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MNAY MIINI M7 JY NPV Mbya
NPDN-NINT DN YOOI DY, JITIND 29I
98PN

MOYWN NPDIVIIN 2P MT DY VLI MOYIN NPNNN MOVIND MTY PION MY ININND
YNNN APTN IPT ORDNND WHYI 951) 2000-N NNV DY NYUNIN NMUYN TONNI .NDION
— FPPIND-PAN MDA ITIND — NNNTIN NINN T .00V 112 1INV DD DN
MOYIAN NYY NOTIN M DIRXIN NN .INT DY 1PVID MOYAN NP9 NNIVY MDWINN ND
MTY —2%—1.5%-2 DY MITN >PNN DX NNDYN HINKRD MTIPI 10-2 NNOWA NPT DY NPV
DXIPIND NPLINTT MNXINT NPT DY VIO MOYAD YAYNNN NNIYN T INYD NONND
NPODIYOIN HY NPT DY NPVIO MHOYAA NOMIND DMHIHD DININNT DIPOIWN NI TN dANYND

.NDION MVIYNH

Homeownership and Neighborhood Quality
Naomi Hausman, Tamar Ramot-Nyska, and Noam Zussman

Abstract
This paper provides evidence on the external benefits of homeownership among low-
income populations. A natural experiment in Israel generated large changes in
neighborhood homeownership rates while holding fixed the residents and housing
stock, two primary sources of bias in traditional estimates. When public housing tenants
are given the opportunity to buy their units, effects are felt in the neighborhood: when

homeownership rises by 10 pp, neighborhood home prices rise 1.5-2 percent. Results

are relevant for policies using financial incentives to increase homeownership among

low-income populations.



NY2Nn N

MPTHI MOVNND 101NN MNOYY D2 OPYN NVIYI NOMIN INT YY 1PLIS MDY DXN
DOYYNDN, DN 11T ND — T DY NPVIS NIVYA NIMIND NPT DY 29 1IN MNOXI MNMON
DY NOPYNY YPOO NP O (Poterba and Sinai, 2008) D002 M2 PPWN NIIVY IPOYA
NV19M (27nI83 FHFA - Federal Housing Finance Agency n» 10210 Ywnb) nyT wioay
(Disney and Luo, 2017 — 192N2) Sodini et al. 2016 — 7AW HWNd) NN T HY
T Y0¥ MY MOYIN N2IN2 NIV T DY TV MYV NDXANI MINYND IDON NPIDIND
NYPINN NPITY NN DI MIFIDN PN NPIDN DY IMNDOY MINY .01MDNIPN
MINYN MPT DY NPV MOYIN NYY T DY MO MOYLN MOYIND TI52 MOLYN NPNDD
VPIT,NIMOYN DY (D298 DINYI DN D9XIN) DIMINNN DI 71,127 N9 5 MNOY P2
19yT 5y 109 MOYN MZWNINN SV NTHNIRM NN NDIWN DY DVPN NON N2 TN TN

VYA : DRIWIND YAV NDY MYNNINI NT DY NPOIS MDY DY NYIVNN NN TTIAN 1T NN
MIPT2 MIMNNY DXTY NN TN TPT ONDNN WHWI 151) 2000-0 NNY DY NURIN
NIMOVA SNDXN VTN MPT NOWA OMPYN NN APYN .NOWNNND NYIPY MMnNa NoN
795, MNOYN MIN DY NPV MDY 12YNN DY NYIVNN NN MINTD TWINRND AT 19 DY DX INN
YT ORYNY DTN NNNN NYOVYNN NNIY .ANOWI MINK NPT YPNN O DY NTTN 1Y

9NHN MAPYA NAYN XD DN DTN MDY M NDINN INTN

DPONNY TN ON MIT DY MVID MOYIN MIOYIND NN TIIND NNHNNDA DM DI NNN
YNNI VTN MT OUIIN PONY MTWANN DMWY DY NONND DYPIN YNNI MT Dya Hv
NV L (MINK MDON NN NNONY NMDY) NNV NYPTN Y PNN NOOYD 1DINY 191D NNT WY
19PN DOINY .NNOWN MDONI MWD DY NTININ NYOYNN NN MOLNY DDDY PN DN
DYVUOYIN T DY PNINNY NN PRY MNINI NMDNN NININA DX PYTD 11519 MIPTN PPN
Arbel, Ben Shahar and ) »9% XY 19)1X2 127YNN YWY (N8N AP T2 ONOY PRINN IPOY1I)
1 ,NPT NNPY MIANDND NNIND NYY P2 PINN IWpn Mo 7o 0wn .(Gabriel, 2014
,NNOWOININN APTN MPT DY NVIGN MHYYIN N NX MITND YTD MNINN MNYI WHNWnD

DY MINK NPT IPNN DY NT NV Y IO NYOUN NN TINND)

DN NPPLDIVVLDY NXIIINN NIYIN NN : MNPN IVDNN DN IPNNY DIVNWYNN DINNIN
L7NPNYY PTNRYY) ORIYI MPNNT NNOWNN MIIND SNV OOONPH MMNMPH NN
YT DY G0N NNY ORIV DXONN MY (171973) 197N 2PNN NDVID PMIND NMVIAD TN
NIYT HY DIINNDNN DXIPDN TN DI DIVNON DY DNINI . NDOWN NN TIVNHN
ONMN .DNTIPN DIPNNNN PONI WIDY NYYI DNAY (TN 21NN 12)0 HWnd) MINY
TINT ; IPNNN ONINDN NN PINHD ,MNY NPIMIN MTNP2 NN D) DIWIND YNONN IPNNA
12202 MTPHNN INTN PV NPNHNN MYOIVNNY INSDY DNTIP DIPNN IND V19

.(panel data) 939 »13 H¥ NTINHVI WHNWNS Y80I N > NN 12NN YT Coulson and Li (2013) S onnn !
,ND2IVA DMY MDA HHPYNY PN 1PIND IXPINY APTIY APPoNva ownnwn Engelhardt et al. (2010)
Aaronson (2000) .12 NPINNI THPVIND MANYND DY MIT DY IHVIGN MOYIAN NYIVN NN MM 71D ,IMINIPIN

DT NNOXNY NNYAYN NN IWIPY, DX 10NN DIPN MDY MPT DY NPV MDY P1A PINN IYPN NN IR
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Rossi-Hansberg, Sarte and ;Harding, Rosenblatt and Yao, 2009 Ywn> N9) nomon
.(Campbell, Giglio and Pathak, 2011 ; Owens III, 2010

12281 VTN NNDNA )PYYIZ MOV D7 OIP POV NITT DY NPV MZYIN MYV NMYY
DNRD MTIPI 10 DY 1MOY : NAIPN JN2D2 MINK NMIT 2PNN SNMIVHWYN NPYH NINOIAN
»PNNA 2%—1.5% HY NMOYD NNXAN NNIYA YNV TN MPT DY MV MYYAN MY V1
,OLS) nnx MY NN MNY NPIMIND NITNI NIIWI 1T IRNIN .OW MINKD MPTN
MDY NSNIN NIV NMPNN NN OXVNYN TWRD D) MTHNY MXNINN (DWI9NN vram IV

A9-2ANR DM OOV — MNTHN DY NNXY L2008 YINN ORIV NPT I PNNI

MOYAN TITYY NIMNDNND NPT MDOYANH NOND VI, MOYNND NPLIMNDI IPNNT NINNIN
190NN 2NN ,PDIVOIN HYND — NDIDN MV NPDIVOIN 29P2 MPT YY NOPVIMN
NN — INKIY ,NMY NPIDN ONIYN THINRD MOWNNN 1DV INIWII .117)27M) NTMNNDND
2992 MPT DY MOVIDT MY NDHND NINDN YN NYN TN ,7NI0N NN 7DNUND NI
NTHY MPT DY PVID MDY TIPYD IPNDNN IRIND THIZIND) 27NINA . TAY2 NDIIN PVIWN
NPIDIN OY MO yPNV1 .(Salvi del Paro, 2016) nnXnna I8N MHINN 2.3-10.5 9y 2012 mva
Poterba and Sinai, 2008; Gleaser and Shapiro, ) 70N> MDD NPDIVIIND MMON TYN

NN DY MINKIM NNIDWNN DY 17T NINKIT 1?)2 ON 3T MY (2003

TN WPIANN MT DY VI MOYYIAN TITYD NPNIWNNN NPIDNN DY NN MY 29N
ANYAVNY DNININ NND DY WIIAND MNTIP MM MY .JYY NPNNN MOWIND NN
Arbel, Fialko and Kerner, 2017; Sodini et al., 2016; Field, 2007; ) m>nn b nvavnn
MOYA DY NN TINNNN NYIVND JTPIR NN KD 170 09N (Dipasquale and Gleaser, 1999
NV 7295 AN ONNYINNY DIRINNN NN TN IYN — Y2V NDN HY DDINN KXY DI VI
P2 OND0 WP YY MPIANHDN MTNHNX 12 MIIWIY Ty N9, MDY SNONN IPNNN HYW 1NN

PNNNN MOYIND MPT DY NPVIS MOYI

MOYA 5Y NPNYNN MYIYND DXWNIN MIPNNN MITDNN DINRKNNAYPVNNND YPIA T2 PID
NN NIV YIDNN DTN DY 7DNODNN NN 1SN /) P9 .ANIWN MDN DY MPT HY 7OV
NYNONN MYAYNN DY NTNRRD THINNITINDD DX VI T P9 .0>ITH MVTN NN POIN

D20 DININNA )T P .MNXIND NN PID 1 PI9 .0MININ DDA NN PV MYy Hv

mhya HY NPNPHNN MYSWNN 122391 DNINP 09NN DINSNNI YVNINN ¥p9 .a
M1 9y NV

DiPasquale and ) m7pn v M7 Sy 109 M5y SY NPNININT MYAVNN IR ONMD M
DMNX NTHYHN DT ,PHYAY ) NN NPT, UKD :(Gleaser, 1999; Hoff and Sen, 2005
1OV HY DMINMNIN DIPN ,NIT NN NIDION NMDYN DX, 1MV ;INDADA DN WP
,NN>202) NPT VIR NNVY NYPYN NTTIYA DINNN DIPN DY IMDY DY 2,238 NPND DO

1239 9127 DT R8NND DOINY .1NT 210N NMINDN NIND DIMYY 1T NAYY DIV MT MDYaY DITHDN DM 2
NTYNN HYND 010w MPT YA P DINKR DITINND D) XION YOI INY MM NPOY MoYN P71 N
AN MDY MIYNI DOPOYIN TN DN YXINNI DINYNINY

3



MYaVwn D) MDXY .NYPYNN MPAN MY 1N 1DINNIY ,1ONY TIND YOI TYN M990
3. 01015¥2 DMINK DY192 DY GRY DYDY DY ,DNNY MPTN DY DY MADN NPAPN

Henderson ) m2an miNa 90y Wpwnd DM M7 Ooya 050 TIY IR MYYNY DN THINn
DiPasquale and Y¥ £©998m1 9012 M2XN MIRNIND NNX YWY 75 .(and loannides, 1983
MOY22 NPT YYD 1I9IND . DN NN NOVY DIIDVN TN DOV DINAYOYaY NN Gleaser (1999)
MPT >PNN Y MIAVPN NYAYN o9 ,MPOWI MPT IWND DM NPRNN NNIL N PVIY
mMyawny mMIova Xy (Galster, 1983; Harding, Miceli and Sirmans, 2000) Mmoo
Rossi-) pnann oy 1omynyn mnnma 151000 12202 IP%¥2 NIMNND NYN NPNNN
Myawnn Nav NNRN SY W IaNN 099N oMpnn (Hansberg, Sarte and Owens 111, 2010
SR YW WP HYUNY ,N11TY NOINDN 125202 NN NTO DNYPN DIV DY NPNINNN
Harding, Rosenblatt and Yao, 2009; Campbell, Giglio and) nnown »mbdvna nny
1795w 5y Mpa n9om (Diamond and McQuade, 2019) nawin 92 917 031 (Pathak, 2011

.(Autor, Palmer and Pathak, 2014)

NP NIONPY INY DXNINND JPOYA 1901, MPTN TIY DY 2PN YAUND MIYY NNPN MDN
M O2IVN AN IV OWTY M T OYyaw N3N DiPasquale and Gleaser (1999) .>n92an 0
72NN MNIND TOINYND NPMIPHNN MIPNI YIAXND AN DXV 191 ,07VI0197N DIPIN) DN
IUN) )12DNY NPTDID NNXPNY N259IN MM Dwnnwn Engelhardt et al. (2010) .10 1IND
2N WP DIRNN DOPN TN, DIYNNN MOVIWN NPDIDIIND PN 19IND (NPT NI Ty
oI Ahlfeldt and Maennig (2015) 19 Hilber (2010) .7>0519 niamynd marT Sy mbdya
LONYTO 910 WP ,ON9aN PN NYPYM 1PV MINYNID MPT DY MYy 1 YN0 WP

.DIPN ININD DIYN NNIYD MPTN ODYA DY MOWINKN D3NN MNPNN D)

NP2 TINNDY,MITN OOV DY DYDY DY D) APND WYY MYY DIPNA DXINNN NNPN TYN
990 1’2 72YN2 THMON NIRNDD IR TOIN XINY 291 N5V 19070 1’21 0NN DIVP
Haurin, Parcel and Haurin (2002) 191 Green and White (1999) .nwTn n7an2 madnvm
Aaronson .7901 1’22 1N DXV ONYOIN MPT YA HY ONYTID 1AW NMTY DIPION
.DX15N DPRY DMINN PPN IR YN NT VPIRY D)X Galster et al. (2007)-1 (2000)
, DT NVO OOV DINNY DINPIYI MMYUP RON ,NPNNON AR DININ 1T 0N NIVOVD
2PN NYIVN OMINNN OIPN M ) NI Gibbons, Silva and Weinhardt (2017) 05N

.MV DINK D12 Dy D)

ND DN DI TN .NPNIIN MXRNN DY MOYIAN NYAVN DY MDWUNN KIONX NDIY D¥D MNIRMD N
PPN NPNON MYAVN PR MPT DY MIYILY 1270 MYHRYN PR ,DNNIA N2 MAXY 1N
N2>20 MOND NMIND TO NN NN MN MPTN NN DY MOYAN HY NYIYNN NTNN
DXNNN MY NMNX VPN Coulson and Li (2013) .011)2 7Y9%) NORY I MY ,0I0N0N
YPNNA 4.5% DV NMOYY N1 NNV MIT DY MOYIN NYWI HNKRND MTIPI 9 DY M1OYY

DYDY DMNIIN DIYP NP Hund 3



MT DY NPV MOYIAN TIPYD NPPTN OX £.IV-1I OLS mTnNa ndapnn 1w IRIN .MPTN
DV NTNND TIY WOV I NNV NPIAPN NPNN MYAYN JMIN DV 1IPP 29N D) NVP)
SNIND NPT OPHND MOYIAN NN

NINTY,NNOWA MTN OPNN DY MPT HY MOYA DY IINIOINN NYOWNN DX THIN YNNIV MINDN
Sodini et al. S¥ XIN >NOND NP2 NNYITH PIRNDTD OO TIN DNNN NPITH PPV NIYNNINI
NMIPN DMWY NTHRY ,MTIY ,D9INPIVDA YNDNN ITN NVIONL DIVNNYN DN .(2016)
MOTAY ORI DIPNNND .OXWTNN MPTH OOy DY NN NPDINN MDIINN ,D>INNN

NP IONDY INY TIAYY AN 02V DININRD NIAYY MPTN MY 10 NPT NYIII

INIYI 992NN TN T HVHDN YAV MO L)

MNOVY HY NI, 09N NPV ,NMDYN NVIDPI NADIVN DNIWID I NN TN DY PNODNIN
Sv 60-N NY1) MW (.Carmon, 2001 ,5WND ,INT) .MINAN TMIY NNPN DRI NI 502
DY1I1TN N MPTIY NTIVN .XIND MPTNOIRDNNA Y27 N8N INTN MNP (NNTIPN NIRDD
TN PNNN 25%-39 1NV MNINA DN TPINN DADYWA I35 )12 TD 171903 )N M, DMWY
DYPN NN TIND NNY DIDTA NIND Y2INI2 YNDXN IPTN NOMONY NN L,((2014) POOWIN)
05720 NIPND INY DT — NPINHDI MY NINDWY 1097 DIDVT) T 112N DY — 27NINI HWNY
TN NV HY NVDINN NN VIV /N NI .NMNDY P2 INPWYRIN I Y NNN NPT DY

ORI OINDNN

92N NY2IN2 MIVINDID NHIND INNRD 7NIYIDT NPT — YNDNN INTN PIN” NDID 7Y 1998-2
)27 YT DY 128N INTN MT DYDY MINDT YD PTIN IWNL(2014 ,1N5) 11D 1) NOION
,MVY NN MY DITONN PIN NNDNA RPN PIND DY IMY» .85% Ty DY DMWY NMNN2
— 799 Y87 MOWNNN WTIN PIND DY 1IMPNA .2014 NOPNNA P NWYND NIHN DY XM
YNIND OOMT PN R DN NN ONYYI NPT NYIOID NINDTN ONIN WIAPI DNNDNIY
TN NN PONY 1Y XY DIVWMINY IO ,0MNNONN NN MAXY 71P1 117 XY DN ,000nwnd

5.(Arbel, Ben-Shahar and Gariel, 2014) 7732 DPNPNY OXNNA NYIIIN

YNMOY P2 PYTNN WP TPV, 0N DAY SNHAN DMIPWYN 100N SYNINI MNIND DIOON
999715997 NN TN ,D2ITN YT DY TAYTANPW 1210 1N KOV 65712287 1P T2 PIND NNINN
VDY 1NNNN ,2012—2000 ,NIPNIN NAIPNA .NWIIIN ONIN NX YIPY PINDPR) MM NPnd
INI) NPITHN YTYIDN YNNI MNTPNND OXNNA DIDNNI NITIY DNIDDD D) TWR ,1I0 OYNIN
—2005) o102 N9 ,(2004—2000) 7N NP : (72 NADIA DIPNINI DPMPN ,DOYNIND VI
N0 MPODN NIPMN NMPNN DY MADN NNON YNV .(2009-1 HNN) MOWN NPT (2008

Sy MT HY HPVIAN MYYIAN YNYY NOTHIN DY NN NYawn DrNM 01N Kortelainnen and Saarimaa (2015)
799 N2XOM ,1YO0VW NYIVN MDIN (NPMNITINI MZAVN YPRY) NPDIDIN MTHINRN TV PPIDINA DPNNN
MYTN N2>, DXDVINNIP MPYIL 190 DTIP PAIY MIT IVIND : IPNN NNV NIPNIY THPNTIPI NIXND NN
NPDHY NPNYON MYIYNT 57210 NVINN DIV 1221 12)7 MOLONN NYIPA

.(random walk) »p1 75195 DMMINND 13T %9 DY MNIND YOIAT ¥ DINI DMIPIND 5

NN NDI NP NI, DTN I9DN , DX INAN NIX ONNAYAN AN : 10 NNIND NYY DY IWAYNY NN MNON ¢
DMNDIN APTI MPOYN

TTIVO PNDOWUN NNAN TIVN WP TP NI 9907 YD XD NITYN NPTHN J1PIIND WITPRY NMIANONN ,Ownd 7
LONDN2 MV DDIIM,MPTN NN WIDTNT TPON MPYY MNawN)
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T VYN VDN XY NIVNNA (1) : NPT PPNN DY MOYIN NYIWN DY YN NMY NNIRNN
NIV (2) .NDY IOV INDIN NPT DY NPVIN MDYIAN NYOWY T PN N TNOININD MYTN
LD NN 2992 1MNOND NINDTN YD 99NN YNAN DY NP 2T ,06MN) P MMNNN

.NOWUN ONIN MNOYW RDY 12 INYIND 1D NPT AN NNPY RY ¥IN2Y DT

NIV NN YY MITN Y HY NYavnn HINN .91

ATNNA NVIY .1

S MYPTN ORDN HY ,D0AWINN HY DX9X) YND1) DN DINAND DY NNPNXIND NPT DY Mbdya
T HY MHOYIN YDIVTI DY .NNIYN MDN DY DOWIWN DNINY 791 NYNY , 010N N0
,(MPINDXN NPNVND TN NIIYNA HWND) NNDVA TN DMHI DY DINDN NNOY TN
2000-N NNV ToNN2 HNRIYIA IDNN DTN NPT NVINN IR DMWY DNPNYI 1NN GNIDIN)
.DOYIAP 1IN NPT AN DXIPTNY NYYA ,NINOVA MPT DY MOYIN Y0197 NPY NI
mMHoya DY NYNNONN MYAVNN NTNNI NPLND DOYD IMNY DMIPOYN DMIINN ODILVN T
91 ,NNOVY TINA (clusters) DYNAPNI NI DAY IWNIND MY DMV .TMPT HY VIO
YDIDTA DMV HY NYOVYNN NN TINND TWIHN 271 8.1%D 13 MDD PN HINDISN TN MPTY
.DYN¥APNY TIND MIXNNIN NMOID MDY NPT YPNN DY NMDYan

NY’NNA YN ONDINN AT MPT DM DN NNMON NINMY TINDY NNY IDVN NNNY
DYVDLVLON DY NINRNN 16%-2 2000 NIV .N2HNNA 1IDVIY MTH NP NIPNIN NNPNN
TPYYD) ;NN MPTN ORDNN 15% NINAD NN DO MPTN NN NPT MPT BN PV
DYTPNRNNY Y95 .25% NMNAD NN N INDN YT MPT DYOY DPVDIVLLD DN DNIND

2 790N NNRXIY PN DYYIY 9D AN DNVP DPHNIN DMIINI

VTN MPT 90N NIV PYN YAV IND 220 MNOIN DY NPSIMNNND MTNON NN 0N)TNH 1IN
Y2 ONDEN APTH MPT NOMAN M X POND .ANMA MAXN 2000 MV 7PN YNDNN
11959 2000 MV 1°1H12Y,NNINTY YODMOLD NN IXIN 72 PONL .DMVDIVVLD DINND NPYNM
212) NN PINN NIAYD NNWYN PN .2012 TV TY 17199 1110 MIAN NN NPT MPT DV OMYNYN
OMNPN 5 NMTNIRD MW DOV NV ANTHN DPIMNXNN DM — SODVVDN INND
DOVUMINKN ,IN NNVP NPOMIN NMITINY — DIV DIMNN AN DIPTN ,DMINN DINNYN
MPTNY DX1ION OIONN NONY,2012 TY PNV NPINA IRWIY MPT 11 DIRDNN DN
IPNIN NAPNN TONN Y0I9N PIVI M TA MNPDY DM (DMNYVTRD) D211 210190
TPSIMNNIN NTNON NN, NNNIDN NPOY 2520 00N 100 YV DY TIA LVLNIVNN,(NINN) PINYN
VTN NPT MOV NNNYN IR DODNIN NN MITNHND D2 NITHIND WX NIV NP MOPN
MOYAN NPV DY NYOWNN N1NAY SVION PIY NPT NPOY 2220 NIAINNNIN DTN MNDNN

DY NYTN NN DY MIND MNIDNN DTN MPTOY

N2LY NMMIDN MNOVA DMWY D) 92Y2 NI NNOVNT MIANT : NPNVDIN MON 1N P2 Yan 7270 8
T PN L,DMDINDN D)2 ,PNAN INMNIY D, 07D 1150 MPTNN PON ONYN NN DINDNN TN
PV DNAY DYNIN NIRKD) YNNI IONIND MADNY NPT 0P D) .1PVID MDY MPT NN MOYIa
.DYDYP 0)22 NNDWNN MIINN T DY NP MPTNY NN, 1PVIS MOYII NPT D)

JPNAININD Y DIVH ,MT 1900 I8N TR TN WIND 03D ¢
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YaY IN22 12NN 99N MY .1 9PN

YGININ NN DY MNY MNI .2 2000 Nva Hy-van .N

NITY YLDV MINA ; 2N MTIPI — NN NPT MPT
DYMON DONP — DMVLDVLVD DIMNIN

[ statistical area outline
[ Block level outline
Fixed distance buffer {100m)
® Public housing
O Privatized public housing
* Transactions, always private homes

.DM2NNN YN IRIYI DX0NT MYT ORI NN 15710 ,NPIODIVVOY MIIDINN NIVYIN ,PITNY” :99PNN

MNPV NYAUN NTHNI TIYNI NPPINN MY 19010 DOOPN DX MVNMPND NI DYD
NN 190D NITHNN ,NNOWI MR LPIR DY MP*a TN ,OLS 57ina nnowa mdyan >o1vTa
: TINAD TPNTNN INNWNIN NTHNI /A1 TPNI ININY 93, NPININD

(1) ln(pi,n.t) =a+ PHRyi 3 +Mn+ pSpi-2+ Zip+ 6+ &y

NN INT NPT NPRY LI NPT DY PNND ND XIN IXNYNN DY IRNDY TN NONN MNWNN
TN 012000 OMINWNN T )Y 1 NNDWA NN IWR,(2012—-2000) NIPNIN NDPNN ToNN2
NV DV NN N NIV INDY INT MPT DY 1OVION MOYAN WY — HR ;10N P
(D21y29 %W SV NN9T) MI1AN MINNM — Sy p—2 ; TNIVYN DY DIWIAP DOVPIN — 7], ; DY)
DOANAN — Z; 19, 1NIWA MPTN YN DNIPYN NN NIYNI MINIAN ,MIT ONNNI NNOVI
DVPIN — G ; (AMWYN TAY MOTY DN ,NMIPN OMITNN 190N ,NVYN) § NPT HY DPNTIN
NV DY N9 NIN HRy p—p .TPIPNN MIYON NN ;4 ¢7) (DTN Y297 MVN) 1210 OWIP
YXNN TN MIT DY NPVIAN MOYIAN NYYWI MNNNNY TY YA 1YY NNINN 190,019
DYYIVNN L DY TOINIY NWIPD NNDVO MAPN LPORN NYYIN LMK DY MPawn NNOWI

N DY MIT HY MVIY MY DY NYOWNN DX APN 7Y L .NMOY P2 DO 0D TIN
PPN NN NNOYN

TVINND AN ONY 5 NAYI P RIX HVINNY MNDINN APTD MPT DY NIDN NI NIMN KD 2D Py 2wn 10
.110IANNNI APN NNV YAV KD SWNINN PIYI MTVTN YN 195 .JNYIDT
IMIT MINSIN 12N OINN D9 U



VPN DXITH) DIPINANN NN NPNY WY NPT NN WIDTD I NDINN TN YT HY N»LIN
P2 PN IPRY WP AP DDY 1O .0NINN NNOW) (MNP INY DAY VI NN PIN
DY DTN NN .DYPNNN NNIN DY YIAYNY , MNIVYN NINON P20 MYYIN Y0INTI DMPYN
DNV — MNDNN APTN MPT NYIDID NNINN MYV YIDIY NIYNNINID 1T NPINTIN NMY2

(IV) 23y Mnwn MySNN NTNRD — (12 NSDI) NDOPWN NN TIVND YapY

Y1590 MIINDNN P20 D TWPN NNXIVI NMIDN 1Y MINYNID NNINN MNIYIWI VINIWN NIONIN
MPXA IN DTN NN NNPY IMINN NIANDNY NNIND NOY P IWPN ININD 2 9PN NPT
aANNN 0NN MY ,(1MDY NDDIANND NNINN NNDN IWN YR H91D) NdXaN PYN NMON DY
VT2 NPT NYIIT NNIND NPV D DIRXID NN .1 DINNN INN,DXTIN 1901, )NNIWNN

.0.51 5w ONNN DY ,NNIN YIDTD 71DPDN NN 2V NI NN

45912509 MY DY MIANDNY NNINN NPV 12 9YPN .2 PN

4

coeff= 0.51

Predicted Pr(Buy)
3

0 A 2 3 4 5 6 7 8 9 1
Discount Size (Frac)

.D12NNN PTIDY NOWM MAN TIVND ,7IPNRY t NI
.29°19 N7 HY MIIANDNY NNINN MY P IWPN IR INNNN binscatter plot »80 1PNN

2008—2005 NAIPN 190D NPT HY NPITNN MNIINDNN YNINND AN NNXMH MTIPIN
aA8DN, NN PYWN YR 9 YY Mipa TN (discount bins) NNIN MNINK 5 5 N¥I1AP Y5 TINa
binscatter NIYTXIID MYXINI 110 IPRM .12 DINVNN MN DI 90N P NNAWNN

.Stata m>51n3a plot

N2V YNDNN INTN NPT DX VIO AN pwny mHanond (hazard model) 11220 51 1HN)
NMYSNNI NNV, TN PYND AVINKDN NNINN NPV DY DISPND ,NNPN 951 ,7790NN NN
: IN2N INNWNN

(2) Ah,a,n,t = AO (t)exp(leh,n,t + 9111 + thz + ZaVB + 511:)



;T 119292 NMIN P> 1L ANIWA @ I NDY IPT NPT 1INNNN A 13 PYNY N90N KN Ap g e
PYN NN N X ,INOWHY ¥11P OPIN NIN By, 5 N9 ORI 1IN PYHY NNINN WY XN Dy,

DONSI DX . PNY DIAP DOVPON DN 814 ;NVTN YW DPNTAN DIANNDN BN Z, ;7N
592 ,NPTN OMAND) AN PYN NMODN D) I LAY NN NDND IMNN NWOVY
DMIN X2 3II0N MINWHRD XIN ININD NPV (NS0 173-) MY MOLNINM) NPNPINNIDN
YY1 DY MTTINNND TRY MNWNRD NNNN NYOPYI YWD DY IMOPN NN NPIND 11 NN

PMTIND

NN O .INOYH NN IR LMDV MV NN DY MPT DY MYYIAN NYaVH DY NYTHND
YA D92 991010 NNOYA YNDINN VTN M NNNX YD DY DMINN DMDDN NN DD
: TINQN DNDNN NIYNNNI NN, TIN2

DHRIG)

_ Zhen(l_e_ )

3 Ay =
(3) nt phstocky t=o

TV NI2VNNN MIANDNN DY , 1 NNIWA NN APTN MTN 93 % DY 010N NIN NN
NNOWA YNNI MPT 1901 NN phstock, (=9 MNM ;10007 h NPT OV t 1 wad
TY YI20IW ONDNN TN MPT DY NN MWD RN NN Ay . DIPNIN N9IPNN NONN3

£ ywano

NAPNN TN 1190 2000 MY Y NN INPTN NPT HY T20890 MWD NN PN /N3 TN
MOYN NV .35%-30 2012 MV YIN NI ,IPNNIY D1VDLVLON OXIMND I3 NIPNIN
—2005) 12 X9 (2004—2000) TN MIPY 199N YNNI 1INV MPTN MOV DY NTNN
PN .MNN NYOY DY YN MINWNI WINOYW MITWIRNDM 111, N2>TI MNIN PN DNV (2008
NPT DY (NNINN NPV THD DY) MNINN MOYAN OV P2 PIND MNP IWPN DR IRIN /23
MYV YINIWA KD QX THIN ,OYI91 MYYIN NPV PIAD YDDIVLD TN MNDINN T PIY

MTNIN Y MINWND NN



19925 NN TN MY HY 308NN MYIYN .3 N
YN NINWN HY 2910 M
MINYNI NNIND NPV DY NN MO .2 MPT DY 72089N MYIIN NYYN N
NNINN INYY 297 Y 2012—-2000 ,77503¥ Y N8N VTN

2

coeff= 0.86 se=0.0007

Homeownership Rate
Homeownership rate

1

o v T r T r r
20001 2002q1 2004q1 20061 2008q1 2010q1 2012q1
Year-Quarter

4 6 K
Discount-Predicted Homeownership Rate

NPOVDVLOY MIDINN NOYIN ,ADRY! - NPNRA NPPVDYVLDY NTOINN NIVYIN ,"IDRY” : NPNPN
binscatter plot »¥N APNA .DMANND OTIVYY NOY YXINHD NI AXINN PTN .D2NND ITIDN
YNOY TR0 TY) NN NYYN P VPN IR INNNPN APNNIAY DMVDYLVLODN DININI MYYIAN
—2000 DY 17923V Y NDXN INTH NPT OV (NNINN
MDNK 5 DY NP 9O TINA o191 NYwH 2012
binscatter NMTIND MYNNNA 1IN IPND .ONN

.Stata m21n32 plot

NN HY NIPYIN NYOVUN DY (2SLS) 1525W-1T NTHNXA 1Y NINWND NN WNRWHN NNIND NYOY
: N NWRIN 2DWN DXNIVH .NNOVA MPTN

(4) HRipni—2 = a1+ B1hAnt—2 + Nin + P1S1ni—2 + Z1i$1 + 81t + Vine—
: N NIWUN 2DVYN NNV
(5) ln(pi,n,t) =y + BoHRy 3 + Nan + PSont—2 + Z2iP2 + 82 + €t

DYNTNN DMANNIN ,NIAN MINNN ,NNIVN DY DIWNIAPN DXVPINN DY DXNPIN DXAZWN NVI
MY DN 2PN TP - DX NN AT 1INIY NN APTN IRDN )PNRY) NPT HY
70N ON .NNOYN MDMNL NDYY NI YNV APTN MVT DY NPV MOYIN NV HY
OYD DMON Y NIV NIMDYI INY DAY NPT DX WIDTD SNDNN APTA DTN DY
TOINDI INY T 195 ,NO¥N 2955 NV 7P (1 INNWN) OLS-N nxNnwNa 70NN, 01NN

PONN DX MPNDY MR IWR — (5 IXNYN) NN ADWN IRNYNI

DY NMOY 0N PN (2000) NIPMN NNPNN NYPNNIY DX2IW» 1992 NADN N PINN NYN)I
NAPNN TONNIION MPT DY MOYIL OMIPYN JPIN TWUN PNDINN TN NVT OY YT NV
.DYWI9NN Y9N NV NPT MWNYN 1YON MNIVN .ONVP MINND) DIV PN NIPMN
(7M597017) MSYIAN NYIWA INY THIMYNYNI N1MOY NNY NINDYI DIPNNN MNPYY MAXD 1N
NNND DN MYIAPI INRMY A7 MNPNN I/IRNYNIIT NNV TUNRND AN NT) 7D
NTHNIN IRNYNN TNV NPT 190N DY NN NN N ,(2005) 7912 IND” 99970 YNIN

;N MY NIPNA
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@  Digne = Qo + LI + 1y (1P % 1Mty + Zips + S + Eipns

Pt W27 1 OW [ 1w NN T NPT NPRY L DT 5Y PN NN P TYND

lgch
TN TDT Y M9YAN MW Y 797 MDY NNYN N2W v T mnwn xn LI
$12P LPOX NI 1, ;72 N YN NN INKYW NNPNY 0T Mnwn NN 172 madsn

1 INNYNL N DN DINWNN INYY WD

229 10M9 AWK [V-1 OLS mmnNa OKD JMX INYND 11 KOV NINSIN NN N NPHNX
MYANN NPV NTIVIN NN 1I9Y,2IW» INMIN TINT NMDY P2 DMNYH DOWITNN YIIN NVIVA
YT PV DNAY DWW YIDID AN NPIN 19V DYND Y150 1MV DIV P DY TANN
2005 95 NIV 2IWHON MK NMYN MNOYIY XN NTHNI NPDIDIN NNINN .INY IIRDT
DY PVIBN MY NTH NMDY DY NYIVNN DX NN NVIYM ,DXPNNN DY NIMWNI NN
NMOY NI Y MNWNI ININN NPV WIDOWN DY 1T DUV D) SNDND APTN MPT

997 YT DY 7PVAN MDYIAN NYOY NIV JNaY

2'9m .2

NPYODLVLDY NIIINN NIYINNI DMIN1N MNPN 190NN NP IPNNI OINDIN DINMN

DYNNPMN DN DY WX OXT12dYN .(2012—2000) NIPMIN NPNN NN DXOON DM ,(DI0N)

: DNMN MNPN PNY ONRIY D)) MIND MVIAS TOMN DY IPNNN ITNA

N3N 5Y MIAID) 7TNY” NIINN WVIAPNNY DINNI NP I NDNN INTN DY DON1N 0NN (N
VTN MPTORINND AN 90%-D DNV TNND 10N TWN MDVYNN NMIAND — (7 Ny
DXTNN 90N ,YNPN) MVTN DY DODAN DIIMINRNDN DY YT 199D NON ONIWI MNDNN
295 NN 1NN 1NN TN HIIDNIY MPTN) N0 MPOY 2019 (T 1N MY N2
DY MNT OINDNN T DTN 1YW INOUN (TIVY NN PINND

2N MTN N9 NNIND NN NYIAPD NN APTN MPT NN O1HNPNHN OO0 (2
MIINN NN NPAN TIVN DY (NMT) DY ,DXININ) DIINDNA VTN .NPTN 1OV
MNOWNN

YT DY DXTOON 190N NMLHYN NNV ,DPNNIYN DXIANNN ,MNIANPN ,NTIAYN MDIdNN ()
DNIND MV TOIN DY D1IN1N DININ) — YNV TN

oY DIV NYDION ORIV DYONT MY DY (1/19D) 17973 YPNN NDVLID : MPTI MIRPOY (T
MY ,NMPN ,NLYN ,DXITNN 19DN) NPINANMD PN NPT NI, TN MO MXPOYN
W a0 o, an

MNN NNI2 M TN ORI (PUF) 102280 010732 (2008-1 1995 DMIWH) POITIIND Y TP (N
INY MNTPI DNYO NVTN ORDND .O"IONN DIAPNNY 195 ,2013-2011 DNIWVD YODYOLON
05NN DN GRVAPNNVY PVDIVLON RN 29D 717232 II) 7INI 295 AWIN

DN — DXVYOM MNNNN ,MPON-DXVNN ,0»VDVLVLYN O IMNKND YV GIS Madv 0
IRIY N9 1D D71V DNPNRY

%99 NDIIY MIPPNIA NYANNN NN (1) : (YR NPHN DMIND) DN DXADN YR MNP (¢
D»VLDVLON DX NINI DNIIMNNIT DIIMANA (2) ;(D7NYM NPIDINN MIPNIAN NT) 2PN
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DIV DY NDNPNN NIRNIND (4) ; (D709 TN TIVN) 278970 7NN MNP (3) ; (0715N)
.(N2XUM MIAN TIVNI) M NDINN AT MPT HY

NN .0

M%7 DY MYYANI 992980 991N 9T NYIDT DY MNINA :PYUNIN ADWH MPNN .1
MNANDNN P27 YNV TN MPT DY NNINN O NYY P2 PITHN IWPN IR IRIN T P9
MY WX probit-1 (hazard) N2°0 ST MTNHNR MYYNNI D) NINT DIVYRND DN ; INWITD
(N9DI 27)-) M) DTN DY DIMARND NN DY DXNPONY INNKD 1PN NV PITN WP DY 10 D)
WOV NN MOND [NIID VN IPOIMNN NTND NN YPWN DY NN NMIINDN 1P D)
TMTHRRY N PR T (2795 723 9PNR) DTN NNIND NN INTN MIT DY NPV MOYIN
VTN NPT NYIIT MNINT YIDOIWUN IR MYYRND PODVVDN IR NN, NYRIN DWN
2y MDY MNPYN NYOVN NPNRA PYNND NDIDD TITN ININ (1 MD) ITY MINWNI Y NDNN

LDV YT NN DY NNOVA NN TN MT

,ITY MINYN NTINNI PYNIN AYWN .1 MY
(97”R) Y0DVVON NINA NN WP LPIN OY KN
(D129 %Y HY 7H92) YLDXVVLON NINA NPV MVYAN NPV : NONN MNYNN

IMTNOV DY O/N INT WY DY DN IR GER)
VOSND 7070 ONDN JPSNY Sup NN
(3) (2) (1)

0.792 0.793 0.793 mbyan N
(0.034) (0.035) (0.029) NN NPV
125,368 163,148 288,516 NPANNN 199N

456 521 977 DVND 7991

551.81 519.08 745.11 KP F-Stat

MPT 0N PIY OVN P19DI) .2012—2000 DXIWA PNDXN VTN IRINA NPRY) NPT NPDY NN NTHRNI NANN
L8N YY1 2000 NIV YNDNN APTN MDT NYOY DN DVRD NN NYDID 2 NTNY ;2000 MY Y NDN T
INON MV MOYAN NYYW” MDA PINN 1AW DIPH 932 .J13ND NN 1PN NN DN DR NN 3 1T
NYNT 25V 1N MITNINRN 9I.(£-2) DY MY DY 7192 YDXN TN NPT DY 1PV NMOYIN N NN
YYD DN DXPADNN DINWNHN ,NPOYN NN 1D XIN 120N MINWHN N2V ,NdIOV-I1T NTHNA (¢ INNVNI)
THO Yy MNIND MYSNNRI THNIY — (DY MY TV IN92) YNDNN TN NPT DY VI MYYIAN DY 1NN
1I90IY MITN YW DNYITAN DIXININRNDT, DMWY HY N9 12320 MYNNN,NNOVO YIAP VPIN 191 — 3—2 MNNWND
YUDIVVON MIND NN MNP JPNN NPV YN (MY 1Y T DN ,NMPN ,D>ITHN 1901 ,NVLYN)

DD NN

YN 25wmM OLS m7nx :0%9°nnn Yy nyavwnn .2

MOYAN NYIVN DY MIAOW-1T NTNRNL MWD 21OWN NXY ,OLS MTnN mMXSIN IR P80 2 MY
12>202 PNDNN INTN DY PRY MRPOYI MPTN 2NN DY I NDINN APTH MIT DY VI
SV N MVP MIMVIN NN X PHN) YODVVLON NIND NI NN MRIND .NDIPN
,7IN MONNN ,NNIYD MIAP LPON : DNPINT DINYNN DY) MTNNA (12 PON) W)
NI MNDVY P2 DTN PNIYN DIRIN TV, IV 1MW MPTN DV DMYTNN DIMINNDN
TN YNNI ONNIN-55 DMWY DINNN

4-1 1 MITMYL 219010 NNXIY 29D D) XONX ,NTNNN NVOY O3 DY P KD MRIND NN M2
DNNN2 MNIVN NN MPYNND MTHIYN TN ,IPNN2 MNIVN DI Y1) NITNINND NINSIN NNXI
11959 )12V MNOY )Y 5-1 2 MITNY : NIPNIN NIPNN NDINNA )N ONDINN INTH MIT MY

12



MNOY JPXND NNNNY 1PN $IDIN 1NAY DX 12D 6-) 3 TITINY ,)PINN DYN N YN MPTN
91 ,OYA0N MNDNN MYAYNI AN MMYN (PXNN HYN) M) NN DTN MPT DM Y
NPVIAY NPNDN NPT TIOND NWY NNV M TNN INY M) NYOYY

MT DY MVLID MYYAN NYYA HINK MTIPI 10 DY 91T HVDMOLDN INNN NN MTHNI
YW NIV NINOWI NYOVNN (1 DTINY) MTN 21NN 0.7% S NMDYD XXAN NN INTH
TMY) 3.7% IV MmNy (2 DTy 4.0% 800 OLS M nNa : 9N D290 Npth Ma) mbyan
T TIIND 1997, 0LS mymnna nbyn 2955 nwan VN oY MTHNNN IV MmN 9910 .(5
NDY TPOAN DXPNNN DY NPV MOYAN NYOYN TiN MOYIAN NV NIV NINOWL .InNY
DYTIINDND PINY ,MIMIT NMINSIN MDD DOVN O2ID MIAPN MPHNN .(6-1 3 MTINY) NPNIN

(2 MY 72 P5N) AN DT

DOIN OYIVN MNDNN IN NPADY NPAMINNIN DTN NINIWY YONMNN NI TY 1DIVIY MTNINND
DV NONN NYIYND PO NOWN NNMN ONDNN NPT NPNRY) NPT NPOY D PWYN 191N
95220 (NN IPI) DIV 100 M2 DIOPTI IVVLINY 1Y .INPA N MDNNDN M NDN IPT MPT
MPNNL P27 D52 DT NOLYA M NDINN INTN NPT DY PVION MOYIAN NV 2V IN ,NPOY
VAP VPN DY NON 1D TY NYYIV 29D ,NNOYY VAP VPN DY DNPIN XY DX [V-m OLS-n
NIAPNIN TPMINNIN NN DY T2197 1590 MO TINIP DY NOPWIOY NITTN DD OV NW»H

(.T¥NN2 DXONMNN NN DR YN NN MTNND) 12,0170 — NPOYN NNYY) NV

TN ,2O¥0 ININY Y9, NPOYN DIPN DY WININ MIPIAN NN MDODN MITNIRD M NN 3 NMON
MNIYA NPANIMNDIAN MNVN 1OV ,ANTD DIPIIN DY NPAY NP MV (X PON) DXOPTIA NON
12X 11977 1PN DNAY DXOPTI NN TV NTNIN.TINININ NTNIN NIVPY DI MVP DXINHNN
10 5w 5Y1) 995 MV NN 1.47% SW DY) DY MPIANN MNDNN INTH MVT DY PO

(5 TMY X PON) DPTI2 NVT DY NPVITN MOYIN NPV INK MTIPI

NNVP NPIMIND MTN NPT YPNN DY MTT HY MOYIN NYAUN NX TIIND DM2IYY D55
MPY9N ;TN T : DINNND DXITN MY DIIMPNN — DPTIY (Y1) IN) PVDVVD IMNND — INY
NYAYN DX NVN Y99 JPNN 1991 ,IANY (VIIN) PXYTH THININNN NTNY NAPN VPIND DY
NYAYNN DX PNTI TIYY TN MVP TN DTN NTNRRN IV TI ; DXPNHN DY MYIN
DIVN,(>NDNN INTN MPT HY M) NYY NDNNIDN PN DNAY DIOPTIA POV NYYN 2995
YTD .NPOYN DIPND MDNHDA NNIND NI MDY DX 12YN0 MRPOYN 2NN DY NOVYNN 1PV
MNMIPNA YNNAVDILVLODN MR MTNNI TYNAD TN OPTIN NTHNRA TOIRD TN PN
TMINRD NN MPHRN DY OINN DX M) ONDEN NPT MIPT DY MOYaN MY DNV
VPAN NDY) DPTIN NITHINI D NI TIMINNDN NP DY MPIAN TWURD YN YVDVLON
72197 1270 MOPTNNIP JYW NOWIOY MITH DN — (NI TY PNV 293 59NN INND AP

Y2 D1VDYOLDN DINNI

POYN DIPHR NIN T2101 19710 1N 2
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DY) DIVDIVVLD DININA MIPTN 299NN HY MY DY MYYAN NYIYN Y TIIN .2 MY
IV-y OLS ,7n5v5 ap vpan oy
(NN T NPRY 1T DY NPOYI) 1NN N NONN MNYNN

T PITY) v 7 PITY) A0 T MPT MY
ML Snan PN Snan 1 PIWA 191N
(6) (5) @) (3) (2) (1)
TV [ OLS
MDYV LVD YNNI NN N
0.011 0.367 0.072 0.006 0.407 0.074 ™Moyan Mw
(0.022) (0.063) (0.024) (0.020) (0.068) (0.022) ™ML
125,368 163,148 288,516 125368 163,148 288,516 NAXNN 790N
0.831 0.822 0.840 R
0.233 0.209 0.215 0.233 0.209 0.215 R? within
551.81 519.08 745.11 1st Stage KP F-Stat
UNa M .a
0.010 0.438 0.076 0.018 0.494 0.091 ™mMoyan 1w
(0.022) (0.095) (0.024) (0.019) (0.118) (0.024) RORT
142,407 120,038 262,445 142,407 120,038 262,445 NAXNN 790N
0.837 0.822 0.851 R
0.207 0.196 0.195 0.207 0.196 0.195 R? within
537.00 282.92 685.64 1st Stage KP F-Stat

DN PNV DINN P 1995) .2012-2000 DNWA (NN INTN INDNI NPNY) NPT NPOY NN NTINHNRI NN
MOYAN NV NN NINDN PIPVIAN MDYAN NYY” MO PINND 1AW OIPN 952 ;2000 MV YNV INT MPT
MPTNYY DNV (DXWN) D’KX MDD 5-1 2 MITINY .(£-2) DY NV DY NN NN NI T DY NPVIN
JPNNY NNNKY 1PN NYWN DNAY (DXW1)) DO7NX MYDD 5-1 3 MTINYY ,)1PSNN S¥n 10 2000 MY YNIINN IPTN
DOINWNRNY,NPOYN NN N2 XN TV-n 2y 5 nxIwnI OLS-n 12y 1 NN SY MITHNXD 993 9201070 nwvnn
192) YNDXN VTN NPT OY (IV-n mnxa »tnm OLS my1nxa H¥92) mvran mbyan MYy 0N 0120010
MITN DY DMNTNN DIMIRNDN , OOV DY N9 NMIAN MYNNN ,NNOYD VAP VPON 19 (DMWY NY DY
IRNRN NN MSDIPH JPNN NPV PN (MY THAD SHPTY DIN ,NMIPN ,D2ITHN 1901 ,NLYN) 1DV

.DIND2 NNXID YNNSVLDIVVON
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DPOMIND TN YIZWA TN 295013 JY M1 DY MIYAN NYIYN S1NIN .3 MY
IV=y OLS , 95 %9908 MPro oy
(NN T NPRY 1T DY NPOYI) PNNN N IDNN MNYNN

7 3) 57no 7 13 N0 TN MPT WY
MENAN  SNAN MSNAN  PSNIN :1919YA SN2
(6) (5) (4) (3) (2) (1)
IV [ OLS
NPOY 2%20 0*9V1 100 Sv D793 NN N
0.021 0.147 0.060 0.025 0.161 0.062 ™moyan NYw
(0.011) (0.024) (0.014) (0.010) (0.025) (0.014) ™MYI9N
67,034 77,662 144,696 67,034 77,662 144,696 NPOXNN 190N
2,345.15  5551.88  2,974.73 1st Stage KP F-Stat
MDYV LVD YNNI NN .a
0.035 0.218 0.092 0.043 0.216 0.093 moyan NYw
(0.031) (0.046) (0.027) (0.025) (0.046) (0.023) ™ML
125,371 163,148 288,519 125371 163,148 288,519 NPONNN 90N
439.68  2,159.43  621.96 1st Stage KP F-Stat
VI3 MNSI .3
©0.007 0.195 0.074 0.008 0.192 0.072 ™moyan Y
(0.029) (0.050) (0.030) (0.023) (0.049) (0.024) ™19
142,415 120,054 262,469 142,415 120,054 262,469 NPONNN 90N
1,025.09  2,264.78  1,272.68 1st Stage KP F-Stat

DN PAY DINN P 199 .2012—2000 DMWY (PNDNN IPTN ORINA NPRY) 1T NPOY NN NTNNI NOONN
71°1 2000 NIV NN INDTN MPT NV DNV (DXWN) D’KX MDD 5-1 2 MY ; 2000 MV Y NN NPT MT
MY M PINN 1AW DIPN 932 .)P8ND NNNN 7PN NYWN 0NV (DXW1)) DN MDD 5-1 3 MmNy, )1P8NN Dyn
MINWNN.(£-2) DXNYIT MY HY NN NI INTN NIT HY MVISN MZYIN NYWY RO NIMNON 7MYV MHDYIN
,IPOYN NN No NN LIV-N May 5 axnwn Sw oy OLS-n 7ay 1 AXNYN Y 1mnd  mTnND 951 9209m00
TN M1 Oy (IV-n mnxa »minm OLS m nna Hyaa) ndovran moyan My 0n 0X1»P10Nnn 0NVHNmM
S¥ 72191 1990 MU TNNIP DY OOV NXTTH DI ,2IVWN1Y 1P VPN 121 (DMWY NV DY 7IN9T) Y NDINN
9901 ,NVWN) 112DV MVTN DY DONTNIN DNMINNDN ,DONIY HY NN 119320 MINNN ,MI9INNNIN DTN
NN TPOIMINDIN DTN NN MNIPN JPNN NPV I (GMYN 112D YHTY D)0 ,NMPN ,DMTNN

.02

PYo DINIIAN T ,INY YOP NN DY MOYAN NYAVN NTHNI 1Y NINNY HIOVW DN DN
MNNIND LIONY L(MIND AP VPON OY MTNNA T NNIYY) IMND NYIVIN INY DT PON
NN NN NONND DNVP YHN NN DXTOIRNY MTION 3 MY DY /)-1 72 DOPONI NNXIND
NN OXTOIND (2 MY) MNTIPN MTNNL HAPNNY NN TION DI THIND ITON) PVDVLVLON
MTNND INNDIY NONRND INY OPTIN NN IPVIAPNNY NORD DIMT YN YVDXVLON INND
YNDNN APTN MPT DY NPV MOYAN NPV HNRD MTIPY 10 S¥ NMOY D5 . MNTIPN
JV-0 NN oad NN (N8N APTH MPT HY NPONY 112 XNONNN MY DNAY DININI)
NTMY ,3 MY) NNPRNNA YNNI YODLVLDN NN OOMNNI 1.95%-) 2.18% SV DXPNN NPHYY

(MINNNA ,H-172 OPON L5

NNOWA PTN ININ IIMANND DAY NPRY NMVYN DY NMDWYN NN DDIYN DN ,)02D
repeat) 7NMINND MYOIN” NYNA NPT DY IN,NPOYN NIV 12Y 1P1)IN DY MPIa MYNNNI
MOYA NPV N2Y MITHNIND NINKIN DX PN 4 MY .0XTHNN PON 2D P MIVIN IUN (sales
NN, OPTIN : NN NITNINN NNN DI I NDISN IPTN NPT HYW DHOPON? M) PNONNN

13 ynm »ooovuon

YI22W IYPT P TR M9 1Y 0N (351 2 MMYI) 195 ONIP NHNY IIRD MNY MITHND NINKIN 79 oY) 13
NN DY 9N NP NPN
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3 MTINY) NPT (5-1 2 MTIIY) 12D AP VPOX MDDIDN ,MADNN NITHIRIY NNY 4 NMON
TIND YIAP VPOAN IN DIDIAN MYNNNI NXIN MPYAN JNIY NONRD NIIT MIXIN MOYN ,(6-)
D919 NPT NN MPID DY MPHN DWIAPNNN OXTOIND ,01PN Y51 .(4-) 1 MTNY)
12y DXPNNA 1.65% S NMOY DY WaNN OYTIN MY [V 70N .P)an NN IYNND NYpna
DOXNPAN YN NIRT NN IPTN MIT DY NOPVIAN MIYIAN NYW HNK MTIPI 10 HW 91 7)
NI MPY9N TWUNI 1.43%-) 1210 NN XN MPIAN TWRI 1.79% ,01919 MIYNNINI INNRN DY
0.2 911N H9Y PADNY NDID NIND NPTN INDN MMANNI NPINIVNNY ININD NPT NNI2

DTNNIY DXPNNN NMOYN DINR NTIP)

ININIVIDY MNDY P2 NPIMIVNIN NN VTN MT NYIDIT NPINTIND HNIXIVION N1
YNINN APTN MPT DY YNYY NDXNNIYN DNAY DININI 1NN M2 XINY 00N DY 190N
YY) OSINNNN NMIPION NIV, VN OPTIN NN TV-N MTHN DX DXDWNN DX ,INY M)
MOoYAN NYAYNY IOV NP2 DOVN YTDINDY,JNIN .NIIYY 9N MINDINND 010197 MYNNNI
DNND MTIPI 10 YW "W H5Y 1.95%—1.47% S DXPNN NODY RIN NYVPTN NN DY M7 OHY

SN NN INPTN MPT DY 7PV MDY

NPAMIND TTINS WIYVWA 9270 99901 TY M1 DY MbYaN NV 1IN .4 MY
IV =y OLS ,m900 MIXPOY )19 , 019107 DY MNY NP M9
(NDNN T NPRY NPT DY NPOYI) PNNN ND :NDNN MNYNN
(6) (5) (4) (3) (2) (1)

TV [ OLS
NPOY 2>20 0*9V1” 100 5S¢ 91792 NN N
0.143 0.179 0.165 0.199 0.218 0.187 ™moyan v
(0.040)  (0.029) (0.016) (0.036) (0.027) (0.015) OO
22,278 22,278 22,278 22,278 22,278 22,278 NPAYNN 190N
4,360.01  7,994.06  19,292.14 1st Stage KP F-Stat
NPT )2 MOPTNNIP YT )1 MOPTNNIP P9IMNIN MPIAN
MDYV LVD YNNI NIN .a
0.286 0.306 0.297 0.353 0.374 0.372 moyan Www
(0.096)  (0.073) (0.078) (0.094) (0.072) (0.071) mI9N
44,099 44,116 44,116 44,099 44,116 44,116 NPAYNN 190N
73.75 175.86 99.63 1st Stage KP F-Stat
T )2 O'N nT )2 O"N d9MINNN MPION
UNa NN A
0.329 0.380 0.351 0.494 0.475 0.464 moyan Www
(0.102) (0.105) (0.109) (0.111) (0.110) (0.104) MVLI9N
32,817 32,829 32,829 32,817 32,829 32,829 NPONN 19N
65.23 79.42 46.64 1st Stage KP F-Stat
T )2 v T )2 \22)) d9MINNN MPION

DN 1N 2000 MWIAY DOININ 77199 .2012—2000 DIV (NN TN INDNA NPINRY) NITA NPOY NN NTINNL NN
7IPVIAN MYYIN NPV NP PINN 1Y DIPN Y2 .17TPT2 MIIN MIXPOY PN NN INT NPT DY NPON? 112 NV
MITHRRN Y2 920100 MINWNN (£-2) DMIYIT MY DY 792 O NN DTN MPT IY MV MHYYIAN YWD NN NIMNON
5y (IV-n m1nra »inm OLS m1nxa H¥193) 1P07197 MSYaAn MYV 0N 0110100 DINWNRN ,NPOYN 1NN MY XN
LPANY) DPTIN HY T21DN 3570 MOUDTNNIP HY THWIOW MATH DI 197 (DINYIT MW DY 1IN YNNIV TH MPT
DOMANDN ,DMOMY DY NP9 M)A MYNNND ,NTY IN PIAD IIP VPOX IN VIVDRD WP VPON L(1IW»D Wap
%95 MXNPN JPNN NPVLD .JITN (IMWN DAY AT D)HN ,NMIPN ,DXITNN 190N ,NVYN) 112DV MPTN DY OONTIN

.DYIN02 NI (K PON) V(2 PYN) DVN/(R PN) Pa

MI903 DINSNHNY NNV .3
9wN ,Coulson and Li (2013) Y 1% NN N1 7Y 91N NVUIAN NIRIIND DMIMPN OMIPNNN PN
NPTN NN 4.5% SV NMOY INND) NNOWN NN 0P DXOPINI OLS MmN wnnwn
OV DY¥IPNA DIXN NITNIND ,NNOWI MIT DY MOYIN YW HNRD MTIPI 10 DW 5170 535
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NN NOY NN VN THIND L(DOMYN DI MPTN D>TAND) YPIP YTINY OXNa 10-5
YAV DY NP XD OMITIP DMIPNNI DX TOINNIY NNINA .1.95%—1.47% S¥ NNV NNIND
, 7Y YTTINNN XNONM IPNNI MTHRNY TIYA 071NN DY NNOW D17 2NN DIPYN

NN MPANITH DRI NPNINN MTNINRN ,NPOYN DIPN DY MY 112 NP DN

LT OPNN DY MNIY MIMARNDI DY DY NMIVAYND 17 THN2 NIMIT DY MITNINRN NINYIN
9 DY AN ,MINNI TUNND NP OPMDN 90 N2 JN2 WY NOw1 »d Nxen Black (1999)
2%-51 9N DY) MPTN MPNN (DNPXA 5% HY PNINY) M1NII INY DNV ONYON
MY MIPTH OMY OPNINI MIPT Pa omwn Campbell, Giglio and Pathak (2011)
IM9ND MNP MPT DY PNNN DY 6%—1.5% v 1OW nyswn XXM (foreclosure)
NAIPN 122202 MPTN PPN 16% Y N»Dy RN Autor, Palmer and Pathak (2014)
DOWIND ,NONN IPNNA DXTOIND NPT 90V DY MIPraN NI0N INNOY ON)WN 10 Tonna
DMIYWNAY DNTNNI DMIVT ,YON YD5YI-YNTIN YN M2 OPWN HY MPT DY Mbya nyawny

22Y0 DMIPNNN INNNND

(Difference-in-Difference) 0*w49nn ¥991 NLIVA MINN .4

NMOY P2 VY IRNWNN ,TPYNRT : NN YDV 1T NTIAY2 DOWINNN YIDN NVIWI VINOIWD
P2 NNY DXPNN NNMNNDY TN PIV DY INPNN PN DIVIND MYYNY Td — 1WMN ININA
yY8IN HNN AWRD ,2005-2 DNINN MNPV DY NXAPA IR N YN NNV ; DDI0NN DINW
NNPNA NN MTPHRNNN 29 ;NPT INPO MIANDNN NN NPYY NPR HO1PD IND7 9907
0T 09 DY PMINSIN NN DIV NN NSNYY PN PN NIYAND NVION ,TIYDVY ; YNIND
R8IV YNVY NONIYY NPIN NNXIIYA IVNHVY MNIYD MAMYNN OMPNNT NN M
SPHRRD MPHIN NN NPINND T ,219°00 %90 NYIN

9VN NXIN OIMTIND NN MNWNM ,IV-1 OLS mysnna nyTox) DOwI9nn w190 MINNYH
DYVNYNI MNINN I NYPY N TUN,YSINN MIAPYI I NDINN INTN NMIT DY NPV MY NTHN
WY OX DI ITNHN DIV MN MTNRD DY NNIYRIN NNIWIA 5 M2 PON 931 .91 MNvn
NN IVYN NNY IR JPSNN DY NINYN NYWI 1A DT OONDNN INTH MIT DY MOYaN
DNNYNIN MINN .75-N PHINKRD DY NN NPV HT) MHOYIN NPV 1IW NTII 1TNIN 910N
NINNNAL,25-N PHNKRINI JPINDN 0919 1PN MZYIA NDYN MY DNV IR DN (NNP>2N)
22pPNNN NN M) DN 20NN IWID,INY ANLP NPMIN NN DNV ,DOVND MTNNI
DN PNV DXWNA 2005 INN PNNIA 21.6% HYW MY NRKNI ,DPVDVLD DTN MTNNI
DN YTHNY DXVND RNV (75-N NHNKRD DYN) MVIN MOYIN MY W I MyNwun 7))
DAY DMINN P2 MPT DY MOYIN M NYYWI NPWIA DTN NN PNIYNL DINOIN TWUND . JOP N
959 5.23% Sy NTNIY NN NOOYNY DODAPN , OP MIN NPWN DNIAY NONXID D11 WPY 7N
AN DY NY TNIN DINN NN NPT MIT DY NPV MDY HINK MTIPI 10 DY MDY
D»VDYOLD DMK HY NNIA .NNIT NIV KN NIN TN ,2 PYDL WAPNNIY D> TNININ

12 YXINHN (HINKX MTIPI) NPWN NN 61.24 IWND ,5.23%=21.6%/(61.24-19.95) : \0{POTD NI 2WONN LYPY 14
,MYYI NPV NPV DY NOYM 75-0 PINHINND DOV Y NDNN INTN MT DY YLD MDYAN YY1 2008-9 2000
: NIN DMODOVLYD DMINVN NIY XAPHNN NN .25-N PHINKRD TY DI NIN YXINNDN NPV NIN 19.95-)
.1.74%=5.8%/(69.68-36.31)
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DINRN MTIPI 10 DY MDY D35 1.74% Sv D PN NMOHYY DXINNN ,5.8% DY TNIX Dapnn
.DMTIPN DXTNIRD N2V NXNI NN APTN MTT DY PV MHYIN NYVWa

MONMNN N .MIINA AT 79 DY DMPWL P MwNnwn (3-1 1 mmny) OLS-n mymnx
DT (O NDIXN IPT MTNORINND NYYI) M NDIX IPNTITIDNM JNA PNV WM INMNI MNOYD
T0Y0 D>NNY O NI 999N YNIN NAY NMINYT DN NN NIPNIN NPNN NNNA
MYYAN NYYA NI 1Y N2 INMONY MINOY P IRNYNIN TN NINT ; MOYAN NV DTN
P2 NMYN DX 0) MM (4-) 2 MTNY) ITV-N MTNN DINT DYDY .NINX NMODYH 1PV
OLS-n 5v HNY nmyT IV-n MmN mININ 0NN YW 197 79 Yy NNNYN MNOY

2IVWONINMNI MNY NINDY P MNWNN MITHRND MOPN NN MPINDI

Treat * NPYPRIVYIND DY DXTOIND DX VNN JIT 1) DY NPV NYIYN NN YNNN 4 TN

MT HY MYYAN NYY NYIWNA PN XD 2005 95 79952 MV Y35 ,5 MYa mTnNa mo [Ye4r
YPNN MPIAY PYAN NN, NIRNYNN DIDVN MNP DV P2 ODTIN MPTN YPNN DY
TOWIY N INDY TN YA MIAPY IPDI NNINN ONPYY INRD 1DINRY,MIIT IR PO MPTH

A9Y 1T NXIAPA MPTN DY DPONN DPNNN,NON 1YY ,9I190VN N¥IAPI MYYIN

M%7 DY MYYAN NYOWNY 29IV ININI MNIVY P2 DIYIDNN WIDN YTNIN .5 MY
VDN MYYAN NYYWA MIVPY MDIT) NPYY DY MNOY )2 ARNYN ,1M9%1N 299NN by
(N2XXN T NPRY 1T DY NPOYI) PNNN N NONN MNYNN

| \Y OLS |A\Y OLS
(4) (3) (2) (1)
ODIVLON NN NN .N
0.069 0.075 MHYAN MPW) X (20055MY)
(0017) (0017) (n,xnnn 72
0.058 0.081 ™MOYAN MNPY) X (20055NHV)
(0.021) (0.026) (75 PHNNND M)
25,186 25,186 87,287 87,287 NPONNN 90N
0.733 0.743 0.723 0.724 R?
Una M .a
0.124 0.124 MYYIN NPY) X (20055MW)
(0.022) (0.021) (YN M1
0.216 0.221 ™Moy NPY) X (20055Mv)
(0.044) (0.037) (75 PWMINND M2
25,642 25,642 68,558 68,558 NPAXNN 190N
0.784 0.764 0.748 0.749 R2

DN MAY DIMN P 19993 .2008—2000 DOHWA PN NPT IXINL NIPNY) NPT NPOY N NTHNRD TPONN
S9) YITH NPY NNY DINR D) DN PAY DXNW1A PNDEN DTN MIT HY 118NN M) NYY 2000 Mva
NNNN) YOP NPY NNY DIIIN BN 2008 TY INDNN TN MT DY 11P0I90 MOYAN NYWA (75-N PHNNNSNN
DN DXPADHRN ONNWHM ,NPOYN NN NY NIN IYTHNN D2 12010 MHNWHRN (MNHRNN ,25-1 PINRN/PSND
YNIN NOWPN X MNI MIYAN MYV N9YTI 99 50T MPPRIVIND ,NIND MOYAN NP S 19T NMOYY 1T
MPTN YW DPNTAN DOMIANNN DMV HY TNaT 132N MIYNNN ,2IWMY NP LPON 1) PP 1N 190N
DTN DRI MSIPR JPNN NPLD PV (GMYR 7Y SHTY 979N ,NMIPN ,DXITHN 1901 ,NOWN) 1MV

L0102 NHXIN TPOIMNNNN
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2HY ININD MDY P2 OYVIINN Y9N YTIIN .4 9N
775515 NS 9901 Y8 2520 MI¥TN 29NN DY MY DY Mbyan nyawny
1A% OLS

— 1=

\

.

——

; T T T T T T T T r . -
2000 2001 2002 2003 2004 2YOD5 2006 2007 2008 2009 201C 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
‘ear Year

YD TN DIV ; NIV X DIV TPSPRIVIND TINWH DY DITOIND NN MPSN DIPNI MTIPIN
PHNRD DY 71PN 2008—2000 DIV 12 3NN NI MIT DY NVIA MOYIAN NV D THINY
NIPNIN NMPNN NYINNIY DOWI P 19923 NITHNINA (NNNYND WA 25-N PNHINKD TY NOIYD) 75-N
1OPNYNY DY) PN ONAY DXV SNDIN INVTN MPT DY 1PINNHD MY NYY DN 7N
PN N NIN 20N HINWNRN .2005-1 NN O IRDY YN LARNYNM DI0N MINIIAPY
MNIAP VPAN ,PIPRIVIRN DN DIPADNN DONWNRN 0NN DTN YW NOPRY N1TL) NPOYN
9901 ,NVYN) 1IDNIY NPT DY DONTNN DXIMANNDT ,DMMY DY 7192 11720 MONNN 2D
DYIIND DNPNT, VI 9D MNIPN JPNN NPV AT (YMWN 1D ST 90N ,N!PN D TNN

.95% S¥ PNV NI THON YNNI DN

09YON 099319 MY .5

DNMN NWYND NOWNNN L(2005-2 DNNY) 1P NI YNNI MTNA DY NNINN MNPV IWUND
TIWNY 192 DIPN NP DXAVIN 1T INDNN APTN MPT IR VN NIINYN NINY
WTHINRY DXPNNT MIPY TI97 .71 1IN TIT,I0I91 Y NDINN APTN MPTNI M ISP AT NV
QO NPY HIYY YNDNN VTN MPT DY DOV MOYI OMNYH DXONYH NPND DD
00N OMPY PNY DXOI9N NN .DXIAVIND NNMNNL MY ,NMNDVN NN SONNnY
P NN INTI NPT DY VIO MOYIAN NYY NI NTHNA DT NIV MNIVIA WNINNY
0NN AT OV IIRY) NPT OIPNND NMOLYD ONMIN WY DMIVY

TN MIANYND MPT DYDY D NN DIV NI NIWYN :WINT 2IW) TPNIN TN
DiPasquale ) ©33>0y2 0nynN2 0N2>201 9N ONY NIORY DIVNI , 010D TUNN INY NPMY
DN NDIY MPNIN MRNINL DWHNYN NN .(and Gleaser, 1999; Engelhardt et al. 2010
DN YN DYNINIY DIRXIN) ,DMVDIVVDN DININD YT IWR 90PN NN 2015-1999
YNYOY DY NP XMYNYN 1T D) DY) MTT DY MOYIN Y NYY DV MON? NITH NMDY NNV
NIND) NPT DY MOYAN P NYWIA HNKR NTIPI DY MDY HIW DWW (031 PONN) 6 NIDN : NYIANNIN
N 1990 TOINRD DY DTN (IV-N DY NTMINI) 5.4%-1 NYANNN NYYW DX NYYN PLDVLVLON
NPNY OMINNR OMMT NN D) NN ON ; INY WIAXND IV YNDIKN TN MPT OUNIWY P
PN DNAY OXNINA 2005 INN TPV YNIND MNPYNY IXRIND 5 PN .TPNNNR 027N NP
T NP Y25 NON DNV 1NV 21V ININD MNOY NMIYY) MYYIAN YNYY S 29 DY)

.(Oyna
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4901 N3 MINY NYARNN NPV HY M7 Iy MYYaN NYIWN STIIN .6 MY

v
(4)

OLS
(3)

v
(2)

OLS
(1)

990N 12 MI’N

NISY MHYNI2 NYAYNN NYY

9NN MHYNH

0.248 0.217 0.054 0.045 VIGN MOYAN NYY

(0.109) (0.099) (0.023) (0.021)

1,570 1,570 2,252 2,252 NPONNN 190N
468 468 418 418 DNN 79010

639.30 702.30 1st Stage KP F-Stat

TMTNPNA .(4-) 3 MTIY) 2012—2002 DMWY (251 1 MTIY) 2015—1999 DMWY YVDOVVD NN NN NTHINI NPONN
DNDNN YT MPT HY PIXNNND M NV NIPNIN NOPNN NPINNA 7P DNAY DPVDIVLD DINN P YY)
YN 292 PPINKDN) PN MYNNINI NTTHI 90N T2 MIN .IITN NYANN MOT DY TON NIN NYANNN NOY
MoOYaN NYY 0N MTNRND D51 DO PADNN ONINWHN /N-1 /N MNP 278H7 MINNA YXINN (NI NN
MONNN ,2IW»YY NIYY 1P VPOX NN TN MPTHY (TV-n NN »inm OLS mymnxa H193) nrvron
MTHRNRD SVDVVLON MIND DY T2197 1970 MO TNNIP TV TPYLOLHY NHTITH DN (DPMV HY NN9I) NN
MENPN PNN NPVO SVDYOVLON NINI NPIDYNN NYYI NMDIVNIND DT DY D) MNPAN 90N N2 MIN DY

.DMINDI NNXINIOPVDIVLVLDN MND NN

MYYAN NYIYNY 29U 1NN MNIY 122 DIVYI9NN WIDN TIN5 9N
7755192 N7 99190 Y8AM 2°20 NDIFY MIINA NYARNN INYY HY M7 by
v OLS

03

03
I

02
L
———————

01

KA

(]}
L
————————

Voter Turnout

Voter Turnout
e |
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I
1

1

1966 1998 2000 2002 2004 2006 2008 2010 2012 2014 201€ b 198 2000 200z 200 2006 2008 om0 2012 2ove 26
Year

Year

DN NN DIDV ;MY X NIV MMIPRIVIND MINYN DY DXTHIND NN MNP DXIPNI MTIPIN
PHNNRD YN 150 2008—2000 DNV 12 NN AT MPT DY NV MOYIN NYWIA NIV
IXNNN MY NYY 7PN DN DN PIIZDII MTNNL (NRNIYNL DN 25-1 PHINKRD TY NNWH) 75-1
MXIAPY 1DPAYNY OV PN 0N DXIW»I NIPNIN NNPNN NIPNNL YN T MPT DV
NYANNN NYY NIN NITNNA 120100 MNWNN .2005-2 HNN 713 IND”7 Y8IN . ARNYIN 190N
L2190 DN ©2DNN ONINWNM 2015 ,2013,2009 ,2006 ,2003,1999 ,1996 DMWY NDIID MPNIY

MPTHN DY NI DOV DY NN 717120 MONNN ,DIWNDY MY NI VPN, MY X 21DV
NI THON NN ON OMIIRD OMNMPM 07K 190 MY¥NIPN JPNN NPVD (1989 INN) DXIYN IIN
.95% 5 PNV

2992 NPIOYNN NYOYWI OMYHIYNI NNY DN THPOIIN INRINN INDNA NI - 77T712Y7 7701779
IUND TNPNY,NNIVA NWINN IRTND 11PN NYDIN .NITN NN IWIIY INDINN IPTN OINT
D12 NPIDYN MWV (VI DPTI) DNLP DPONMIN) DI NINI NITIINNN MTNIND I2VTH
PoN NN MPPNY DTN NP N2 YWY N0 DY DXTYN DX DY MNIYN DY VI ,INY

MPTN T NYIAP NYA PAVNI MIXDIN IWN (amenities) NNIUN MOYNIN

MY NMNDWN MPN JPAOW NTY SNV DIPION NN : 19077 2112 TNIN) 711V IIDIIIN
YN NMINDWA 7ODIZIING 257172 YMIVN NPVYN NI, THPURT .INDY NN DT DY MNIWN
NIV DXWIDNN WION NVOYW MYSNNI DNDE NPT MIT Y MOYIN NYWA 9T Y 1N
APTN MPT HY DN DNYY 112 PN NIPRIN NNPNN NPNNIW) MIKYT MNDIY P INNWN
NNY MNOWA 2005 MINN MIYY 5NN 17-0 12 MYV 2D 79200 MINKY ,2IW» ININA NN
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S5y DINPNDN , NNV 15.000P DY NNY NYN NNIIYD MT HY MSYAN YW DIDYTI DNV
MDONI DNV NN TIINRD YT YODOVLVLDN NIN 27307 NN YXINND (PPINND) JOSN
DINN NTIPI DY MY D35 11X JPN N1V YA SW MDY NNONVY THON DPY0 6 MY .190N N2

T Oy Mdyan Mywa

NNV DMNMNINN TAN NN NPT DY DY INY N2 DN MDN - O2INN7T DIPP NN’
NIPN2a ((Aaronson, 2000 S¥NY IND) .INT DY HPVIY MY DY NPNNON MYIYN NN DVO
NN 100 OMAYT MNDXN TN MMPT DY DMV DOWII 29P2 MPTN 12YN YDINT 1NV
NYIIIN TYIN INKOY NIMYRIN DNY NPT N2YD DNYNIN DY MIINDNNT ,DI10IVWN 1PV
NYAYNA AN P2 PNDNN INTI MOV NINNND 1DOUNNY DRI IRNYNL VYN P NDTH
N 72295 .NWIIN INRD DNYW WNN THNNI MPTN NN ININY NOINI MNIND NYIAP NMINN
91 129 DN MIXN NP YNNIV IPNNI NRINDIY DXPNNN DY NPAPNN NYIWNN 7D 2D

T 0y dY

NPNNN MYOYND NXANY NI NPT DY TPV MDY IVTY XN - 79777 710N DP90Y
Henderson and ) yn2>202 13 1YY NOVIY NPRNN 119 XID NNOWHD MDN DY NN
oY 112U NN TIVN NIy NwwY 1p0 (loannides (1983); DiPasquale and Gleaser (1999)
INY OPIPT NN XYOWD JOVI MPTN OWDIN 1ORY XN (2005 20T 2)T) YNNI 1T
AN N9 NNYN DINNYW DY DNRNIN L(67% NMIYD 85%) DXIDW YINNY DIIDTN TUNND
M2A72Y,(45%) NPLINN IN NAVNY NIV ,(59%) NITN NYIAN PN ANV DNV DINYN
1Y (19%) TP ININ,L(28%) DNDWNN MDY NN INDOW JOP WOV .(39%) NONI NP (40%)
DYNYPN DNV PLIN NIXINT NPT TINA PN DINDWN MDY XN .(15%) MDD
N 73 D120 NN IV DY MMNDN MPTN MIN DY NYIVN XIAN PN DNX2INY ,MI7127va
NMOYY MU DN NIXNI NI ,NNIYI MPTN YPNN DY DINDYN DY NN NYIYN 1ONINY

APNNA NIV NPT YN

MY 2NN .6

N2 DNV ONDNN IVTL YWIRY) MYVTN VWOV NPT 5Y 10977 15Y377 IWY S¥ 1770
YTPAN MM DY DOIANNA ,NIPMNIN NAPNN NNXPY MIPN PIT MTIPI dNYA T J1P0Y2
P2 YR NION PRY MIXIND YTYN POIDIIND YTPON M) .2008-) 1995 DNV PODIDIIND
12 DX NVY ONDINN T PRY) MPTN NPV NPYN PIAY (MNINN MNOY) NN MNYN
NDY )ONNN APTN MIT DY MY NPWN NN DN TN MINVHY NMOIND YTD NN ,)1NOYa
PIRY) NPT NPV NPYN NN NININD NI 173-) TPNX . MHOYIN YDIFTA MDY DY 1YY NN
NPV NNWY PVDYOVDN MIND Y0 TN MTIPI PNV P2 1IOY 102 0NV (PNDIXN P72
99201 YN MHINYA DY THNDN NINI NN TN MIT DY THVISN MOYIN NYIVWA NINN
PN NN DIND 2P MIDOWN 1OV 195N DMWY NIV P2 PNAIN WP PRY

DY MITHN NNN DX2N MITN 2NN DY MOYIN NV SV NYIVNIN YTOIN : IO 711 TI77
NIMOY — NP MV NNIIWND Y MTNNA (DPVDILVLD DININI DIV ,DPDPTI) NINDYD

PONND NN Y INDNN INDNT A-10 NODI IPN N 15
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DYTNRNRM PSNN SN 7PN NIPNIN NPNN NDXNNA MNDINN IPTN MIPT DY IV 1nav
D21 NPT YPNN — DI MYININI ¥LII) 19IND Y NINNDN DIPMIN IYW NYIVNN HY MNPIN
INDINN ANTN MIT DY MO MOYIN NYWA MY HW HINK MTIPI 10 935 2.18%—1.47%-2
DY MNI (V127 VMR 0.0314-5 OMNN) DXVN 100 YW DYTIA VIDWYY NTNY 1T IRNIN
IIND OPTIN P2 DNLYY DXVND) YT TVMP 0.3¢ NI NPINT DNVYY ,DMVDVVLON

SVDLLON

POIMNNNN DIPIIN DY MPID HY MIRDI WIZVWA MW NYTNIND : DP9 90IN2 DINZ90 OINW0
VPN NYDID DI TYN NNRY NTHRN .NNPINAN NN MNYD DRNNA NNNWHD NINIINM
NPOYN IN) P9IMNNIN MIND DY T2ON 197D MLPTNNIP OV DI 2IW»N NN WP
NMY MDY P2 NMIVHN — DOWISNN WION MITNIN D) ,INND MI1AP VPN DY MTNN .(NNNY
NPINIVNN DY DV MND IRND MNP — (NWMS VIAP LVPIN NI WM ININA
L0YN DXDITY YD 4R, 09917 DTN MITDI DXTOIN MIXXID NINT D92 TN, 1N NPRY NIOINNNIN

952 NYPANN MY 1900 MOLPI DN : >7)D2N7T 1T TP T 1712203 II7977 PINOPN
NPINDPRN NNIN DY WWI (71592 MNIND) NYN MINWNI VIDIYN TR NPT NPINND DTN
YPON SY NTNY MDY MIVARD DN*IY DNONIY NRNIND NNWND DN’ 1502 MNINN DY
Arbel, Ben- b¥ D090R)D [, 7OUNRT NPINDPRD NMTY 19010 DPADN DX .NANOYA MIPTN
YNINN NPT MVT NYDT HY MNIN2 OMMPWN PN *D NXI Shahar and Gabriel (2014)
1M 199 7IvN . (random walk) »pn ToNHns DYHNINIVION DIWIIN NN HNIND NN
YNV D) TOY,MIAN NN KDY 2005 MIWA NI NI 9900 YSAN NIONNY DTV NINSNHD

INDNN AT MPT NYIDIA TN DI INIANY ,NNINN

PV ,NAN PYNRD DPINDPN TIND N2 DTN DN 2 NODIA DVNMNN ,MNINN YYD IV
MNN NIV VNN DY NMIPYY XIAND 51D KD (OYD T NININ DWND) WY INNRMNN MY
2NN PNDNN APT PM) DIMAND NN MDY MNAWNY 1PN DI NNIN MWW, 1PWHY
.DIMDN NNAYN YOIV P YTPNNN KDY (TIYY DMNN MIN,MII 02T 1901 YNNIWN
DMVYN DYNIND PNDINN INTN MPT DY NPVITN MOYYIN NPV VINNNY DMPYN 1P
MITNOINDN DY MVIAN MOYAN NPV HOINNNY DMNYN DY SNVIY 19IND DIININD DIN
MOYIAN MYV DINNNY DMMPWN NNXIY D NN (NIDIA 1)) TPN) DXINN DNIND YHON
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