, 2019) 9nw-12 .0N0MNTD NNYD RO NPNNI DPAPY DYDY NNHINT DINSND) DOONN
.TPIADIHN YNNI MYOMNT NPDIVIIND 2772 172,711 21NN NOOYN DY T12DNN NPT VI PPN
WAIPY MYY MMYY 1T DINNA NPINHDND MDIDY NPDIVIIND N9NDY VTN MOV DY NP TH DTN

T NYOID YD NN ANYD NPPTHN

YTY DY NAVIN VT MPYI 0NN .DNTIPN DIRNN DY 70-N NN 5NN VT MPYI S OXTTHI Wi wn
DY N NV DY NYIVND MONMNN KDY (price-to-income) NOIIND DN 1NN DY SNNONN TTHON
YY) TPIDANN NNIY D) DNMNN DT NN YILY DMNMVYRIN P 7N, (Weicher, 1977) 9591 . mNnOWNH
MM VIDOY YT DY IPOYA INNINN NPT MPNWIY DINUPITIN ,DNIVN TIIRD .IPT MPWI 1IN NN
DM DY NPVPINT NIDYD NMDNMNN T DY MNWIN TTH D1DIW 191 YUY MXPOY DY DN TN 1PN

TN P2) PIY TINY TN

NMOWN ANNIN Y OUTIN N TTH NN NNY 1N NON P2 .I1T MPWI NTTHY DNY DIXTTH DIDOP DY
YIATI XY N ,(ﬁUJDﬂ7 N2 MIT PNN) NPT YD “['1185 NTIAY NIV \YUTIN 190N ,ﬂUJDﬂ'J \vipbm}
Thalmann, 1999; Quigley and Raphael, 2004; Brounen et al., 2006; Stone, 2006; ) TW) NPT NYIY

.(Norris and Shiels, 2007; Kim and Cho, 2010; Haffner and Heylen, 2011



6 119> — >IN HNA NPT MPYI MNNANM /N PON

P2 NPT OV (IPINN IN) YXINNIN NN P2 0NN RIN,INT IO N2 IPWN DY NN NNIAD NI TTNH
DY DY TTH ,09IN NPT YIDID T NININ MMNOWNN 901,19 — (IPSNN IN) Y8I1NN NTIAYN 1OV
NI LTIV .NTIAYY VI DYDY NMNPHNN NDIIN PNIYNI NPV IR XIN ,TPYRD : DOIPOY MNION MY
(2018) 19929Y,NT 7102 YIDOWN MO IIND .NDIDN DN IMDYNNI N PYNA DXDIN9NN 190010 DHYNN
NYXINNT TININ NOIINN TTHY IPTN OVNN TTI P2 DN MYNNNL DRIV DT WIDTD NDIDN NN THN
19Y SUTIND 99WN 1) NYINNIN NDIDNN 1N 1998-2008 DNWN P2 D DINRIN YIPNND INSNN .11 PYnNd
NP YR NINAY NONX D11 MW NI NN ,2008 INND DIIN .NIONYN T WIDID NI, TN NIRNINDY
on21>> NN OECD-n m»>1n 1°2902w XN (2018) 19729 DY HTPNNND NOWN G0N R¥NN NPT VIO
YNIND YT 2NN NMOY TN YT 71PN DXIW 2a81PN 2005 MWY ONdX2 MT WIDaY 102 »pwn DY
DTN NN NIVYNL ONPIY DN (2018) 1II12TVW DY DIRNNDNN D ,1780 NINT DY 1IN .INY ININD NVYO

JONKRD MYYD MINNIDYNN NI NTHN

,NDIOND NN P2 ONON TTH 19D »d 0L (Ben-Shahar, Gabriel & Golan, 2019) 191158723 ,9Nw-12
79951 NNYIOT NN PIND YT NTIAY OWTIN INPD WITI NIN T ,97) NIP2 N2 990NN 1A Pwny D50 »in
NTYN YY1 NP> NPT DMIIMNNND DOVIN DNAY DIPNA ,ODIX .IPT NPINNIA NNNI MDN NPND NWY
.DA0 DXVWITIN NTAYN YWTIN 257 HWA T MY MY NNMP MDY PVN ISP MIVY TP
SV POINY NIIRNN NPRY B TN ,MON TN NPNNY NPT 9IMNNN N Pwn DNV DAIPNI ,NMTa
AN PYNY PR 1295 7POVN INPND DY (AN NI NPT XYY MYIND D1 IWRY NNI) NN PYN
11128 OXINKDY QDN TTH (2019) 191 DN ,INY-12 NI 1T 7PV DY 12NND YT .APT NOVIL MY
MATYNA MNVY DY D1NNDNN DI TTHA NIXNY MONN NN JPNN )0 ON NN ONXIND TTD .IPT NIV
NYAPNNY 1D DN HNIYID INTN MINVIL TN NOVTI NPINND NNMP DT TT3 9D ¥ DININ DIPNN ININN
, DY NPT M0V D NIYOMN NPOIVIIN 292 TINM2 ,NDIONY NN DN DY NdNNDNND NTTN2

JONTPR NDOWN MOM ,DXWTN DD

YNIIN IIY NI ,NDIDNY DXONMNNN DINVPITIN YT DY HYI T2 NTTII TN MM N TY INNWY 29D
NI TN NIWID DN NMY NPDIVIIN P DINDMPN DMIYID DIONMNN RI IDNX DXTTH DN ,MIVSN IN
DYPANNI 130 NPDIVIIN 2992 APT MPWID DN PNV X IR DNINIA INY OMDTY DIPHND 7OV
Quigley ) mPINNY Y ,7THO D) PNIYN DINOXAD NDIINN MNWNAY VIAY ,O1IINNT) O1HIVI-DMNIIN

(and Raphael, 2004; Meen, 2011



7 119> — 222N DN TN MNPV MNNANM /N PON

VTN NI PNV OR MNNANN DX 199N (Ben-Shahar & Warszawski, 2016) »poavan anv ja
NNV NPT NN N¥AN PYWN NDION PAY DN DY DI 1T TTD . PNYI-IR NOIYND 2) TTH0 MYNNNI
NN Y)Y DRIV IPTN NMINVIL YPNUN-R 1YY 1992-2011 DNWN P27 DIXIN DIPNN ININN W10 51D
YN T 295 NMOIVIIND MDY OPPNN YPINYN-IR I .DOYNINNM TN 2NN PPIAY 12 22N DRNND
NN, T 7D .00 DIPN) NN PYNI DOPOYIND 1901 ,NTIAYA THYN PNNIWN I8N NN PYN
S ,NVOYTN HYUNI N/OMWIT DY TN NMA) NVONXIYI DY ,00W) DY I NN DY) DY P10 Mw) »

N/DORNNY DY D NN N/DOY

NMOWN IRNTN PH2IYTIND IINNN TTD : DXTTN MW DN IPTN NINWI NX NN YNONN IPNNRN NNDNI
DMWY NDIDNN MWD NPIYNI NIWIN NN I NPT NYIIID WITIN DNV NNN TT0) NDIdDNY ON*2
MI8Y PN PONY NN LN IPTY MIOYAN PIYD DIONY 72 YN HY NN DY D29 7)Y DINNN DN D110
YN DY INDION 1NN NNOWNN IXNDN NN PINNY NYIDT .2 -1, NMIOVNN RN NDOVI MY PPN

Jean

NAITINN
MINNIDVNN NPT NDAN OPWN MDION TN NN DY DN NYNRNWYD ,INTH MDY NN PN >TD
DD MYIL MYV 9D DANMVYN DN NPT HY 91901 MNXPOY 21N DY DI INTN Y PNN 2N
NYRT P2 02,001, ) NNY AN DN ORIYI MDITY DAY 12-2 WYY MIRPOYY DNMNHN NMNIN
NPV NN IPNN NN WAPY YTI2.YAY-IN NN, NI, TITYN, D NI, ANPN NN ,MIINT ,JOND
NOY : NPTN DY DININ DMDYAN DIMANNDT NIAY ND-1D NON HLNTN DTN NYPNYD ,NMNVN DIYa
PINNY (MWN NN N2 NPT NITNIN) NYTN NPTO PINN ,NPTN DM ,1PMNA2 MMPN 1901 ,NMpP NP TN
DNV D»I2 59 DY TN D35 70T MNWNI IRNYNI INPN DXITNN 190D .YPIP NMIPA NNIVIN NPTY
-2 VIDOY YN IIDI) TN NN I MT NIAY OIDNDN DMIOVN DIIIYN P THINDY MMNNIVPIN

12 YVDXVVDN IMND DY IDI9I-SNIIAND TTHN TIW DY NIPA NYIL ,0»D3N DIMINNN T8 .(knots

NDTH TNKY AXIND PN DY PIANND NN DO HY NNYAYN IR NTOINY INIIM MIMAND NN NPI9NN NVXY NXIN VT DTin !
,DIPANDI DONIVN DI NAY 19 DTN OWDTIN YINIWUN 1NN DY 1M IXINN MIMANND DY 1 YN WIT TONTH
.IWIAON NN DXIAVNND , 1T NPT



8 119> — 21>aN YN M TN MPYI MNNANM /N PON

DNNNA MDNWNY PNNY APTN NMON NNONI WKW MNPOYD NNTD NY> 90N 2.0 TH NNPIN

12U MIAN TIVNI T DY DOONNN OINNND

0T .02 DIV MW N OV 19932 Y H5Y log-log 1D MYNNNI NAWIN MNWN Y HY NN

: TIN2N PONIN ARNYN NIAWVIN DY DY

(1)

Inprice;. = Loic + Z?;ROOMSiC + B, Instories;. + f3;Instory;. + B4 Inage;,
+ Bs; Inarea;. + fginew;. + Briground;. + Pg;SocioEcon;,
+ BoigLaMishtaken;. + B10,qTFE;c + €ic; Ve,

MIT INWN DY MOPI XIN rooms ,NPOYN D10 NXIN price .NNPNNN Y NPOYY DXOPTIN DN ¢ 1IURD

NI age, )22 MNMIPN 19010 stories ,NIPIN NI TN NIV NMIPN RN story, 0371 TNN 19010 NN OMNININD
L(MIVN ANY XD N2) NYTN NTO MNT HINWN NXIN new 1702 NPTN NVY XN area ,0nMva NPT 9N
IMIN OHIYI-INIAND TN TIW XN SocioEcon ,YpIp NMIpPa NmvIN 1T T Mnwn NN ground

MMOPY XN TFE-Y 19nWNRY NN 15N NI0N N0V 1T 0T mnwn X0 LaMishtaken 000000

0N L1o - f1 ,NTNNRY DVNI ON L — Lo -1 B ,0PDY .(time fixed-effects) W27 7 »Nnwn Hv

.CY D35 TIMA NTHNI (1) MXNWN .TPRIPN NYION RIN € -) NTNHRD DMIVNIY DY DINVP)

DIYN 12-D NNX 952 DTN 3-5 MIT DY DIP20NN DINYNN DD N2Y DXYINNN DIV IAVIN Q0N

NNN 2VIN IMYNNINI (/7 IONINN INKD TNNN NIPNI) Lypical MOPIY 1DINN WX DY NNV

: N2 QINA Pricecy — gD D32 ,CPYI DIV NPTI MNTIN

. . ,
pricec, = e Bcqrtypicalc+Bocg+0.502

MOPNA DM¥NN DNIMINN VIDOWN (1) NRNYNI ITHNIY DINWNN DY DRTPNN MNOPY XN S TN

NPT ,IMP) DIV DTN NYIIN NPTY Y 952 DIAPW NN PINK VNN DX DIRNND NDWYND typical

UND WYY ¥ITY DI PA Y DOVDIVLD DININ HYW 9995 172NN TTHN T ,NPPODILLDY NPIIIN NIWIN MITHIN 9 Y 2
NP MDA TN XN 3



9 119> — 2>AX HNA NPT MPOYI MNNAND /N PON

5355-11PN92N 1992 PIAINNDN IR NNPINNN (1YL D1DINV DMD DIMIND NJYA DTN NYIIN
(Duan’s Smearing Estimator) >0©v0o >0 N ,0.562 ,03M90PN NINKN 23977 .Y NYSHINN

.DYNRIMD OOTIN DY NIDDIANN MDIWNA WATIN

,YNONN IPNNA NPT NI IR NINAI OMYNNNIY 2INYN NI TTO OWTIND 1INNN TTH WN TNND

295N OYTTIN MY DDA DXTNIVN 1IN DNINYN NYIZY MTIN NYINN NN TN W

(997 — 2%aN 91 NYY) HNTWA Y8INM Y 2IVWIN
YNDN 295 DPNNN DY HIPIVN YRINH MY 19 —2XIN HND VIS DXIYN DI YXINNN TIVN NN AWND >TD
NNN Y5 YW HoNN Hpwnn (18.79) 2>aN DN DY H>omn ponn RYY 0XTHa 0YN HH5Y DNYa YA MPTH
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DWPY DI INN DY NN MNINY NN DIWITI IRIW 9-1 NDIDNN MPWY DI ,NDIDN MNIVYY MON»NNA
2.8-21) 121 24.1 -5 DY HONNY NNY WATI 9 PNVY ,OWND) 19> — AN SN OMTN 4 IN 3 NPT WIdI T
NN DY NYN PIND DIPIPT NDIINN MNPYY U DTN 5 NPT DN L(OTN (5) 4 NPT N2Y DOPY ()OO
255 MM PRI —IAN SN OITN 5 MPT, MINYN PN T 295V DIV 1D D0 1N .DIPY 1IN

DIVIIND MDY 2170 MPW)I PR I — DIANX YN DTN 3 — 4 MPTIDNY,NMOIVIIND MOV
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'ONIR'N Y =T "Y'Nn NNNYA? AUTh N "2 YU

AN DN, MOTH DX MY 92 NPT NONNY D3NN TN 2NN DIHVY OXNNIN NMNININ THN
PYOWUPN ;2015 TON ; Szumilo & Fuerst ,Fingleton, 2019: 26) 9»70 ny1N YN NOTHN NN )12
2y2NY MY (YXONN) MNON NRIOYNIY RIN NIN MYXN D0 TN 99950 1NN (8-9 : 2017 LN
995,79 1IN DXNN OXTAW DY NDITI NN DY YD NNMIT JPONX ,MNNY YA, NINY OY .PNNA NI
NOTHN DY NINDN NYIWNM INNHD NN .DXPNN DT D) NN ON MPTN YN NOTHIN ONN NI N
SIHNI MIT HY YNNI VIPIAN MY D) XON NN YPWN DY NDIDNI P TR NN XD MPTN YN
NMOYD XPN'T 72T DV IMDA NN MPTN YXON NROYN DXV NYNINN DAY ¥ DIRIND DIIPNN DIV

.(Szumilo & Fuerst ,Fingleton, 2019: 26) ¥1{p>22 1”5y MAPYA NNIY DTN X PHN

NYTN 132 P2 WPN NPNIAD IPNNN TYNRNL NNIN IWHYIY NDI951 DOTID ONWIN 1901 IPID Nt P19
TN ,0992 DD MY YO TN PIYV MIMINND NN DYPADN NNIN )N INRD .INT Y PNN PAD DMINNY

.D21¥N Y2NI2 7T OPNYA DXPNNT NKNID MPTN YO P IWPN DX NNIY DIPNNND MINDNT NI

nivmal Uip?'a ,yx'a - Tio' "AYIN IR

AT IV NIYTaAl Uip'a ,UX'n

YOI YIPIAIN ML) NN DY NYA0 MTIR MNY NNPONI IWIN DNV DIPNN ,INTH PIYD NN 5o2
VTN PIVA YOI VIPYAN DY DWAWN DX17 DX 1OV 570 NN NPNR T NPINN T M SV
VIPY2N DY DOWAVNN DMIDINDN DMIINN P2 MWD DY D) NYIDN NYAVN NN MMIYY DNN TR 939
PPN NP ,MNAXN NITNYN NDIDNN NN PPWN DY THPNDNN NDIDNN NN NNNY 1N TN PIva
NDYN MXNDN DY NP DN APRNN MDY ,NNIANND MY ,007 XN ,DXMPYI NDINY MMNPNRD
;712327 DD NN DN DY NAND PNNN,MYPIPN YOI IR NNND 11 YHONIN DY D3IWNN DMIINN P2

.(Pirounakis & Nicholas, 2013: 211-212) 7320 M5 YPIPN NN ,MYPIP XTI ,71PSONIN MNYP

YOP NPY MDD, NN YWIPII MY INSD 27NN PINIT 1 TNY,NTIPA TN OPIY DX NNAY DIPNN

DNDN NNXANINY AT, TPNTIN MYINI NI 19721 TIVIS MPTHA.INN2 INY 21T NINYI NN NN

26
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LSO 32 ,OECD-N 119X2 mMYann MHINKX MPTN 15-2197N) .9NNa HINK ININD NNPYH 091 MNoa

P22 7252 521D MY N PNNA Y YD MDD INTN PV NIYUP WIPI RYND) 1MV 1IN

ND DY) DY NMINA ,OWND LYNNIN NMPYA 0) 12190 TMDN XD 1T DY NDMINN DY PNNI MDY NYOVn
,INT DIOIYY .0 PNN NMOOYD NXANY NN XD 112D MINND YIPI DY HOMN A8N D) ,YNNN DY DN
Glaeser, ) DN NMHYY DYINNN INTY YIPII OY,(WID) 1IN ,IDIDI) THPONS NP MPTN YN IURD

(Gyourko & Saks, 2006: 72

DMTIY XIN DNAY DMIDINN TARY ,INTN PV YHONN DY N1 MIYINID XXAND DMWY DID) 190N
NTH9M 1VI9Y,NNNVIN MDA NPNY NYY IPTN PIYL NI MYIIID GO DN .Y/DTI 0 YW NMN
PIYY N D ,INY N9 TPNN NMNDN DY HY DIVINIWN NTION NP TRV DI — (Zoning) DIVNINDIY

(73 ,0V) ¥IP222 OMPYD YHOIN TN NANND NS WIN” MNS

Glaseser ) Y97 9v9) 08 ,”The Economic Implications of Housing Supply” (2018) o9nxn2
YPYN MDIOM NYTN 172 DY NPNOVININ MDD ,ITN YN ,APTY ¥ipda Pa wpn NX (and Gyourko
VTN PIVO NPND AMIVYYY MNVN NPNIINND MINNDNT OXPADN TI2Y,17120 MXIND TN PNV AN
LVT TN DY NN MYYD PP OV PV MPNN ONXD PINIAD Yipda DIPNN )0 1ND NNV Dya

(Glaeser & Gyourko, 2018: 3-4) PYWN DY MNRIN ITIPANY NINPITIND

NP NN ,INIVYNIN : TNV MNP 3-H 1IN0 MNIND VTN OPIY DX IPDN DAIPIND XD 19IN]
ANVIVVN DY TN PV HWND) NYIDIN DY NODIVIIRD DY NNMNINY NV TIXDINT YW DNIY DOPIVYD
NIV TN PIYI MINNN ,IIT A DY VP12 HITH G DY 15¥ ,11PON TMLY YHONN NDIPY 1T N¥IIPA
720 TPXONY DY DXPNY NN NMIYN NP .NXON MDYY 2170 WY D101 NNIN NN NN DY
VY NOYI NN WIPXAN NP NNMINT MINYNII NDITOIN NPDIVIIND DN (HPDIDIIN YOI NNNTY 1I)
TPNNNNI NI MIYN TN N2 DAY DXPNN YT NNXINHD MY VIR MDY, NNT NXIIAPA 2PN
123) TV NPT WIPIAN DN DXPNYN NP NN ININRM NOWIOVUN NXIAPN .)IXD D190 NN 201N
SV M TNIY NINRD NN ONINN MMIVTN YO DY NYAPNN YONN IMIPY 12 DM ,(01I0T DY NIPna Svnd
DN NP NYXN ,NNT DY YIPXA2 DTN .WIPII DTN DY YNNI DTN DT DY T TN

.(4 ,0v) M2 MYNNN DY DIVY 190NN

27
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(Global Cities) n71y-mya 21T 1¥ NIANINN

DOMAND NND RYN NN PIV 1N ,00W-9¥2 NIRY 9102 NV OPY IR INTN YO MMYP Myl
DIYN 1NAYY DXONNN NN NDPNN PAND IVN DYDY NINHY DIV DY P2 DTINN NN DYDY .0 TIN»

LO2W-D 11 PON NN MY, MININKRD DMWY MOVTHIN

,DM1271 THYN DY INMOY ,APY ¥IPDNN DAY ,NI0IVN D391 ITON DR YTNN 1XYW DMDD) DIIDNND
NN DY NYION NYOVN NNMN L,OMNINND DINVYYN DY TPNDNOVN MNNINDM NMDIVNIND NIPTIN
DINY DYDY 72YNY MY O7IND DY NPINN .ODIYN 7ANIA M NIPTHA OMONPYN TN HOPNYIL vIp an
D228 NMDIIIIND NNYAXY TPYN YIIONN .0V 1IN 13NN 80-90% ,2100 MV TY 00N NPDIVIINI
77T MOONDNA .INTN PV DINNTY NPNIIN NPND,POIVIIN MDY ,DINT )NHD DT DNNN Oy 792
NMPMAIND LT HIYN NPT MONH 1D NPYA DXDNN VTN PIVA NON DINNY  NYHOYI-PNIAN NN

.(van Doorn, Arnold & Rapoport, 2019: 3) >n92n 91721,0°Y P2 NN

DY OMYNYN 19INT DXIYN DY NPIDIMON NNDY ,80-N NNY INND 1T 1IDI¥ MOTYN DY MIAPY1
OV WIN NT P R JION TIVND 1NN 1PM2IM 1PNI2N,11PDI0 MDA HY DXPPIV D399 NPNY 1N
IUTIND NYTYD 27NN DN NN PYN I1DT DITP DI DIIII9N SWIN DY DTIPN NTN NN IN DAVIN
, AN YWY DYN NTNIND DXIYN YAVIN 292 NYIITN D) NNDY ,NON DYDNN T8I .DWPWN) DIPOY D) NON
MINYN DY NMDIVIIND 2591 ,90N2 .(4,0W) MY TPT 19 DY NIPIW DMINN ITYN DNN DIV T
, NIV NITHI NPDIZOINT XMYNIYN DYTHD INANY NININND DIV DY NDNN 9D NINNIND MYV PRY
,072997 YN PYN NN 2NYD 10 DT DY MNAVN I2¥2 DX ,JD 19 .MDITIN DMIYN DY TN WV
N91°7,72¥20 MND DMYN NN DY DN DIVIN D) .DXIYA INYIND MM MNIWN TN INY DD

(D) N9 D22 DY TIN YN DX DXAVIN DY NI NOOIN NYIN MINID 1NN, NN

DY T VP2 NTN MDY NI ,D00 DININNDN OMHIVIN D¥INNN DY NI MIOVNNN NNN

NYYI NN )IROP YTID 17320 NPY YIN ,2000-N NNV YD DV MWD 010N 1AWNN TOoNN .INTHIN

28
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TTNND OONN DOWVIPIA THHD VLD YNON .NTY M VIPAID NN DXIYN TIN YN DYMAVIN DY YDN Hayny
DYT2IY MOYTHIN DXIWNN NPNTIT MY 0DV M DY NPNNN AP INTN 1NN DTN NMOYD 197N
TIOND DY INY INYINY ININNY DXAYINNND D299 YN NN ,00PYN DXAIM NI NNNPD OHYa

(5 ,0V) PRya NPT WY NIV NNIDWH ANNDNY DYPYI NPNDY

TPON PP DOWN AN MDYTI DMY , DININND DINWYA DINNIND IPYN MPSHONLIN ¥ONN Mapya
DY MTPONN MYITH DXIY ,0PNIND P2 INDN) MXPIA 21D 7NVDINN YPPINT 92YN .WTN NVIVON
NN IPONN IYR) NPDIND MIIN DY MDY DM1IIN DIMPIID ,1INIYN 19352 NN NIPNY D)
DIXINA INDND DXPNYI DN NNIX MIVTND D179 ,(D2IYN MDD 21501 I 2)INN NN
NN MDYN MDY OXIYD MITHNN ,B2Y->9y 10 YN (Sassen, 2013: 3-4) VX DMWTN NNPYIN
DYNPY DIONN YT DY NYNN MIXDLANDIN PAD JPYIN IR GPWN NN .TPNNYN MDIDON NIIWND
Canepa, Chini & Algaralleh, ) nvmipn M55 DPNY P2 MWD MAIPNNN TYNN NN DOPINDHY

.(2020: 672

TN .D2W Y DPRY DXIWNI T SPNYN INMN DIPNINN DIMIRND NN DWW MY DY VTN PIvd
YT DY DX NIN YN 2AWIN DY 1IN YPWHN MDIIN YT HY P KDY DOYNIN NIN DIPNVY NIN TN DIMINDND
MM NP INY MTPHRNND MO 19T M MYPYN IURD (DY) M NPMIPN NN NIYpYn
MDY NNIN 2D INKD DMITY OIPNN TN PIVA D PNNN DY DINND MWD ToN NRNINDY DI
DYRY NPTNN NMND OINK DXIVYMD IRNYN INY DTN NPND NON NPIDY DY NPT YPNN
IMX PN2NN O MY DY 90N 1O Pann (Ahir & Loungani, 2019: 89-92) ©5y-"yd O THIM
T MONND YN ,MYTN INT MTN> NI YPIP MTINY DY TN YN XIN ,NNTNI OINN DINNND
NN, 7MYNYN DPNN IR NOYN PTI ARYN DY 7N YPIP DY INPN DY, TIYNY DMYNDYN 1Nd
MPT YHON NN ,MNI YPIP ITYNA NIV IR YPIP DY NINY MPTN 21NN NDXAPN MDY NXINY
DNPNY DY2A7WYN 0N ,TNPY MYTNND HY DX25710 DXOPNIY TIT M2T DMIYI WY DY DINNID
SV NN AT TYUN T MADNNND IRNIND .OMWY» 5Y M2 NYPNN 12T ,00NN DXOIVIN DYa 010
YNIAND VIPAAD NPT YN PIAV WA PNPATHY AN N T 1DYITIIR NPND NWY DT NDN DOVPNID
NNOYWP P81 ,(2018) 9390 171 DY DIPNNA 1RIV Y9 .(van Doorn, Arnold & Rapoport, 2019: 6)

DY T DV YNONN MYN) DY NN D) NYIWN

29
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VT NN NYIIT DN DMNIANY DMIIMNT OMPY 02 Y2 PIN MYPYN MIANIND DY qON
9T APTY NYOAT THINI ,D>TD MDN2 MNWN AV PPN DIXRNNDND MY I INT NONTD DWTN
NYPN TINION MMXDNT MIT DX, NXT OY .DPPNN DXAVIN YINKD ONMNN INDT IN INTY DT I000)N
NI PONN AR TPMYNRYN NOXHD MINN 557 IN IIPNN DIVTNN MINNN T MTN> SV 1772 NP0
NN P227TNY NIVN IPTN YN NN DPTIND NINRNDD 292 GO DIV NANN NI T NOND MYHDYN .NIN DY

(7 ,0W ;2019 ,)919) VIP>aN

NN YN YNONN DN DIV DININ) IPT DY YONN MY DY DY MIAINND DD OXTHX DIPNN
DIV O9IY MY .MDITIN DIV T IWOINA YT DIWINNIN YN Y NIV NN 71PNN NIDN XD NP an
YPNN JNAY DIV PYD NINHD DNN DITAIWY DY NPHPHI NN NNINN DD NNN L5952 NPININIVN
SV 1IN YPWN DY PYN NYIDD DY NDYTY NYOYN 25N NTIAY PV DY 1T NPNDTY AN DY) VT
DXPNN NP NIONA NXAN VTN YN NYTIN ONN NN DY NONIY MNNY My 9905 .mdavin

.(Fingleton, Fuerst & Szumilo, 2019: 26-27)

NMOY AXP NN N9 YNNI DVYTHN ,MDITI DY NPND NON RINY 29D ,MHYP MVTN YNON TUND ;7NN
YON NINDPY DN NYP MTT YN NNV, 0> PNN NOOHYY XXIND NN YN NN AP NNV .WIPIIAN
DYVYY D12V INY DXTNIN DXMIAYIN HY DNDD DY YNIIND NPNIN NN MIYN TN ;YA NMOVIIND DTN
ANY PN WIPOA 9TV YAND DTN OV DMLY ANP NN NN (29 ,0¥) PHRNDN NPTN IOV NN
TYY 029 N2 OPYN SY NI YN YONIIN 1DV DY NPINYD NXANY N, NN YPWN MDIdNA N TINN
PIVN DXPNTI NI MNNPN OO DX TN NYONN NPDIVIIN,TD (30 ,0W) DXNN NITN IOV MMDWNI
(29 ,0V) NTI2YN PIVA NN NNNPI DY DTN INY MTHN NPDIVIIN YT NYD VHVIN YL TN
MDD DXVN NPT OVYIY NPND MIYY TID MDON NNNX .NIIYND MITAIPOYI WNINN PIVIN N NPPNT
IN DYDOIN MY MDY DY MPYIANN DNIYIDI DI NINPDY ON N ,2N92 NYNNN NINIAN INY DM
NN NPYPN ITYN NN NN NN N0 .NINVH NPT NYIDTY DNYY 1IN TWIDT MY DN NHY
VT NN DY DMV P MINNN DX PN 2NN ,MPIOYN 39T DINON DNV NN DX DY
95V DOWH DHNYY MYIND DI NN NNNPN OOV OITAY ON MPTA NINY MDY TID XA NIOVND

(30 ,0v) M2 1T

30
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D71yNN NINNAIT

(Johansson) yYoxnm (Caldera) N97op SW 9pNN0 .MPTN P2 NNIXD MNWN Y¥OND DN PNNND MYIN)
DoY) 072N XYY ,OECD-n m» 100 PoN 12 y8ND DN 9NNn NIYIN) NN INYND 19010 1D DY
TNV, NTIP ,27NIN) TIND NN MYODIN 1N MPTI LYW NI IPNHNT .NIMY MPTNH P2 THIIND NNVA
OYUP PNN MPOSN INIY M, NIDTHN IRYI (192 1)) THINTNY NIYINI MY MIPTN P (1))
Caldera &) M TN YN NMYYY HIMYNYN NN DONN XY DPNNNY R¥NDI NYN MPTHL ,ImDD
MNNN S TINI DY TINT DNPHRY DMV DIPNNI P2 DIRNNNIA DTN NIvNY 1) .(Johansson, 2013: 241
Y872 DY MIAPY YT TN OPNND ,NNPX MPTHN MY DINRIN DD DIPNN .0NMY NYNI)
Y MPTN YOND 1% DY NADIN DIV DXIPNNND DN DIDVNN IIND 29D Td . TIND NYNN NNIA TN
730732 1.2% ,N9982 1.5%-2 ,MMH1V7122 %2-9 1.5% P2 YW YW 9T 7Iva DXPNNN NN IR DNNY

.(Mulheirn, 2019: 25-26) 1121 MYIN2 2.1%-Y 1.3% P2

595211 ND DY MPTN YN NOTHINA NTPNRNHND NPOTHY NN PINDL INTH PIY DX NIV INN IPNND
95WUN NN DR DIV 1Y IPNN WIPXAN TSI D) MIAYNND DYDY YD) TN YPNNA DT NIONA
1Y NYANN NPNY VY DIPNNN NN DY YSON DYTHN NYOVN ,YONN NMYY MIAPYI NYIAP INYIN YA
Fingleton, ) ©nX ©*pNN2 05YNNY MO NHRNY PYA NTIAYN NID 29PN NPYN DY NN, NNNNIN
YPNND NDYON D WOI MNTNON NN PIY IR NIN N N qON I1pnNn2 (Fuerst & Szumilo, 2019: 45
NYPYN YPXIN NNWY T NYPYN YW NPDLPIOND RIOX ,IPTI NONN NPX NTNYA OMN TN
NIDN N0 .2007/8 DV MDY YDINAN 12WNT TY PIVIA PNV MIRNIDIWNY IRIYN DY NN YNNI OINN
oW D) YD TY INTY TIM) Wi DY DIMINI DX0N TIY NN NN, OMIPIND DIV DX PNNN NODVD
90IND THPYNHD NOT ST .DMIND DNIND I 1M MIAPYI DM WX ,MPT DY DN YOOI
13 120 .00 NITIY XD Y7 DINNNA )NY 91D KD WIPIA2 NNNIX IITIY VT PIVIA MIVDION
LDYIOINRND INY DI PNIND PYA DXAVIND NPY TN P2 DN IDTNN 1NN DM DN DIV DIV
NTNS 027 : WYY NDIDN N1N2N DN 2NN D) ,)NDY NPIDNN RION ,MPTN YN MIPN )0 OX,71IYIN

IN (DINPN NPV IITN MDY SWN3) DNPINND MNRMN PRY MITA DXP2INN DNV 7DXNI1 DXPYY”
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Chance, Chapman, ) TOX D113 D) Y1279 MvN NN DY NIND DI TIYA MR MIT2 DPRNN

.(& de Souza, 2015: 28

1IN, 1IN MNIND MDITHIN OXIYNNI NN MPTN YN PIAY MPIVN Y PNN PA DN NN JNAY IDNRNI
YPNNA SMYNWYN NPYD NOAN MPTN YN NOTHIN ONXN PTONMPNR DTN DY MDD NI DAIPIND
DTINY NAN ND YNONN NOTHNY IO ,1ON> 1D MPIVN SPNN MDY RSN IPNHNT .MPovn

.(Anenberg & Kung, 2020: 10) 9>¥2 m1own MMy momynwn

DNNIN VIPA2 DTN 1ODY MINN NN OMINYD NMYPTN YN P2 IWPD D1PNT NN DYDY [, 1D3-1a
DIDOIND DN TN YN NOTHN 10D .PYTN 19IND NI NT DNYP DXPNNN NN DT YHONY
DTN NNV NN 7PN DY PIVIA DIPNY . TIINND NNV DYPNNN DY YIPIIA NMDYN NYIVN NN NOVPN

.(Grimes & Aitken, 2010: 349) 98PN NNV IPT HY DIPNIYIN NN ONINNN 1991 1N NYOYN

NV TINA DXMIND PV NIRIN TIAD) MHVINRD PNNY DN TN YN MY IR PTIY NN IPNN
DY INY PIN OHIVON DIANNY DINN .PNND YOI MY NN DM DMWY MY 1DON MPTNN
Taltavull de ) y1>nnY Priwa MPTN YN DY NPNNY HDINEINNID NANN PNTNY MYNN PANNND

.(La Paz & Gabrielli, 2015: 1052-1053

VTN NN YOI NOTIN NYIWN NX DINI2 NNIN MAIPN NINPDA 09IV DMIPN 190N NPOY INND
NN NN NN IPNND NN D PO WN .1998-2020 DNYN P2 VTN NN DY 1D — AN HN2

5YP) , 1NN DMPWYY DNdA WINRY MPTN YOI IPNNN NNPN TONNI 7D NY1¥» DN D) ,(eX-post) TayTa

SIAND NNV DYDIIN NN NPWYWH NIONA NI KD PINYA YNNI

nAI7ITINN

NOWON T DY IWINNY DINN) YDXD1 190N NYNINWN VTN YPNND NWTN NI P2 IWPN MM TINY
19> — AN DN MPT 19D NMIRPOY 99 DY DIMNN) NIOX MYNI .DYDMIN MY NPPVDVVLY NTIINN

02N YV NP NINON ,NYIIIN NN : DINRIN DINWNN NX DI NINPOYN MM .1998-2020 ONWN P2

VI 1OWY [ TI DY QDN SVDMOLD NN NN XINTND DIPIII,NNITI OXITN 190N ,NPT NLY ,NNVIP : N
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TTD MTIN 0702 "N ,1998-2020 DY YVDMOVD MK 9D 1D — AN HNA NI MIPD DY D7NY MM

ANV NP N2 DY DNIY 232930 11720 MWD
: DYDY NIV NNWYI ,IPTN YNNI MTH NN YNON P2 WP DY NTNINRD

9552 VINOYW TIN TN OPNN DY THINTH INNIYN 1D — AN HNAOVDVVD NN DD NTNX NYNIN 2DWI
DY MINN Y92 DXPNNN TTHI NN TIANRD NIVNI NIRD ,1998-2020 DNIVN P2 IN-DXAN INI WYY NIRPOYD
NLVY,NNIP ,D>ITN IDNI D% : 11D, DY DIMANRD DIV’ NPT HIOW NN ,D5IN .DANX HNA D1VDVVLON
TN D2 ONYN TIINRD TN YPNNL NDPWN DX TINRD YT ION DNNYNI 99 DY NPT NYITY ,NINI XXPI)

YA O0OVLLVLO

(2)
[nPrice;j = Boj + p1jlnSize;j + B,jInRooms;; + BsjinFloor;j + B,jlnAge;; + ﬁszFEij + &

N0 NPTN NVLY YV ONIND NN [nSize ,NIRNNL YODVLD MN) NPOYY DXOPTIN ON J-) 7 IYND
9 InAge ,nTN PRI N2 321 NMPN XN [(nFloor ;007NN 790N Yv oI N0 InRooms
JPRIPN DYION XN € -) MY DI O T NNWN SV Mo X TFE  nnon 1inn Snin 019w N1

NTAN (2) NIRNWID MYNNI HRNN ,NTHRRD DMIVNID SY NOPI- DN 0N s ) f1 — B , N0

9N DXPNN TN NN 1T DIDA DY) — MY HI2Y0DPVVLD NN DD MPR-NINN DIPNNN NNV NN

TN NIPNAPVDVLD NN IO MK

APTN PPNN TTN P OVDVVLON MIND NN MIPD P WP DY TPDIND IRNYND NTHN YN 21OV

.2020-1998 NMPNN 79 HY HLDVOLON NN

DYNYON DNNYN MY NYNNY ,INTN 2NND INTH MITNY YOI P2 THINPI-IT NYIVND MIVIND NIND
20 NIV TTN (TVIN INP INDN DY) NNVN NIXP N2 ,: TN MTN YOI DY DOWAVNT D90
D>1NNN TTH NNNYN DY NHTIP NAPNA 12320 1) DY NYIYND NONPNN IPTN MT NS Y1 DY DTN

PNDNN MY HIOOXVVLON NIND
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:INAN MIRNYNN NN NN 2SLS nvIwa NTHNR MO
(3)

InHCjy = ay + a1 R + azlnPricel + ¢,
@)

InMadadj = yo + y1InHCje_, + V,SFE; + V3TFE, + €

MDA 1900 SY 0D NN InHCj, ,mxnNna MY PODIVLVO MK DOPTPR DN t- 1 j IWYND

NN InPricel y ,nvn nasp 10290 MY NXIXMHN R, 01010 500000 MINA ,t WA NI NNYNONY
.720 MMV TT0 DY D INY

£ M2 MPN NONND PODIVVON IMNI TN OPNN T S¥ o> M> XN InMadad;e (4) nxNwN1
937°>0720vN S5¥ NOPY XN TFE puovvon ,mxa nampn mwa 72130 >n1»o 5w o> InHGe,
JPRIPR NYIN KIN € -1,20D70V0 MK 737 90T INWN S¥ NP XN SFE; , mv

MYSNNI NRNNL ,NTHRRD DIVNID YW NOPI-) DIVNID BN Y, — V3 , Yo — Y1 -) 0 — Oy ,902Y

PN YT OPNN TTH PAY OVDYOLON NINA 12N PNPD P2 WPN DX NTINR (4) -1 (3) MINNYN

DTN NNPNA MN NINN PVDVLVON

NnMAIR'M N7'vo'vLO
NP INRD 19 — AN DN IVNINNY MXPOY GON 73 DY THy NIY DNN NPHRIA DAPNNY DN OO0

170 TN NIWNIN INNWNN NN 2.1998-2020 DHWN 12 PY2 WYY MRPOY GIN 65 -1 DY NINN DNIIN

DYNMIN 149 DY NINM 12N INNXD .MV D30 M1AP VPN NIDIN TIN PVDXLVLD IMNIN D30 NNN DY) ,DMNIYY

YPT IND MITAPH MPT NI MPXT MPT Y 190 MINPOY P7INPYI 19 105,190 71PN 7129323 JIRY MPT YV 100 MNPOY
NOYIN NYNR MNPOY DY NPANNN MNIYW DIWN NNT 7T I, DINNID
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7337 90PD 1901 1915 1 19203 MIXIY \NMY 295 4,737 »I1PD YW NPa¥n 3,034 Y915 TOI DPVDVYD

776 X)N DIPOPNM DIN NIN 117320 MINNN DN TWYNRD YD 12.7 DY T0IY O0DI0VD NN YNINNN

SVDVVLD NN YOO

125 ,NPOYN PNNY NPTN D PPV WP DMP D1VLDVLVLDN DININD 9320 NOW (2) NNWN NTHNRND
:INT) NPOYN 1NN PIAY DTN NNYNI NA DIPN DTN DT, DTN I9DI P2 221N 221N WP N8N D

(1 noD)

199 —2%AN HNA 19932 9NN MHNNN :1 NYav

. summarize FinHS BeHS

Variable Obs Mean  Std. Dev. Min Max

FinHS 3,038 12,7254 41.72 0 176
BellS 3,345 13.22262  43.03182 0 122

NTNX NIRXIN

YNINNA 1D — DXAN DN INTN YPNND 7173270 2NPD PA OXNNN PAIYI MINNIND NN NN PNY /N2 1DV
Sya IN ( MVLDXWVLVO PN DOHY WP N2 NIV DIXRNNNN 1IN .DMVDILVLD DMINND NPIYNAY
N 92TN NYHYN 19 — AN DN DXWNINNN NPT YNNI 1) 29PO P2 NN MDIDS MPNAMN
YPNNA 7292 0.4%- HY NV NYHINN PNN N DY OXIND 172N MIPD 190102 10% SV NTHY

VY2 MTN

IINIY TV .PYN DY DMWY DXPONA TN YPNN DY NWTNN 1IN DY NYIYNL MNY NNMP 7 XNND) TY
99012 10% Y¥ 9Y19),99199 ,71 TN 2NN DY 117320 MO DY RPN DODOY NYaVn NI PYN 01T

YN IIMN AN, NN MPTN 2NN 1.9% -3 HY MY WA NYSINN NN NTI DY OXIND 172N PO

APY NPNRN YT D1VDIVVD DMNIN 20-D TIN NINIVININ YVDIVVLD MINX Y2 (MWD MRPOY 10) NTNINRY Y21PN 97 PVITHN ¢
NPONNI MONN
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12172 NY2N N1 AN DN NRYNY NIVXNN NYIWNN 2D NN NN .NPNIND NYIVN NRNNDI N 59D

YN O

DOYAIN NPIYN Y9 DY, 1PYAT NN ©XPNNN DY TN MITNY 9900 NOTHIN DY NYIVWNN NN NN TI0 qoNa
(3999) 6 ©XY21712 12N MY 19012 10% DWW DY) ¥ DINRIN IPNNN INRINN (122 NDAV) IONN N HY
DY NPT NN, NNNNN ,4.1% -) 2.0% -D DY NYWA NYSINND NN N DY ONINND (D7) 7 )

.DYPNN NN DY NTH TN NOTHIN DY NPNAM NYIVN NRYN) KD DN N2 .ADN

253N DN OYIN 29D 9177 295N 17933 311D P2 DN /N2 NYaV

He 1 -0.039* -0.19** 0.002 -0.01 0.004
- (0.020) (.095) (.005) (.009) (.023)

Time Fixed-Effect Included

SA Fixed-Effect Included

Obs/Number of SA 2716/145 553/30 497/26 1138/62 509/26

R? 0.29 0.32 0.13 0.13 0.10 '

I S S NN

Tel Aviv Rova 1 Rova 2 Rova 3 Rova 4 Rova 5 Rova 6 Rova 7 Rova 8 Rova 9

-0.039* 0.009 -0.003 0.005 0.001 -0.01 -0.20**  -0.41**  -0.008 0.004

HC_1 (0.020) (0.009) (0.006) (0.008) (0.01) (0.02) (0.12) (0.18) (0.0112) (0.023)
Time Fixed-Effect Included '
SA Fixed-Effect Included '

Obs/Number of SA  2716/145 233/12 261/14 496/26 265/14 324/18 53/4 301/17 252/13 509/26 '

R? 0.29 0.14 0.26 0.13 0.18 0.11 0.47 0.35 0.19 0.10
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SPYN OV DMWY DIPON TN YPNN DY AN DN NWTNN 12320 DY NYAYNI NNV NNMP ¥ 997 ,NNT DY
WP KRNI XD OMOYIA 1DID) PNOX ,DIMIND INAY TV (2%-I) PYN DT XYM INY M) ONNN
) NN ,DMVY DA 9-9 1IN YN DY INY NVNDN NPIZNI .DMPNNY 1IN IN0) P2 PN YVDLLVD
Sy YN DYTIN HY RPN NIDODY NYIWN NNMP ,NNNNNA DT 1590 9N DNPINNND,7-1 6 DXYAMI

PN NYAVN NIRYNDI KD DWIN TNV T, (MINNNA ,4%-) 2%-2) TPTN >PNHN

nnponi n'o

— AN DN PY2 MV OPNN DY NYTN M) DY NYIWNN DRI TN MINVI2 MNID N2 PNONN IPNNN
DRI NIV TINMA,NPITH ININD TINKD TPVINTT DTN NIWI NTITNI .OMININND DINWUYN NIV 1) DY 19
D110 YIDIWN ONPYN TN PIY D9DN OMPYY D¥aPNa HXIYWIA 9PTN YNNI NOWNINND NOIYN
MYV NTTRD DY DXTTH DXIYP D1, NNTIPN NN DY 70-1 NN 925 NN PTH MPWI NyNad
PIYN ONIND 19) MINYN PNY DOONMNN DPYN DIWIN DY NN DNDION NN PNIVNL DNPID DPIN T
NN MNTHIN DMYN 11-H IRNYNL 19-22ANX DNA INPTH MNPV DX NN N3 IPNN DY NURIN IPONA

VT AW WINT NINY PN T, SWTIN NN TT0 : DXTTN MY MYNNNI IR

MNPYY P IV, TIND TY DXTI0VN SYTIND IINNN TTH 29 HY 19> — AN DN VTN NNV NN INNNDN
TY OV INNDN TNN NN TIYDY 19 — AN HNA (DTN 3) NPT WIDID NI’ MDY INNI) 10-Y 9 NDION
M2 NPT MW NXRYND) IRV MINKRD MIITIN OXYN 11-2 , INT NNWY .1MI9N NDIINN TON 30%
MPYY P ,DTN 3 NPT NI TN : NIV NDION MXIAP P2 D112 DY INND) N2 D) TN INY
DYMAN DINPYYN NVIDY P ,0TN 4 NPT NYIDT TNSDL(30%) INNN 9712 DXTRIW NOYNI 6 NDION

.NDYINY ON*A 30% TY DY 1NN ONINA DITNIY

951319 — DIAN YN OMTN 4 INX 3 NPT NYIIT TN M NOYN MINYN PNN T 29 DY IPTH MPY MM
DY 11-2 IRY NMYY .OWDPY 11D O8N DY NN MINY NNY DXWITI DRIV 1-9 NDIINN MNPYY
3 NPT VIO T .0V 5 DMNTPYY NAY MIYINR MINY NN DDPY PN INN TY DV TT10 NTRY MDVTHIN

DTN 4 NPT N OYPY GO 600-),0°0PYW GION 180 YW MY 1N TNN ¥ MOYTHIN OyN 11-2
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TOI0ON MNRNNY G DY .INTN YPNND IPTN NITN YN PR IWPN NONYA T IpNHNN DY NV pona
Y1) NPYNYN TN AN DIV WYY DY DIPNNND NPYTY ,0XPNN NTPY XXAN YONN NYTIN 2D NOIM
195919 1N, 07INNN MIN 0N DD DINWNNI YAWINY T VIPI2N NYINN NPIIPTN DYWL MY WP

VTN DM OININD DMNYPN DTN DD 19 2D0D5N DINN

MY MYNNINI NN ,LYNIINI I — DXIN DN NPT IPNN DY TN TN YO NOTHIN NYAVN P2 IWPN NN
NY9Y9W NYOVYN DY MITYN NTNRRND MINIIN .Y DMWY DNIRD MONMNN TIN NMIVHDMIPR NN 1OV
DYONDN TYND NINYNN 1T NYIYN (12N MINNNA 10% SV NMOY 935 0.4% HW) NN TN NPNIN)
(6 ¥2Y7) 1990 NIND 1D, YN NITN-DITTI APV ONIVHRYN 19IND DT 17320 9PN DNIAY DXINN DY

SNMIND YT OPNN TTHY 120 MONNN P2 IDPHY DRNND KNI

MORYD NNX ANV NDNIX NPT MNOM NYIAPD NPLINDIN MIVN MIORY 190N NOYN 1T IPNN
MNHIN TYNRNY NXIAN VTN MITN YN NIANIN DY THINOWNNN NPITHN TYWNN DRN XD INP2 MPNIYNN
D»N92N D»HOHD DY HY YN NN DY NYIWNN 1 1NNV DINTNA DIPNNN NMYY ANPI MINHNN DY
DYVIN YV NN TNYA 1IN IN DI IIN NN DXN 119 — AN YN HY DNV DN DAVIND P2
DYOYNWNN M OPWN AN YN IDIDOW T, AN IN YD NINN DX NPT WIDID NYID DNY PRY DO M
NYY DMVYN DININI DXPNNT NPOY NN NN ITIIWIN DNV 1T MPNYIY 1N DY DONPYYD

10PNV VN DI DX0IIN DY, D¥PININN VYN YIWIN DY WaUnD
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D'N901
-> 947
Equation Obs Parms RMSE "R-sq" F P
1n price_s~1 1,022 27 .2297608 0.7833 138.3438 0.0000
1n price_shegel Coef. Std. Err. t P>|t] [95% Conf. Interval)
lstorey .0429728 .0108696 3.95 0.000 .0216429 .0643027
lrooms .1429202 .0354534 4.03 0.000 .0733482 .2124923
lshetachneto .4759019 .04%4142 9.63 0.000 .3789339 .5728698
lage -.0918375 .0077011 -11.93 0.000 -.1069497 -.0767253
year
1999 -.0087078 .0316761 -0.27 0.783 -.0708675 .0534518
2000 -.0011068 .0336432 -0.03 0.974 -.0671266 .064913
2001 .0049251 .03537 0.14 0.889 -.0644832 .0743334
2002 .1607332 .0447141 3.59 0.000 .0729885 .2484778
2003 .1486153 .0456657 3.25 0.001 .0590033 .2382274
2004 .0827633 .0484806 7% 0.088 -.0123725 .1778992
2005 .1012838 .0405437 2.50 0.013 .0217228 .1808447
2006 .1143737 .042387 2.70 0.007 .0311956 .1975518
2007 .2021573 .0437517 4.62 0.000 .1163011 .2880136
2008 .415539 .0462909 8.98 0.000 .3246999 .506378
2009 .5709407 .0459195 12.43 0.000 .4808306 .6610509
2010 .7230973 .0481032 15.03 0.000 .628702 .8174927
2011 .8247849 .047929 17.21 0.000 .7307314 .9188383
2012 .8456951 .0455026 17.08 0.000 .7485537 . 9428365
2013 .91852 .0435984 21.07 0.000 .8329646 1.004075
aNntTaA N2R20A2 NETcTY 1€ NN Lol alalal oNnnanNnTn 4 NAORET
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