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1NN

NYownn NNI91-11aN 7n2 (housing affordability) W Tn MW 2 NINAN MONN [9IXA NI NT PND
17" 121N2 7Y DDANN 1PNNN .0INNND DNIYYN 1Y 19 7Y NNITR MNP 7V DNINT7 TN Nt 7Y
11101 7Y 2jNNN JYYI TIY .0"DDILLD DNITX7 NPI7NA N1 102 1IN 7V1 1WA 100N NINFDY 770 7Y
NOIPFNN 17NN NNDWN NIXITN 7Y NN NIV 71 ND1DN IN'WY 197 7XIW N 1{PWN NID1DN

INNN

7272 201" NINRN NID1DNN '7Y17 N 19'-212N 702 0T W L,7720W 71V 1PN0Nn 'NXDND
NIDI9W DTN 3 N'T NWIII7 70% 7 |ID'D 11Y'RA NN1DWN NNITZN 22 WITIN 'WTINN 1TNNN N2
DIN'WYI N PYN 7Y (101) N119N0 ND2NN 100 30% N1 NNX 2020 7w 1pn |12 NXIN19'-21AN 7N
ND1INN NI'WY 721 0N TN 5 NY'T NWDI71 9-1 DIN'WY 1AV Q10 NXNI DTN 4 1T Nwdn7 ,8-1
MTNNY |OIND,I9'-1'AN 7N N'DIO'L DTN 5714, 3 N T NWII7 WATIN DXV |Inn ,ONTD NN (10-1)
7v 2020 7w 1wn [IV212 THY N1 JWN7 101 N'WTINN ND1DNNN 30% 91 NN XN X7 NN1DWNN NNITN
NI7ITA DMY 1172 1D 0NN 1INXDD ,ANIYN DY7 .ANNNN2 07w [1'7'0 3.571,1.9,1.37 7w yXInD
VXIND 7Y DTN 5714, 3 NIN'T NP7 WATIN DXYN [INN TRIY,(19'-21AN 70 XNIXINYT) 7KIp NN

LADNNN,DY7PW 170 1.2710.6,0.2 7

QY DXNN NXDI TR N0 NIRAYATZ NWTN NN 2 IWPI0 AN NN IN1IDNA ,awn Npnnn 17va
NN 127 DIINNXD DNIYYN Y 17002 DNIN7 0120 9P'N2 7170 22 NN 07272 Nipnaim
7V 1YW NYXIND A1MND DT DY DNIND 112 012 0ID 19DN21 10% 7¢ 71711 .19'-21IN 702 1T
NTNN NN APTN NN7 DN NWTN NI 12 DNADNL,ANT DY TN NNTR NN 7272 0.4%)
IWNIN D'PDYN 1O MITN XNXD1 DMNINMA DD AN PTN Y778 DNAD 'R 78 DRIY DTN

(7 van) vwn onTal (6 van) 'zionovnin (1"'vn)
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2020-2011 ,0nN'WY 1971 VXIND - 7XIW N1 PJYWNT7 101 ND1DN
2011-2020 NN12WN NINIZN 7V 2N

NNIY719'-21IN 70 = N'DIO'D DTN 3 N'T7 NN1DWN NXNTN A2 'WTINATNN
2020—2011,78 w1 NI71IT2 DNY VXINDD

19'-21AN 70 = N'DIO'D DTN 4 N'T7 NN1DWN NXITN A2 'WTINATNN
2020—2011,78wn NI71T2 DMV VXIDD NNIV7

19'-212N 70 = N'DIO'D DTN 5 N'T7 NN1DWN NXNTN A2 'WTINATNN
2020—2011,7Kwn NI71T2 DMV VXIDD NNIV7

PFYN7 101 ND12N NN N'DID'L DTN 3 N T7 NNDWND NNNITZN 22 'WTIN ITNN
SINWI NI71TA DY YXIDD NNIVYT7 19'-21N 70 ,ND1DN 1IN'WY 197 - N
2020 v Ivan

FYN'7 101 ND1IN NN N'DISDL DTN 4 N T7 NNDWD NNITN |22 'WTIN TN
SN NI71T 0N YXIDD NDIV7 191-2'2N 70 ,ND1DN NIN'WY 197 - N
2020 v Ivan

PFYN'7 101 ND12N NN N'DIS'D DTN 5 NA'T7 NNDWND NNNITZN 22 'WTIN TN
,(7NWI NI71T2 DY VXIDD NNIV7 19'-2'N 7N ,ND1DN 1INy 197 — N
2020 1Y IV

191-212N 702 N'DI9'L DTN 3 NV'T N7 WATIN XY [INN YXIND
2020-2011,7x2¥2 NI71ITA DY YXIDD NDIVYT

19'-212NX 702 N'DIOW DTN 4 NIT N7 PATIN XY |INN YXIND
2020-2011,7Xx¥2 NI71ITA DY YXIDD NDIVY7

19'-212NX 702 N'DIOW DTN 5 NIT N7 PATIN XY |INN YXIND
2020-2011,7Xx2¥2 NI71ITA DY YXIDD NDIVYT

19'-212N 7N :ND1DN IN'WY 1197 N'DI9D DTN 3 N'T N7 WATI DXV [IN
2020 v [IV27,7K21 NI7ITA DY YXIND NDIYY7

19'-2'2X 7N :1D1ON WY 1197 N'DIOD DTN 4 N'T NWIDA7 WITI DXV |In
2020 "V |1V ,7KW NI7ITA DY VXIDD NDIY7

19'-2'2N 7N :ND1DN 2IN'WY 1197 NIDI9'D DTN 5 NV T NWIII7 WIATI XY |IN
2020 1y [IV21,7K@1 NI7ITA DY YXIND NDIY7
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Nt

N7V NNAN NI NINAIOND NINTNIA TR NN N7V N70 2070 INDN 7@ DIYWNN NIRY NXNND
qWYN 1 7002,NNA1T77 72.2007 NIWN 19'-212X 701 1Y D191 7RI D) NNOXI DN7XNNN T NN
1”710 3.078 7V TDYI 50% ™1 N7V 19'-21AN 7N N'DIS'L DTN 4 N'T 7w n'NND (2011-2020) |INNNN
NI7ITA 0Ny 1172 0'7pw |17'0 1.7 7w yXInn 1'NN7 7171 32% 7w a7y nniy7 ,2020 Niwa 0'7pw
NP NNNAN7YNAXT 21 7NIRAITA NN NRPYR NTY7VN NNAN NIDYNNNINT 7KW NINNN
AT NI 7Y NPITO NTITN NI . TR NYP NN'WNT7 027 112Y2 [INNND YV D290 DNIEN DT
NMITN AXY7 NPTHRN WAIPFT7 YID7 DMYY AT DINNA NFIXDD NI721DY NITINN NIDI7ZIIND 'N90I
1177 ANIPND,191-01IN 702 TR NIYWI NN TIDNT WPan NTIgnn AT NI DITPa N NEoN

JINNXNIWYN NINT 7KR1 NI71T 0Ny

T NIWI NI'NAYT7 DY DITTNA NINODA WINY NWYI NNTIPN XD 7W 7070 NIY YXDXD 11D
[INN TTN,NT NI X7 NTIAY NIY 19DNT7 TT0 ,'WTINN ITNNN TT0 :0N' ,(Weicher, 1977)
N7N,D2IN NN 197 P X7 NTTNIDNNN NT WIDN7 NN PRND 78 171210, ]XO0D 0NN WATIN INXYN
NIX710001 NN 2D ML IT7 DINAY 19D 1IN 'NIN 21,0119 NDIDNTINXY |IN 12D DLNI9 197 DA
N7 1T M7V IN,24% 7V 1YW NNT7Y N YN7 NYXINDA ND1INN JINNND 1YY NINNDYDN PIvd
'PYUN 7¢ DNDIIN , 10172 .09 19-11AN 7N YA 7722 7KW TR NN A7V AXP NN "NpaTn”
NRPYN 7Y 7177100 WIEN NN ADNT7 MYYY A0, NNTR NN AN7Y0 NIy nn7y ninn
NN N2 DT AR INN ININA IO NNAN 17N 71202 ,NNT DY .NNIT YID17 78w 0N
NN NIYINDN N7X NINAN AT NRIDI7 PN NN YIND IWN12T,2008 NIWN NNOI 70 NINNIDWN 7Y
NP NYDNYN DT IPNNA .|NT )IX7 TN NI DMWY |INA7 1IX122 DNYNN 717w Ninwnn
12021, (12 TR NININT 91932 0T NWIDT7) WATI XY |IN TTOHYTINN ATNNN TTN DN DTN
JNND ARV 1IN 7K NNNK NIZITA0MY 1172119'-212K 702078 D TTN 1Y 78 DNINNO9NN NN

70270 NN A7 TN VXN YN P WPEN NN NN PN0N TR NI N1INA 7Y QDI
,ANIF7 ,0NTN 19DN ,71) IWI1IY 0'DIIN MONNDI 0'7TANT7 NIDNAN N ANTIENT TINT 19'-212N
DN,D'WIQF DINWDN 72 TIWND 1 NDINY72700 NMINNN WA N2 D1 DNITXAL(N'7ND NXPDINDY
Glaeser, Gyourko & Saks,) 1'Nn2 N7 72107 NNOX VXN N7TANYW 1N ,'DI7NT WINA 1IN w110
DTN PT7 wI7'an 7V V'iown7 DMpy NN NN NIDN7 ,78w nTiayvn giv 'Nan .(2006: 72
I7NWNANITA PIY 78 N2 TR .N2TNA N1Y7I91NDND 0'PDY N AINNDN 19'-21AN 702 TN ,0'NDN
[OX NINITN VX' N7TaN DXN NITNT 'WIN NN NRRTH wIZNE VXN 7V DY'OwNn 0NN NI'NAN
WD 7¥ NDIONA 711 N NN7N X7 NN VXN N7 TaN 7w N1oIDN nyownn [DY 0NN NTAY7 NN

JPNINITN NNYT 79 VXN IZ'AN NIRNA D) N7N NN

INM7Y Q1Y 121700 0D17'VALLT7IVN 72700 1TDN NN WTND 12XV 0172173 D1D'70N7 ,TIVI NNT
NYowN NN ,DNIINNND DNIYYR 7W 11712000 NINNONNNIENNDIZIIND NPT ,DMIAN ToVD 7Y
NNN .(van Doorn, Arnold & Rapoport, 2019: 3) 211N'VN ' TN PIY2 DN'NNDN NN YIPRAN 7Y NDIXY
12UNN 17002 N171TAN DY N7 w1722 NTN AM7Y NNNT7N DDI7000N 78 NIIInn NID7uNnn
DIAVIN 7Y 121DN 12YNY NYWI NNT |INO'PZ ' TD7 N2 91y ¥in 200070 NIY Q1D 7Y 1D71Vin 'D11190N
NN DTN NN7Y7 17200 JTIND DN D'WIPRL TR TOOD VXN .ANT7 AN W17 X2 0Myn N 7N

.071YN '2N12 N1I27 DY NN PmIneT

5 i



Caldera & Johansson,) W' Tn "'ND 127 TN NITNY YXINA 71T 2 IWPn NN 1N DAY DMpn0D
2013:241; Fingleton, Fuerst & Szumilo, 2019: 45; Grimes & Aitken, 2010: 349; Mulheirn, 2019: 25-
NI'VYNYD TN |I'N DN NITN710 NNPDNN IN,(26; Taltavull de La Paz & ;Gabrielli, 2015: 1052-1053
VX' "2 W DN INXD D'DMDND DNPNN ,AYNONN N2INT .17 T2 DNITXD MONDNI NN 2 NN
TN NN N7 NN7Y7 XPIT 12T 7Y 191D N71210 NINTTR VXN ANT7VR DINY7Y N7 mnni
191-21IN 702 TN VNN A7 W TN NITN VXN A WP NINIIND MNDINN NN .WIFIR AN7y0n INXIND
0121022 NYDNYN 70 X7 .0 N2 DRI DNITX 2 1IW7 NIDNTAN 1IN, N1INNND DY 23 1INT

J7N.D1P 191-012N 702 1WYIY NINPDYN 770 7Y

19'-2'IN 702 TN NI NINNONN NN DINAD 1IN [IWNIN 1702 .0'P70 w7 §7IN0 N1 pnn NIT
D'D1 ,7NNN NMIZITIND 'OIAINNN YPFIN 7W NDAOD NAXD N, 7KW NI71T2 DY 1177 nNnwna
TN NN A7 WTANITR VXN P2 IWWPN NN DIINAD N N"ITN 7Y wn 7702 .0'NXDHDNT DN
FX2PNNNINXDN NAXNT7 DTIP,NTF70202.0"DD'OLD DNITN7 NNINY 019 NPI7N INL,19'-112N 7N
NIPDNAINPNNN INXNNA DT 1IN ,9IDA7 .NINI7 IWD'WY 0D1IININ NN NDDILLDN NAIZITINNN NN

10D N7V NMIwnin
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19'-1'IN 701 I'Til DIF'WI DINNON:T N J7n

T NI DTN

T AT 7Y N7V NTTIVDN NMITNL NRIYA 7R NI7U00D 100 ,1948 INDQ 7N NTD NN TND
T NITNN ANXIND .(Hananel, 2017; Hananel and Nachmany, 2021) W' T Nia'wi1 NN 'pgwn’7 vird
NNIID YN IT 7V NI7Y2A1,' 20900 D71VN NIFTNA DNIANAN 1'0 7K1 T 7V NI7yan vy
12NN 22NN 772 10172 NINTE7'NIN L(2014 ,nMDY |2) NY7KYIN NIMIAX] QNIRYNENNaN
,NNDYN7 MR 21T NIDTALYXNAIDNNIDYNNN NM7Y INTI NN YN 79 NINXINN 7D 1011
NWI117 2NN 12XD TXD QNXENIMTON 'WALZ TXN N2 NNIAYX 27 NDIYA NYTEIN NIRINNND DY

N T WIDAT7 N712') T vl 7w

TN NN N7V 07N 2007 NIY TY 2070 NNDN 7W D'YWNN NP YXHDND ,ADINTIA N2'D7ODI9]
2017 MW7 Ty 07IX,2008 NIw21 72700 12WNN NYA 19X NI7{7 DMNN NITA. NI NINNIDN NIPTNA
P 2007 MY 7W nmwn NIXNNNN 700, 78R N1TN .1AwNn 197 DNNT7 AW TN NN 17y
(Ben-Shahar, 2019) "nw~|2.0NNAITI NN N7W NNV Q7Y NN DINXNI D7D TN
MITNI NIY7NINN NIDI7IIND 2172 1j7'V2 110 TR MDA AM'7Vn DY 12200 2T WIDN7 'Wipn D NN
NTV7 NIMPY T DINNA NPIXHDN NI721DY NIDIZIIND N191NTR NINYIA 78 NNTN AT TN .0M9No0N

T QYD VI'D NIMDIN AXY7 NIMTNN 'Waljp7

ITV7V N1AVIN AT NI 07NN ANTIIN ANDN 7Y 7070 NIRWA 70N 0T IR 7w D'TTNA wID'win
NNV 79 nYown7 NIbNtNn X77 ,(price-to-income) ND1DN7 DN MNP 7@ 'NIIDHDN TTNN
NIX791'NN NNT7 D2 DNMAN AT NAID VALY DRIWNIN AN A (Weicher, 1977) 101 NINNDWD 7Y
wID'Y 1T 7V 7'V INNONN T NWA7 DNIDPITIN,DNIYN NINT AT NIFYI 21N N1Nn Iyl
NIMDFONN NINT7YT7 NIDNMTAN 1T 7V NN TTN 7170W |21,1pYIW NINFDY 7V DIPNTN NP 1iN12

SN0 2L PT N7 TN I 7w

NNDYN NNITZA 7Y 'WTINATNA TTD AN NRDTZ NN 2T NWINTTN7 DNIY D' TTN 07 01'D
YT IDXY |IN,(ND1IN7 DN NN'T IMNN) T NI X7 NT1IAY N\ 'wWTIN 190N ,ND1dN7 bN'a
Thalmann, 1999; Quigley and Raphael, 2004; Brounen et al., 2006; Stone,) TIVI N7 T NwD17

.(2006; Norris and Shiels, 2007; Kim and Cho, 2010; Haffner and Heylen, 2011

[21NT 7@ (NIXNN IX) YXIDNN NN |2 DN XINNT WID7 N Pwn 79 171210 N1'NA7 Y191 710
D70 DT TTN,D7IN.QVT YIDN7 1T YININ NNIDYNN 9D N7 — (IXNN IX) YXIDDNATIAVN DY
D7VYNND NIN,NIY.NTIAY7 D19 0'ODII NNIPZNN NDIIN [IAWNA NPI7 1NN NINL,NWND :DMPY NINDN Y
TON (2018) |02 ,0T TTNA VIN'WN NI7220 1IX7 .ND1DN DN 'DI7WNNIN' YN 0'DINONN 19DNN
FYUN7 NYXINDN NMI9N NDINAN TTN7 TN VNN TTN |2 DN NIYXDNA NIRRT RIDN7 N71D'N NN
NNXINDLI7Y 'WTINN 12WN [N NYXINDA NDINN [0 2008-1998 DN |'2 ' 0NN NPNN 'NXNDD N1
YID7 NI WP N1MAY NN DITTN A2 0T 70,2008 TXD D7IN .NNONWA T WID7 N71D',700
7v 0DN712' nhno OECD™N NIMTN NMAINaw XN (2018) |n12Y 78 NPNND N71Vn QDI NXDD .V T
NPV NYNINN TR NN N7V N ARIT AN 781 1X00 2005 NIY'7 DN NINT wIDA7 N jpwn
NTNN DTN NN 12PN 0'NPI7 DX (2018) 1012 7w DINXNDNN 1D ,|MX7 NNT DY 21PN N1 ININD

JINNNN NPV NINNIDWDN NANa

7 19'-1'IN 7N1 I DI'WI DINNANIT "N 770



,ADION7 NN A DN TTN 971D D1VIL (Ben-Shahar, Gabriel & Golan. 2019) | 711 78123 ,Nw7|2
NNYIDY NN [PN7 'TD NTIAY 'WTIN N7 AT NN )2 0NN DT 10NN N pwny 720 N
7¥21 NP NTITA DMNNIND D'WIN DNAY DNPNA,D7IN AT NFINDA NXDI AIDD NIN7 MYy 121971
DIYITIN NTIAVA 'WTIN 12N 7w 0T NIAYIL N1V NNYP 197 LN AXIINT7 RNRY NWIN NOTYN
NN'NND NYINY 1TD N, NDN! 1IN NN'NDY N7'T2 1NN N1 YN DNAY DNPN2 ,NNITA .NINN7
AYN7 IN D197 NN X7 D717V ,(0N1IMA7ITAI NV T IDXY7 NIWANYT 7121 11INY |111D) NN pwn 7w 101X
DNINN" QDI TTN (2019) |7121 7822 ,ANY7IA NN T 'Y 7Y 122007 YT Q1T NIRIL Ny N
NINIY 72 0"NIDNN D'TTN NIXIY NN NN |FNND,[D ON,NDMIX ONIND TT0 .A0T NIRY17 "ndnx
IT7 DN 7AW T NI NITATZITANPIXD NNYP AT TTN 19712 0NN DIPNN 'NXDN . NIDTYNA
LJNIT DIV 12D NIY7NID NIPDIZJIN 112 TINMA ,ND1DN7 1'NN DN 7Y NNAIDNN DT TN N71N0Y

JUDTPNNT70WN MDNILDWWTN D171V ,0101V0)

7DV [12D,ND1DN7 D'DNUANN DIDP'TIN T 7Y 770 INTA NTTNI TN NINYIA ,ND TY AXINY 19D
APTNNRWA7 DN NRIY NIDIZIIN 2 D'MIN 0My97 D'DNMAN X7 17X DTTN D7IN, XN IN VXIND
D'IMOND 197 NI'DI7JIN 2P INT NINYIAT7 DN [INIYN 'N NN DN N DMDTY DNPNN )oY I
Quigley) NIMINNI VT2 ,0TaN D2 12PN O'N'AN NDIDNN NINWNT DIOY ,DNONTI 017272°D1N12N

(and Raphael, 2004; Meen, 2011

TN NIYI YN N NINNONN NX 121N (Ben-Shahar & Warszawski, 2016) 'pbawnil 1nw2
N TN ANN7 NN YN ND1ON |'AY DN 7Y DDIAN NT TT0 L |IMIYNTIX N2IYN7 1Y) TTN NIVXDNA
TNV TN NI PN N7V 2011-1992 D1IWN 21D DN DPFNN INXND .WIDTT7 710! NInY
197 NNDI7IIND NI7'92 DMPNN MY APV .DWYXIDDA TN NN 27 1'2 121N NN NXN DI
70 .0DNNN DIPFNINMN YN DPDYVINDN 19DN ,NTIAYA TNYN JANOWND 1XND NN JUN WK 1TID
ZUDINI/DWINA 7Y ITD DN NI/DNIRA 7Y ,0'W1 7W 1ITD NN 0N 7W TR NI 1D NXDY ,ANAIT7

JI/DNDXY 7V 1TD NN NI/0Mny 7wl /o

NNDYD NNITZA 2 'WTINNTANN TTN 0 TTN Y7 DN T NI NN 1IN 'N2IRNPZNNN N1ADN]
.D1IYN NDIONN NIN'WYT7 NPI7NA NN NN D1L,NTT NYIDT7 WATIN DXV |Inn TTN1ND1DN7 DN
[IN QIDN7 N712'0 X 17 NI7VYan PIw'7 D1DNT7 N pwn 7w N7 79 019 1w DIXD 178 D1TTD
7V 1ND1DN |N2'N2 NNDWNN NXITZN NN VTN 171D .271,0N1DUNN NXIZN N7'D1 1197 [7'9DD 'DXY

Jrnpwn
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nI7ITINN

JINNDYNN NINIENRAN PYN NIDIDN TR NN 7Y DRIN DYNNYR T NI NN |INA7 17D
.DID'NN NP DWW 19D 0'ONIWN D'NAL NIN'T 7¥ 100N NINTDY 1IN 7Y DDIAN TR MNN AIWN
X7 IWND L7121 12,017W A N0 2NN 7N 7RI NI7ITADNY 1272 1WYIW NINIDYT7 DNYMAD NN
DY NIDIDLN NIN'TA NN NN VIAP7 T2 VAW INAINOMN,A TN, TITYN,D' N2 ,NINPN NNO NN
,ADIP N TN NDY :N TN 7W D'NAN OVDION DIMONNDN NIAY 77217 100D MTR 77102 nWNNYN NN
ANIYINNT7 IMXNI (NN NIND N2 NV T NTAN) AW TN AVT7 XD ,N1 TN 7'2,]"122 NINIPZN 19DN
NX7197DI'N DNY 0122 'DWVIDT7W TN 727 '!0T NANWNI NNIIYNA XD DNTNN 190N .V NNipa
TX7 .(knots™2 wIN'W YXIAN INI7D) TN 'XN |N2 NINV'T 112V DDINDN 07N 0DV |2 NNINIYT
2N TN NNPIND 12 'DD'LLDN NUTXN 7Y '727271N12NN TTNN Y 7V N2 NYXIA,0"D!'ON DIMONDN
D'DLIONN DPNNNT7 DNNNA "] DNYNDT7 1NN TN NNDN NADNA IVXIAY NINDYT7 NNTH 1Y Qb

JR'wRnN TN T 7y

.01V 0NIYIY Y 19 7V1 71912 1Y 727 log-log N'DIAY NIYXNNA N2AVIN NINWD 73 7V INDINN
:NNQN DD NNIYD NAYIN Y 707 10T

(1)
Inpriceic = Boic + E;ROOMSL-C + ByiInstoriesic + B3iInstory;. + Bsilnage;c

+ Bsilnarea;c + fginew;c + friground;. + fgiSocioEcon;,
+ BoigLaMishtaken;c + P10iqTFEic + €ic; Ve,

NNYN 7V 1LPI NN rooms ,NpDYN DIDD NN price .NDXNNA 1YINPDY7 DIDPTIN DN ¢ i IWND
,I"122 NINIPN 190D stories ,NNPIND NTN NAY NNIPN XN story ,0MTNN 19D NN DMNNINN DT
NI N7 N2) NPT NYT7 '0T NINYD NN new ,)0"'NA N TN NDY NIN area ,01 W1 N1 TN 713 XN age
172727101200 TTNN )WY XN SocioEcon Y1 NNIPANNIYANNIT7 '/ T NINWN NN ground ,(NIwn
TFE "1 DNYN7 1'NN N'1DN NNADNA NN2NIY NIT7 '0T NINWD NN LaMishtaken ,'OD'DLDN TN
B, B, ,NTDX7DM0NIO DN B, - B, 71 B, ,0I'D7 .(time fixed-effects) IV217 DT INWND 7W 1ILDPININ

.Y 727 71912 NTNNA (1) NNNWN JINIPN NVI9N XN € TTNTHNT DLNIO 7w DNILPI DN

12°n NNX 722 DTN 5-3 NI'T 7w DIMADNN DINWNN 772 112V DYXINNDN DIDIVN 12vIn,qDIa
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2020 7w [l , 7MW NITITA

["7VN IN'WY7 AW 19'-0112N 701D 1122 D71V W TINNATNNN TTN 19 7V TR NIAYA NINYD ,DID'D7
702 0T NWIDN7 70% 7w ID' 1YW NN1DWN NNITZN |2 WITIN 'WTINN 1TNNN 78w 7271
5-3 NIN'T 1Y 0'7pY 17,800-9,30072 7w YXIND DIDD 7Y 2020 NIV 7¥ 1WA |12 THY 19'-11IN
DY 1172 NI'DI9DL DTN 5-3 NIN'T 112V VXINN2A 0'7pw 8,800-5,000 NNIY7 NNT ,NI'DIOWD DTN

SN NINNN NIZ1T

07 NN NXIN 19'-112NX 702 DTN 3 NT7 NN1IWNN NNITZN A2 NN gn 7w 'wTINN 1Thnn L2 10D
0730 AN NXIN DTN 4 N'T 212Y 'WTINN TN .8-1 ND1JN NNy N 'Pwn7 101 NnD12nnn 30%
ATNNN'97 1 ,NXION NXI'.(10-1) NDIDNN 'Y 701 QN NXNI DTN 5 N T VA 17'N,1-9 DIN'wya

MDI7DIND NIQDY 707 NI | YN 19'-212N 702 DTN 5 NPT ,WATIN 'WTINN

19'-2'IN 702 NI'DI9'DL DTN 5-3 NIV'T NWIDI7 WATIN 'DXYN |INN TTN 'O 7V TN NI NIND
AT TTN D 11N, (N 7UN7 01290 NDI2NNN 30% Q1 NN IXN! N7 NN12WNN NNI7N TNNY |DIND)
D'7pY ['7'D 1.2-0.18 NNIV7 NNT.D'7pW |1'7'0 3.5-1.372 7w VXINn 7y 2020 NIy 7w awin [Iva11 THy

SNAWI NNNN NIZITA DM 1172 ArpIo'L 0N TN 5-3 NPT N7 yXinna

DI7PY 7' 1XN 7V N71VN DXV |IN7 DIWATI 7N 9-1 ND1DNN INWY 72 ,ND1DN NINWY7 NIDNTNNA
2.871) '7'0 1.2472 7w 'DXY |IN7 WIT 9 IRV ,7WN7) 191-11ANX 702 DTN 4 IN 3 N'T wIDNT7 1T
XN 7V 071V IN7 D'P1PT ND1INN NWY 72 DN TN 5 NTA17'NL.(DNTN(5) 4 N T 1y 0Y7pw (M7
727 N |IIN19'-21IN 702 DTN S NPT, XY INN TTN 197w DOY 0171 DOD7 N1 .07 17D

MDI72IND NI2DY 27 NI AN 191-212N 702 DTN 4-3 NNIT 17'N1,NTDI7JIND NIQDY
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19'-1'IN 701 I'T "'NnI AWTR ™1 1070

DN VP = 2T N0 DINWAT awTn a1 111 wpa

2'2N 7N ,N171T2 DIV NN 12172 2IDNNATD'NI2N TN 'NNA 719'07 D'NINN NIINNOA TN
|"DWPN ;2015 TON ;Fingleton, Fuerst & Szumilo, 2019: 26) W' TN NIT'N! VX' N7TaN NIN |2
712107 NNOX (VXINN) NINdN NX7YNY NIN N7X NIYXD DD TRIVA 72720 [N .(9-8 :2017 bl
772,097 YIND DNAN D'TAY 7Y 07172 NI DIYTD NDAIT JAT7NX,NI0NI YA NNT DY NN N7
N7TaN 7¢ N1IOIDN NYOWNNIINND NNT .DN'NND NTY7 D) NN DX NINYTR VXN N7 Tan DNN N2 N7
AITN2 NINYT 7w VXN WIZIAN NP D2 XN7N D100 '{PR0 7w nD1DNA g N NI7N X7 NNPTR yXn
NM7Y7 NPT 2T 719102 D720 NNITR VXN NN7YN D7 NYNONN N21N7 ' D'NINN DMpND DY!

.(Fingleton, Fuerst & Szumilo, 2019: 26) wIj7'21 N"'7Y NIAFYI NNTINTA N0

NYTN N1 "2 PPN NINAT7 3PN0N (WNN2 DAIN IYDYIY N'72701 DN TID! DAYIND 19DN 171D 1T 719
70,0192 071V Y1 7722 T PIY 1MOND NN DINADN 1NN L2 INN7 AT N 127 DNn7
.D71¥N 12N T {PHYA DNINDN N7 NNTR VXN |12 WPE0 X 1NAY DNPNND NINDAT NAXN

NIYMA Wip ,uxhl — TID' 1IN 1IN

VXN WI7'AN NIYINA NN 7¥ nyab NITIN NRIY NIPDNT 1V DRIY DNPEN0D 1NN PIR7 Vaan 701
ONTN FIR2 VXN RPN 7Y DY'OWND 027 D0 DY, 77D NYINON YN IT NPIZNN AT NITN 7R
wIj7'an 7V DWWIOWNN DNTIINN 0NN P2 .N1RI0IAN 7V D) NYID0 NYOWN N7 nwY DNN TNX 7371
NIOMIN' NP7 ,NNOXN NMTINYA NDIDNN NN 'PYN 7W 1NN NDIDNN AN NINT7 NN TN Jiva
NNIDWD NINITZN 7V NIMMIEDIIN NPITNAN NI7Y ,NNIANN7 NIYIA,DIIN OIN,D'NIN'WINDANO NNIPNYT
,N"12N DI'D TNN7 DIIN 7¥ MOXN 1NN, NIVPIPN VXN NN NINT [N VXN 7V DYVIDYDN D'IIN |1
.(Pirounakis & Nicholas, 2013: 211-212) n™2N NI7V1 Y0 YN0 NIVPIE TIVE X 7000 NN

'YW ,N172 ,0N123 W17 NN INXD 2NN ZInIT AT 0T TR PIY NN 1INAY DNpnn
TINNQ 'YW 97 ,NTNTN NIYINA NNXDI |91 TI72'0 NIFTNA MDA NI 71T N1'W7 N'Ap NiNd1 b
|12 ,0ECD™N JIAIN2 NINANN NINNN NN 1572 17'N1.'NN2A TINK ININ M1Y'W7 D112 NN DDN
W11 7272 7220 1w NI VNN Y 1 0172 0T FIYA NP U1 XXDL,N10MN2IN100 LYY

N7 71T 7w NN1N2,7WN7 VXN NDIPYA DA 20D 2170 N7 T 7W N2MXN 7V 102 1w NVown
JINT NNIYYT .00 NN7Y'7 N1AN7 2NN N7 NI IINND I 7w 'oNIo AXN D3 L,VX'NN 7Y 72210
Glaeser,) DIMND NM7Y7 DNINNITTZ WI7' 22 7Y, (WA 1NN ,IN172) N'DN NRE NINYTR VXN IRND

.(Gyourko & Saks, 2006:72

DNITAY XIN DNAY DUTINN TNXY MR FIA VXN 7Y D210 NIYNA7 N1An7 DMWY D' 19DD
NTI9N DI9ALNIMIDT7I NIZAAD N7 MYY TR PIYANDINI NIYINAT7 QDI DI L|"7T1'DI1 7w nnidan
PIY7 02,001 7100 AN NDIDD 1Y 7Y DWIDWA NTI9N NINYTRY 720 -Zoning) ) D'WIN'Y

(73 ,0W) Wi DMIYT7 YXINN TXA D202 "N71VO poIin" NiNo
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Glaseser) Ij71M"72 DININ ,"The Economic Implications of Housing Supply" (2018) DINNN2
NIDIdNINYTN N1 7V NMID71200 NI72300 1 TN VXN IT7 Wi 2 awpn NN (and Gyourko
PIY7 N7 NMRYYY NRIYN NANINNT NINDAIT DPZODN 221,020 NIXAN TR I NN {pwn
NITINT 7Y 1IN NI7V7 20P2 DNY PIwn N0 DXD |INA7 W D300 L) 10D NN DNy T

.(Glaeser & Gyourko, 2018: 3-4) JIwn 7Y IXIN ITIPONT NP TIND T

NXIAF NN L,NAYNKIN NRIY NIXIAP 377 NNAN NIXAND TR PI NN P7'N DNPINN ,191X0D |9IN]
.(NLA7LN 7w TN PIY 7WNYT) N'72720 71 NMDI7IIND 7Y NNIMXT NLYID X710 Y DAY D'PIUN
NMINIY TN FIYA NNNNN,INT 1D 7Y Y17'22 71T QN 7Y |2 010N NNIDY YX'NN NNIPY,IT NXIAPa
NT1 X700 DY D'PIY NN DMIYN DXIPN XD NI7Y7 207 10 1701000 NN AN Nnn 7y
VI9IY N7¥1 N'N WIP'AN NNIPYINNTXA NINXD N72'7001N1DI7JIND DN2 (17D'D119 DA NNAIT7 IN2)
TNNNNDIIXTN NIZYN AN N2N 0123 DND 727 NNND NINYT7 w1 nn'7y ,NNT NXIPA . aImn
1D2) T T7 WI7'2N DN DPIYN NXIAP NI NINNNDENRY7WN NXIAPN X7 17001 NN 2ann
Y INITNY INT NNTELINDNN NNTN VXN 7Y NYAPNAN VXN NDIPY |2 7V1L,(DNNDT 7w nipna 7en7
DINN NT7 D720 ,0NT DY PIFNA DTN .Y NTI DY VXA DTN AT VAN T Qimne

.(4 ,0w) NM2a NI7nNN 7w DIVT 19DN7I

(Global Cities) D71V My1 11'Ti PIW DIAAINND

.DUTINTDIMOND NN XY TR PIY N2 ,071V71Y2 NNY AN DR ITY7 AN TR VXN NN Nya
NI7ZITaN DY NAYY DDI70NN NNN7'NN 'AN7 21IWN 117 YINDY DIRM7 DMy 2 77200 N12n 0Y7
.D7Iy™MY7 |n0 P70 121900 NIAN7 ,NNINNND DY

, 00120 TRYN 7Y N7V 1NV 1D'700 DN'ALLID7IVR Y7700 1TDN NN WTND 12XV 0171173 01'70nN7
NN 7V NYIDN NYOWN NNML,0NINNND DNIYYR 7¢ NI712000 NINNONNNTENYDIZIIND NPT
DIXVY 71727 12V0Y NIDIX D"IND 7W NITAN D71V 'AN12 N2 NI 0NN IR PN wipian
D'2'XD NPDIZIIND NNDXI YA 170N .01V NI nann 90%-80,2100 Ny TV ,071vin NMDI7IINA
T NI7ONDN2 AT PIY2A DXN71NINIAN NIID L|'DI7JIN NI9TOX ,DINT |12 021 DNNN DY 1192]
NIMNINNN LT AN T2 IDNND 10D NI'YA D'9'XD TN I 17N 0'XN7 01707270120 nnTio

.(van Doorn, Arnold & Rapoport, 2019: 3) 'N1aN 717'21,0Y |'2 N2

DY NIVNYD |DINI DNV 7Y NIM7I9190 NN7Y,8070 NIY TRND AT 112X NIDTYN DMWY NI2jpYA
U UTNNT P N7 [N WD 7 17001 NTNI2NENTNNAN,N17270 NI7'YO 7w 01w DTN N7 1NN
JLWTIND NITY7 127NN DN NIINEYN DT D272 DAY D290 'WIN 7Y DTIPNITA NN INDIYIN
LN1MYII 0NN NIINT DNYVRIAVIN P2 NN TA DA NNT7Y,N7X DDI70N TX2 .00 D{IDY DA NN
NINYN DY NMDI7IIND 2070,9D11.(4,0W) NI7V22 1M T 19 7V NINMDYA 0NN 19" TYN DNN DY )
LW N1IITNA NNDIZIINA TNIVRYD 7177 INFANY NIINAND DIYN 79 NNINN1T720 NNXIND VY INT
,01121190 7N VN NN QITY7 101 D' T7' DY NINOWND 12V ON,|2 10D NI71TAN DNVN 7V TN 1Yol
N1N',712V20 NINO DNYN NN DTV D120 D'WIN DX .0V NP7 NNNIRNINOWND NN N DI

.(0W) NwMoN 7121 DMy N 7N DPINEDRAYIN 7Y NN2IEND7IN NYIIN NINAT [N, ANTD

DVIIT7 WI7'aaNTN N7V X'NL7'W7 DNININDN D1721720 0217000 78 NITNN NID7Wnnn NNX
NYWI NNT |INOYT 1727 N1 92V VIain ,200070 NN qID 7W 1071V 1D11'ON 12WNN 17002 .N171TAaN
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TT'ND DN D'WIPIL TR 'ODDD YX'IN AIT7 N W7 N2n DNVn )IN 78 D1AYIN 7w 111DN 1QVny
D'TAIY NI7ITAN DVAR NPNTITAN7Y .071V2 N2 DY NMNRAAFIRINITA NN NTNAN7Y7 17210
JIDN7 DY 7 INY'AT7 IN7XNY DAVINND D270 YIN1 N1)A1L,DYYX DRYINENINI NN '7y]

.(5,0W) TNY2 NI'T NP7 NAIL7 NN1DWN NNIZNT7 DN'WI NI

TIPON 1727 D71VN AN NI71TA DY ,DNINNND DNIPY DIXNIDN TYATNXT721720 11700 NPy
DA DD NITFONN NIZITADNY,DMOINT 'AINDNININTIL ITIINI NIDDINN [ TPON7 12VYN W TN 1DIDDN
ANANN NN 197NN TWN) NI'DIAO NINAN 7Y NI7'VO7 DTN DINIPNI ,NMN7IVR N'72721 NNON NINPNYI
NII'YIAIDMXINA INDNT7 DPIYI DAL NIXTNNYTNT7 D'T2INI,(D71VN NI72722'TI0N 1TANd XN
N2IYN7 NN NN NI7Ya DNV NNTIDN D71V |0 17X .(Sassen, 2013: 3-4) 178 DMpTN
D'PTNANY DMINWY D700 7Y NVID NIXT721720 197 [V NN QWN NAINN .NM7IVn 1172730

.(Canepa, Chini & Algaralleh, 2020: 672) NIOIPN NI72721 0PIV 2 071VD NIAPNNN 7'70N NN

TNN .O71Y MY DYNY DRI T PHYD ININ DI'MNADN DIMOND NN D71V MY 7w TN piv7
IT17Y DX N7N VN 1AWIN 7V NN PYD NIDIIN T 7V 7 X7 DN N7 DIPIYY NN 17N DNTONDD
DN7 NN NN AITENANININTIN|"7TI2 NNTNIYVPYN WD (DY) NNTEAIEN |10 NIYpYn
AT VNN NAN7Y NNAN I INXD DMIDTY DPNN AT ZIva DNNNN 7Y DNXN7 N17'WO0 700 NNXINDI
D71Y71Y2 DTN DIXY NITHN NNIND DNN DRIYN7 AXIYN2INATR N7 N1 NIM72172 0Nyl
,N1TN DMNNX DNITND [NIX 'N2NN D71V Y 7@ 9D T2 "OND .(Ahir & Loungani, 2019: 89-92)
LJVWND NINMYDYND NN AT IDNNT AWND ,NIWTN AT DTN NMA7 Vg NITINY 7@ 7101 VXN XN
N712j70 NM7VY7 N1ADY NN ,NNIVNYND NN NN N7Y0 11T ANYD 01Y2A D119 VI 7v nNifn DXY
N'YY1 0NYA 0NINY7 NINYT VXN NODIN N0 YPIp 1TYNA ,NIY T YPIP 7V 102" NINYTA NN
Q'DILIN 17V 021 DIPNY DIYD DN NN DIYTRNN 7§ 0RDII0 0'DPNA9 1T NIA DDYO
NYY NT AIDN D'DPIND 7W VIXIAN DT W0 ,IT NIADIND ANXIND .ONIY! 7Y NID AYPNN 12T 00130
van Doorn, Arnold) 'N1ann wIa7 NNrTn yxm 1w won "NpaTta’ AN N TIY 20Y71 )X N7
N'N D2 NY'OWN NN N1X7100,(2018) 1T1721 1713 7@ DIPNNA 1)K 19D (& Rapoport, 2019: 6

.DMYAIT 7Y VXN NIYINa 7y

T NNINNOT7 NPT DNXND DTNNANEDOINT DMWY 071V Y1 |InN NIYVPYN NIaNINn 7y o
7702 T7 ARNAT TAINEL,DIT7 NIDINA NINOWN 112V PAITNA DINANN YN 12T NNAITD D'WTN
NYI12 111100 N1X700 N1I27 DMV ,ANT DY 0PN DIRYIN 1DAIX7 DXAIMN T IN DN AT 7010
|N112 70N DX NNIVHRYD NDXN NINON 737 INX 721700 DIDTAN NN T NITN 7Y N1 N7'230
712TN7 NILDA TN VXN NN 7' TANT YDNDN 1192 QDI 7IWI0 NAXN N'NIT DN NIYDYD .07 7Y

.(7,0v;2019,|nL1Y) VI7'aN NX

NN WO YXINN ON DAY DIXINIIT 79 VXINN NIYINA N1ya 7Y 11210 0'9'DIN D'TNNX DNPNN
DIVID7IV Y. NI7ITAN DY TIYINAINT DIWONNN N7 1Y 112V NIYA NN NION X7 1T, w1110
NN N2V 0NV 1WV7 YIND 0NN DT 78 Nl N0 AN NDNI NHNGL7702 NIN710100
7V NN PYN 7V1Yn 17270 7V 71T NYOWN A71UN NTIAY JIY 7V 1T NPIAT7 AN 0INI TN
DIMNPN NT7 N1DN2 XN TN VXN N7TAN DXD NITNTZ QY R7N0W NIDDIY Iy In17) .0avin

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

N7V X7 NN 20D VXN 7170, N171TA 0NV N7 NI XINY 19D NPT NPT VXN NI IDND
[INO'Z7 DX MW NIN'T VXN N2 0NN N17Y7 NaN7 NTn 1von 19X XN NHDA .Y an
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D'712'w NP DTN D'AWIN 7¢ DNDD OV 'NN2NN NMOIN NN MWD N,V AMDIZDIND 7T 'one
1NN W QTIVD VAN QYT DY NN7Y AXP L, ANTD NNNYL(29 ,0W) 1DNDN N TR DY NN D7R7
D27 N2 PYN 7Y N712' VAI01H7XMN 1DWN 7Y N N7 X' ANy 0D NN '{Pen NiDidna 71mann e
D'NTIN2INININID Y7V D' TAIVINY7NIN N'DI7DIN, D .(30,0¥) DN NV TN DY 'DI7UN1A TINYY
NTIAVN 1Y NN NRDID 7Y DTN DITONX NPDIZIIN T NYD D7WIN 1A TN Ivn
NIN'T'7V2W N7 nMpy 727 N1I2'DN NNNC.NT10WNT7 NINTTA P2 UNONN Jivan 1T npnT .(29 ,0v)
N7V 7V NIY'AXN 0N2'2DA 0'DI1A NINPDY DN QN ,ANTNA NVIINN NA1'NAN NI NN NINX'7 0D
N'n1 NODI N'TIIN NA'D .NDIYN N'T NWIDIT7 DNT7Y IND'DN WIDA 110 7N NDY IN 0'DIIN w2
D21V "2 NNNNN NN 120N XD ,NNDYR T 001N DMWY 1190 DNDIY 7V N1INN NP'PN 1TVN
NIYIN7 0'712'W N2l NINIT '7Y2 0TIV DN NIYTA ADITY 'Y )27 XN ndwn7 T Qimne 7y

.(30,0¥) N12a N7 DY 07W'7 DNXVT

D7IVIN NINDAIT

(Johansson) Jipani (Caldera) NT7{7 7w N0 . NITN P2 NN NINYD YXINT7 DN MDD NP
D712 07720 NN ,0ECD N NIFTNN 7N |'2 VX7 DN MDD NIYINA DX NP7 NbN7 17 DUY
NITHY ,NTIP,2"NIN) TIND DN NIYIDAN [N NIFTD 'Y XXID PN DRI NITH 2 JNND NIDA
WP NN NINXD 7KW NI2YT7 ,NITHNINYI(]9' T1'7210) NTNT N NIYINA N7V NINTD A (7272101
Caldera &) NIN'TN VX' AM7V7 NNIYVDWD NIIXD D200 X7 DMMNDNY XXPI Q7N NN ,ni7d
NININ 7TIN2 077202 DAPNY DAY DNPND P2 DINXNNDA 7720 NIXN'7 | . (Johansson, 2013: 241
LUXINA 71T NPV ITNTA NN ,N0NIN NIFTNN NI2NAY DININ 0'ODII DNPNN .01NIN7 nwnal
NNOX NIN'TA YX'N'7 1% 7w NODIN,0NIY DMPNNND DN DODNN INNND 197 12 . TIND NVIIX NN N
NN 1.2%,191X21.5%72,n"DM11 2%7 1.5% |'2 7W 1YW NTA IY2 DNNN NN AN TINT

.(Mulheirn, 2019: 25-26) N"12N NIXIN2 2.1%77 1.3% |2l

721N X7 12 NNTR VX NT7TAN NTENNDA NMTOYW ANIN [ITA72 TR 1Y QN JNAY INX N0
7DWN NN DN DAY,|YDI 1NN .WIPIN TX2 D) NIAYNNN AYYINY 1720 TN NN NT'Y7 NN2na
NI N72210 N7 ANRY DNMNPN AN 7Y YXINA 7ITIN NYOWN VXN NN7Y NIV NVIAP NN 1WA
Fingleton,) DINN DPNN2 D7VNNT DD 1IDHNY VYA NTIAVA NID '9{7'NA 1WA 702 NNTEL,NOIXDNND
MMNN7 N2'DN 1D VDI ITAZ0 TN PIY NN NIN QX |N2Y QDR pnnA .(Fuerst & Szumilo, 2019: 45
NYPYN J'ON NNIVT7 T2 NYPYN 78 NPATDPIDNN NN T2 1IDNN NN [1ITA172 DI TN
N2'D .2007/8 7 71N 'D11'ON 12WNN TV 1WA 'Y NINNIIYNT INIWN 7¥ NN VXN DMNN
T2 TV IT7 101 Wi DY DNITNA 0'DIIN )Y MNNIX NN L,DMPINN DRVID 0NN NY7Y7 NoDI
ADIN7 N'WHRN XPAIT NIT.0IND DMITNA I N1 NIAPEYIA DA WN NNT 7W NNATRENYIDLY 7V 73
N2'DN .0'DIIN NITNY NINT VXN DIXDXD 2IN7 712" N7 WI7'22 NNNIX [PTAY TN 1P nbn'on
.OVYO IND NP 71ITA|1ITA7 1WA DAVINT N2 TN 2 DNALI7TAINT 2NN D07 0N DAY DIWNIIT
[1T2172 020 IV ND2N NI'NAN DA 2NN D3 ,|N7W NPI7NN XN7X,NINTTN VXN N1AING,)D DNLNYAN
IN (DN N TN N7V 7U0'7) DNMDIIXT NIDXDID ]IINY NINYTA 0P TNN DNWD "0'N2d 0wy
Chance, Chapman,) TNN D120 D21 WID7 MWD NIN DT N'7ND DIY! TIVA NIODI NINMTA D' TND

.(& de Souza, 2015: 28
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1202, NIXAIND NI71TAN DNIYAD NP2 NNMTA VX A7 NNDYR N0 2 DN AN JNAY 10NN
MINNA NIYRYN NIYT7 NN NINYTR VXD N7TaN DND DDRIPN 7710 7w X710'D 11TV DNPINN
NTIN7 N'2N N7 YX'IIN N7Tanw 70 ,0'DNY 21N NINDYN MIMND NIYINAY XXD 3PNNN .NNbDwn

.(Anenberg & Kung, 2020: 10) 1'va NNMDWA NIN7Y NNIYDYUND

NNNIN Y1 2T A7V NN NN DMI'WT7 NNYTR VXN ' PN NN, ANT NNYY7 ,T17'171n2
NN NMDI7IINT7 DNPTR VXN N7 TN, 017D 71T |DIN2 AT NT DY DM NN TR VXY
NYOWN D'TIN NID NDINN NN 17V 1P DIPNY NN DDA DIMNNN 7Y W17 n7yn NVown NN

.(Grimes & Aitken, 2010: 349) XN NID7 T 7V DNNIYXN NN DINDD P71T

NY N2 DITXN "2V XN TI9D1 N1'7DIN] 1INNYT7 DN IMTR VXN NIYINA NN JTAY NN N0
D'LI NI PTN 172700 DAXDY DTN . MNT7 YXINN NIYINI NNI2 NN DRI NYH770 NINTnn
Taltavull de) [n'NN7 71w NNITA YXIN 7R DNN1NT7210X19119 D202 ANTIN NIYINAL PONNNT

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

NITNY VX' N7Ta0 NVOwN NN DN 1INIX NI2NPEN NINTDO] ,07IVnN DMP0 190N NFDY TNNT
NINAN |NIAN NIV IPNNT AND D X7 21WN .2020-1998 DIV AT NN 7V 19'-21IN 7021 TN
717'2,2'NN2 0M'W7 DN WD NINYTR VXN IPNNN NOIPN 170021 XX DN O, (ex-post) Tay' T2

)N DDA D'DIIN 1NN Y7 NN XA N7 TNV VXA

n71TIND

NOW7N 1T 7V 1WAINY DRINI 'D'DA 19DNA NWDNYN TN NNNY7 NWTN N2 2 WPN NN X7
'219'-22N 702 NIN'T 120 NINTDY 7'72 7V DN NODX N'WX .0'D'DN NIWIIENTDDIDLDY7 NITIINN
DJIN 7W NITIO NIIDAN ,AWIDIN 1NN :0'NAN DIAWDN NN 07710 NINFDYN 1IN .2020-1998 D1Iwn
WIN'W 11'WY ;]2 7V QDI .'DDDLD TN NN FANIN DIF'DIL,ANITIIDNTN 19DN 0T NDY ,ANIT :[13D
TTN NITIX D"N7 12101 ,2020-1998 02w 'DD'HDD TN 197 19*-21AX 702 1M 'NI'D 7V DNT7 1IN

NI NIXP NN 7V 78! 722 12102101200 NINIAN

: D27V WA NNWYI TR NNIPT NITR VXN 2PN 78 DTN

7702 WID'Y N T NN 7Y NIITR NN 191-212N 702 'DDIDLD ITX 727 NTHN IWNIN 17w2
DTN 722 DN TTN NN TIDX7 NILNA NNTEL2020-1998 DIV ' 19'-212N 7N IWVIY NINPTDYN
NLY ,NNIP ,0MNTNI9DN,7'2 2|10 ,0NIY DNMOND DAY NV'T 727 110D ,07IN .Q1AN 7021 DMDD'DLDN
7221 DY INT7 TN NN 1WA NN TIDN7 1T 178 DINWN 773 7V NPO7 1NWATI ,N7X2 NXIDI

W2 'DDILLD TN

(2)

FnPriceij = Poj + B1jlnSize;j + B2jInRooms;j + BzjlnFloorij + BajlnAge;j + E5jTFEij + &

InRoons 1IN TN NLY 7w DNMAIT7 NIN [nSize ,ADNNNA'DD'OLD NI ﬂpDM'7 D'DPTIN DN TIIWND
DY NN 7 InAge ,N1TN NXXD] N2 M2 Adlpgn KN InFloor ,0TNN 19DN 7¥ DNMAI7 NIN
—

BB, - B, ,01D27 NXATNNVION NIN €71MIYW 727 0T INWN 7w WDPININ TFE ,nN1D0 TVIND 7N
DN NINYA NN IITON (2) NXIYND NIVXDNL .ANXNND,NTONT7 DNMDNIO 7 11DF17 0MLNIO DN

27 19'-1'IN 7N1 T NN IWTN 1170



TN 727 NIDIN NDID DND TN 121X DT DDA 7V1 — NAY 722 'DODLD TN 727 NIDINTNDIN
NTTNN NOIPNA 'OD'LLD

TN NN TTO A7 'DD'OLDN TN NMIAN 'NID 2 PN 7Y NI7INO ANIYD NTHON ,AWn 17w
.2020-1998 N9INN 119 7V 'DD'LLDN TN

DMIX'N DINYN WA DYNNYR AT MNNT7 TN NITRYXN 2 N2IDTIT AYOUNT7 NNYWONN JINT
2N NINIYN TTNE(TVIN IXF N7 7V) DD NXP N1N,A0TR DTN VXN 7Y 0DYIowNn 0'0DI)
DI'NNN TTN NINYA 7Y NDTIP N917N2NMIAN N 7Y NYOWN7 NDNIAN T NITNY VXN 7W N TITNA

J1'N2NN NP 'LD'HLDN TN

:INQN NINIYDA N2IYND NN 2SLS ND'WA ITHN ,INI7D
(3)

InHCjt = ap + a1R + azlnPricel + gj

InMadadj; = yo + y1InHCjt—; + V2SFEj + ¥3TFE; + ¢j¢

NNUNDNY NIT'NTNI9DND 7W DNNAIT NIN InHC].t,ﬂDNﬂﬂ'_‘l NYIDDDDD NTN7 D'DPFTAN DN 717 IWND
7v DNMAI7 NIN InPrice” ,NIDN NIXP NN IYVIY DX XD R ,DMDND 'OD'WLD TN, NI 1M
.MANNIDIYN TN

InHC}.t,t NIWI NIDIN NN ,'ODOLDN TN TR NN TTN 7w DNMAI7 NN InMadad]_t (4) Nnxnwn2a
SFE]., MY 727 0T INWN 7w NDPININ TFE 'D'OLDN TN NNTIPFN NIw2 NManN 'I'd 7w DNy
JVNQPN NVI0N NN €71,'DDDDD TN 727 /T 'INWD 7¥ 1DPININ

- o

NINIYD NIYXDX .ADNNNA,NTOX7 DNDDI9 7w I0pIri0nwmo on Y, = Va,y, -y, la, - a, Q1017

N2110,'DDLLDN TN WTN VNN TTH A7 'DD'LLDN TN NMIAN 'DID A WPN NN ITON (4)71(3)
DTN NOIFNA NN

NNINT 11P'00'wuD0

171 INN7 .19'-212N 7N IWNINNY NINPDY Q7N 737V TDY NAY DPN 11PN 7200w DININ DDA
NTHN NAYNIN ANIYNN NN 3.2020-1998 DIWN |'2 1WA IWYIY NINPDY 7N 6573 DY 127012 DNININ
149 DY 127N11 PN INNT .NIY 727 VIAP DFON NODIN N ('DD'LLD AT 727 NNNX DYD) ,0'DYO 170
NI'D 19DN,|707 1 N'72D2 NINAT7 [NIY 1924012 'DI'D 7¥ NI'OXN 3,034 771> DI DMLD'LDD DTN
DIN'DPNNI DON NIN NN NIZNNN DINYIN IWND ,NIWT7 12.7 7Y TNIY 'ODDDD TN YXINNN NMIAN

JDD'DLD TN 727 776 NIN

NIYT D NITRED NNYT X71N17'0 NNYT 7@ 100 NINIDY FINP7112 102,121 N NN |IXY NINYT 7w 10D NINJDY . 3
NDYIN NN NINTDY 7Y NI'OXNN NINJY DIWN NNT ,ANITII A ,DINNDIO

APYNTHNA T D'DDDOD OMITN 207 1IN NINXINDIDDIDDD TN 722 (MW7 NINFDY 10) NTIHN7 70 1 immain 4
J'oXN2 1IDNN
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|2 102 ,NPFDYN VNDINITN 72 2 1'7'7w WP D1 0'DD'LLDN DTN 7221 N71V (2) XIWN NTDND
:IN) NPFDYN NN 127 DTN NNXNI N2 ANIPFNTNTTN 772,01 TNN 19DD |2 1IN 1IN W[ NXD)
.(1nom

19'-1'1IX 7N1 "1 'NI'D1 NI7NNA :1 1710

Variable Obs Mean Std. Dev. Min Max
FinHS 3,034 12.72544 41.72 0 776
BeHS 3,345 13.22262 43.03182 0 722
1T'N NINNIN

VXINNDA 19'-212NX 702 TN NN7 012N DD |12 DNANDN MY NINXINN DX XD |707 'N2 n72D
NIPNAIM 7Y2 IN (N'DDLLD PNAIN) '7'7¥ WPT NT7IV D720 DINXDNN TIDNN .DMDDILD DNITN7 NPI7NAI
7V 71TIW X' QTN NIYNYD L191-11AN 702 DYXIDNN NNYTA NDIENNIA D 12 NN 117272
AW NNT NN 17272 0.4% 79 1Y'w NYXIND 1NN DT DY DXIND 112N I 19001 10%

TIV2 .'Wn 7¥ DQIY D'P702 TR NN 7Y NPTNN NMAN 7W nyOwNd NRIY DRI 1D NXNY TIY
10% 7v 7172 0172 AP TR NN 7V 02N 1I'D 7W NPFNAIN N'7'7W VO N2 1WA DNTITXAY
MITN N UTN NIYTN NN 1.9%7 7¢ 1YW NVUXIND 1NN DT DY ONIND 020 'I'D 19DN2]
NY2AIIN7I2 212N 702 1INXNDY NNADXDN NYOWNN 1D NI L)NID NPNAIN NYOWN NNXNI X7 770 1Vin

2N 0DNTnNaNna

NPI7N 19 7Y NV NI DYYNND 7Y TN NN 19DN N7TAN 7W nyownn NN 1201 727 QDA
DIY2N2N"M2AN'NI'D 190N 10% 7¥ 71721 DINAIN 1PNNN INXDND (112 N'72D) 122NN 700 7w DyaNn
NTNMNNA,NNNNNALA.1% 712.0%™ 79 VWA NUXIDD NN NTA DY ONIND (DNT) 771(T2I0) 6

.DMPN NN 7Y T NITNY N7TaN 7W Nnam nyOwn NNXN1 X7 0'WANN 11 .A7N8 0Yvana

1IN TN DTN 97 2'T "'NNI ™11 'NI'D |'1 DNNN 2'N2 1710

TEL AVIV SOUTH NORTH CENTER EAST
e 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
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1IN 701 D'WIN '97 21'T "1'NNI 131 'NI'D |'1 DNDD :"12 1710

TEL NORTH CENTER SOUTH EAST
AVIV |Roval|Rova2|Rova3 Rova4|Rova5|Rova6|Rova7|Rova8 Rova9
-0.039* | 0.009 | -0.003 | 0.005 | 0.001 | -0.01 |-0.20**|-0.41**| -0.008 | 0.004
et (0.020) | (0.009) | (0.006) | (0.008) | (0.01) | (0.02) | (0.11) | (0.18) |(0.011)|(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? 029 | 014 | 026 | 013 | 018 | 011 | 047 | 035 | 019 | 0.10

D'NIN APNNN INXDN 19*-21AN 702 T NN 7Y TR NITIN YX'N NYOWN NN 1IN AT 7N02,010'D7
NN 'NI'D 190N 10% 7w 71711 w2 DYXINDN NINYTA NN 7Y NN NyOwn N 'nIb’7 1
A2 NN NN 0.4%7 7w 1YW NVXIND 1NN DT DY DNIND

7v DY 07702 TN NN 7Y 21N 702 NYTNN NN 7W NVOwN1 NRIY NNYZ 1D 101 NNT DY
WP NXDI N7 DNI7722 TOI01 19X ,0NITNN INMAY TIVA (2%) 'V DINTA NXDI NI DNAD WD
1D NXD1,00IY 0'WAIN 977 21N 7N 7W N1 NDIION NPI7NA .0MNNT 112N 03 |2 AN 'ODLD
VYX'NA 717N 7W NPNAI NY7'79 nyown NNTI ,NNNNNL DINTITDN ATNA D'PINNN L7716 0'YAN2

JNPNAIN NYOWN NNXNI N7 D'WANN 1Y TIVA L, (NPNNNAL4%712%™) NPT 'Nn 7Y
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nigoni Did'o

191-212N 7N 1WA NITR NN 7V NP TN N1MA 7Y nYOWNn NNIITT NI NN N2 MN21NPN0DN
NNIAN N217 TINM AT J122N7 TIND NIDANZ TR NIIWI ATITO .DIINNXD DNIYYN DY 19 7Y
DITTNA WINWA AN N 712 0'ODII QMW7 71202 7KW 1T NN NDWNNNN N'7Vn
NIWINTTNT DY DFTTO DM DIDILLNANTIPN ANNN 7Y 7070 NIIWA 12D 700 T Nivwa N1'nAaY7
JIPNININT 21'0XYN [IN7 D'DNMAND DP7N1 D'WIAN 7W NN190 DNDIDN NN [1AWN2 0'NpI7 DP7N T
NITNL NIZITAN DNYN 1177 INIPNA 191-212N 702 1M TR NI NN 1IN AT N0 7Y IWXIN 17702

DNTNWDI7 WNTRIDXY [INN TTH1L WTINATNN TT0 0 TTN 1Y NIYXHDND 7KW

NNWY 7 DY, TIND TY D700 'WTINN ATNNN TTN 'O 7V 19'-2' N 702 TR NI NN INXDD
TV 7¥ NNI'70 ATNN ININ TIDY7119'-21IN 702 (DM1TN 3) N T wID7 1712 1'7V2D INXD1 10719 NDb1dn
NN TN NI ANXNDL 7N NINNND NIZITAN DY 1172 ,NNT NRIV7 .0'190 ND10nin 10N 30%
N'WY 71,070 3 DT QRN X7 :N1IY DN NIXIAP ' 0121 DNYO INXN] [N DY N NP
D'NI2IN DAYV NYITY 7,0 4 DT NI IX71,(30%) 1TNNN 912 DY TNIY N7Y0D1 6 DN

.ND1DN7 DN 30% TY 7¥ 1TNN 'NIN2 D TNIY

7219'-212X 702 DTN 4 IN 3 NIT DYDY IXT7 1D N7YD 1DXYN 1NN TTN 19 7Y TR NI NN
DYN 1172 NNT NNIV7 .0'7pW 1170 XN 7Y N71V0 1DXY |In7 DIWATY 7X1p1 9-1 nD1dnin NNWY
NVT YID7TD.07VNI5 DINWY 112V NYON XY [IN D17PY |70 XN TY 78 TTNANTNY NIZITIN

.DNTN 4 N T 1Y 079w Q78 60071,0177w 7N 180 7w DXV |In2 NIX W NIZITAn DNyn 1171 3

N172730 NNINANY QN 7Y TR N7 TR NITRT VXN 2 PPN D782 1T PN0N 7w vin p7na
1227 NYDWN TN |I'N D71V 1IWYIY DY DPNDN NINTY ,DNNN NTAY7 NN YXINNN7TIN D NDI
1207 1N2117,0M10N0 ATX DN D9DI DNYNND VOVINY IT7 WI7'AN NYVANN NP'NITN 7w ,0T W

AT 'NANT7 DNIYPN DTDIN 0N 21172700 DM NN

NIVXNNA 1IN ,VXINNDA 191-212NX 702 TR NN 7Y TR AITIN YXIN D770 NYOWN "2 WWin NX
NYowN 7Y NITIVYN NTHONN NINXIN WA DY DNITX7 NIDNTAN 1IN NNUPRIPN DTN 127w Y
AWND NDXVND IT NYOWN ,(NN2N NI7NNNA 10% 7w A7y 727 0.4% 7w) NN X NPFNAININY717Y
T2 TN |21, 1'WN NITN DNTA PV NIVNDYN |9INA 17T NN '0j7'N DNAY DNITX 7Y D'70NDND

AT TR NN TTN7 N0 NIZNNN P2 '7'7w DNAN NXNA (6 VaN)

NI7NUN NNX,NHD NDINN NPT |10 NYIPT7 NPDAIZIN NN NIZXY 19DD N7Y0D AT N0
NINAN AWNNT7 NAN TR NITN VXN NANIN 7 NTN7UNDN DTN JWNN DXN XN N NIMyNn
D'NI2N D"7272 DY 7V 17N NINAND 7€ NYOWNN NN ?21IN2YW DTN DN NT7Y AXPA NRNDNN 7Y
DIYVIN 7Y NINT7 TNV DTN N I7X NINAD DN 719'-212N 70 7W DIWN DNITXD DIRYINN |2
DIDMAYNN N PYN 21N 7N7 101D TIVA 21N 70 17 YIND 7N 0T wIDI7 17101007 |'NY 0PN
NYY DIYN DNITNI DMNNDN WY OIN NTINAL ?ZNMYON DN7YW TN NIYIY NI DNIN DDNWYY7

7DINY 17X DA 0'DIIN '7V2,07'NIN V'Y 1AVIN 7Y Viown7
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-> 947
Equation Obs Parms RMSE "R-sq" 14 P
1ln price s~1 1,022 27 . 2297608 0.7833 138.3438 0.0000
1n price_ sheqgel Coef. Std. Err. t P>|t| [95% Conf. Interval]
lstorey .0425728 .0108696 3.95 0.000 .0216429 .0643027
lrooms .1425%202 .0354534 4.03 0.000 .0733482 .2124523
lshetachneto .47595019 .0454142 9.63 0.000 .3789339 .5728698
lage -.0918375 .0077011 -11.93 0.000 -.1069497 -.0767253
year
1559 -.0087078 .0316761 -0.27 0.783 -.0708675 .0534518
2000 -.0011068 .0336432 -0.03 0.574 -.0671266 .064913
2001 .0D45251 .03537 D.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 1.71 0.088 -.0123725 .1778992
2005 .1012838 .0405437 2.50 0.013 .0217228 .1808447
2006 .1143737 .042387 2.70 0.007 .0311956 .15975518
2007 .2021573 .0437517 4.62 0.000 .1163011 .2880136
2008 .415539 .0462909 8.98 0.000 .3246999 . 506378
2009 . 5705407 .04591895 12.43 0.000 .4808306 . 6610509
2010 . 7230973 .0481032 15.03 0.000 .628702 .B81749527
2011 .8247849 .047929 17.21 0.000 .7307314 .9188383
2012 .8456951 .0495026 17.08 0.000 . 7485537 . 9428365
2013 .91852 .0435984 21.07 0.000 .8329646 1.004075
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