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MNIY MIINY MY Iy 5’099 Mya
NPOMI-NNA IDM YOOI DY) ,JITIND HY)

98P

NMLVWN NPDIVIIN 2IP2 MPT DY VI MOYIN NPNNONN MOVIND NMTY PION NT NN
YNINN AVTN NPT ONINN WHYI T 2000-N NNY DY NWNIN NWYN TONNI .NDIDN
— TPPIND-PAN MDD NPTIND — NNNTIN NIXN TI .02V N2 INNNY DI TY NIV
MOYIAN NPV NOTHIN 2D DRI NN .INT DY NPV MOYIAN NPXAN NNIVYY MOYIND NNID
MTY —2%—1.5%-2 OW MPTN OPNN DX NNOYN HINKD MTIPI 10-2 NNOWI MIT DY MV
DXIPINY NPLIMNDT MXXIND .TNPT DY NPVIO MOYYAD YAYNNN NNV PIT INYD NOVIND
NPDIVIIN DY MPT DY MOV MY NMIND DMHIDD DIXINNA DIPDIVN NPITH YANYNI

.NDION MOLWN

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.



NYan N

MYTNI MIVNN 10N NMOYY 12 OPYN NVIYI NOMIN T DY MLID MY DN
DN, 0771971 11ND — T HY NPVID MY NIMINND NPITH DY 27 110N NINIXIN MNMION
DY NOPYN V1O NP TOD (Poterba and Sinai, 2008) D000 N2 PPWN NV POV
nv9M (27N Na FHFA - Federal Housing Finance Agency ny»102110 Ywnd) marT vioio
(Disney and Luo, 2017 — 790N2) Sodini et al. 2016 — MTawa Swnd) NN T HY
TN Y0¥ M2 MOYIN NIIN NIV INT DY NV MOYIY NDYANT MNIWN 120N NMIDINN
NPPINNR NPITY NN MOIYIN MIA0N YR NPIDN DY 1 MNDOY MY .0NPMINPMN
MINWN MIPT DY TV MOYIAN NYOY T DY VIS MYYAN MOYIND TA52 MOLYN NPNDD
YPIPT,NIMNOVN DY (DX9X) DINYI DN DIANIN) DNMINNM D) TV, AT 1 DY) NMOY P2
LAyT 5y MO0 MOYN MOYIND DY NTHRRM NMPTN NNOWN DY DOWPN NON N2 DT TN

YUY IRIWIND MY ND MYNNNI MPT DY NV MOYA DY NYIVNN NN TTI20 MY IINN
MIPTIHNIMNNY OXPYTY I NDINN TN NMTT IRINN LHWI 71913 2000-0 NNV DY NUNKIN
NIMOYA YNDXN TN TPT NPYA OMPYN INK APYN .NDWNNND NYApY mMMnNa nox
795 ,NMOVN MN DY NPVIY MOYIY 12YNN DY NYIWNN DR MNTD TWAND I3 29 DY OINN
MPTONINY NTNVN NHPNN DYIVYNN NTY NNV MINK NPT YPNN ST DY NTTM NY

1911 MIAPYA NNWN XY DN OXITN NN INDINN TN

DPPANNY NTIIVN DN MIT DY VI MOYIN MOYIND NN TIIND ¥NHNNA DTN DM NNN
YNNI IPTN MT OVIN PONY NTWIND D10 DY NONN DIPTN YSINNI NPT OOV DY
MY L (MINK MDON NN NNONY NDY) NNV MIPTN Y PNN NODYD 1XYW 190D NNT WY
NIPN2 DN .ANOYN MDONA NOYN DY NTHININ NYOYNN NN NMVNY DY ONX DN
DOUIIN T DY PNINNT NNN PORY NNIDNA NMIDNN MININA D3 TD 1I199) MIPTN PNONN
Arbel, Ben Shahar and ) »1a% X2 19182 15 TyNN Y1IWOW) (07112280 T2 ONOV PRINN 1Y)
1), NPT NNPY MIIANDND NNIND NV P2 PINN IWPN MO 7D 0wn .(Gabriel, 2014
,MMNDWA I NDINN TN MPT DY MVIGN MOYIN NYOY DX MITND YT MNINN MNV1A wnnwind

.NOWA MINK MT YPNN DY DTNV DY IDTT NYIVN NN TININDY

0NN NPPODIVLOY NIIINN NIVYIN NN : MNPNI I1DNN DN IPNND DIVNYNT OINTIN
LIPNYY 1ATRYY) ONIWI MDMINT NNOWNN MIAND SNV : DMONPH MMPH NN
VTN DY DN NRY ORIV DX0NN MY ()173) 17270 7PNN NDVID PNIND MVIAD TOMN
MYT DY DXINNDNN DMIPDN TN DNDINNI DOV O1ININ DMINI .)NIPWN NN TIVHN
OONMN .DNTIPN DIPNNIN PONI WIDY NYYI DNAY (NN 2NN 12XD HWNd) MINY
INT ; IPNNN ORINN NN PINHT,MNY NPINVIND MTNM2 MM D) DIWIND YNONN IPNN2
N2>202 MTPHNNN INTN PIYI NPNONN MYOIVNNY INSHY DINTIP DIPNN NIND VI

.(panel data) 935 )13 Y¥ NTINKV2 WHNWND Y801 MM »1NNA NaNIN2 )T Coulson and Li (2013) S onnn
,ND2IVA OMY TP SPYNY PN JAINL IXPINY NPT NPPONIvA ownnwn Engelhardt et al. (2010)
Aaronson (2000) .12 NPTNNY VI MANYN DY NPT DY NI MOYIAN NYAVN NN MM YT, IMINYPIN

DYDY NNONNY NNYIYN NN IWIPYT, D300 DIPN MDY MPT JY MVIS MYV P PIND IWPN IR IRIN
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Rossi-Hansberg, Sarte and ;Harding, Rosenblatt and Yao, 2009 Ywno N7) nomon
.(Campbell, Giglio and Pathak, 2011 ; Owens III, 2010

YN INTN NNDNA JIYYID MOV YO0 OTIP POV MPT HY NPVISN MHOYIAN MWW DY
DINRD MNP 10 DY MDY : NAIPN JN22202 MINK MIT YNNI dNIVOWNI NPWD NN
YPNNIA 2%—1.5% DY 1OYD NNGAN NNDVA YNDNN INTH MPT DY MOVIN MDYan NYva
,OLS) NN MUY 11021 MNY NPININD NITN NIIWI 1T IRSIN .OY MINND NPT
NMOY NSNIN NIV NNPNN NN DOVIVN TWUND D) MTNIY MNIND .(DWI9NN wrom IV

A9-2AN DM DYV — MDITHN DY NN ,2008 MINN ORIV MTN Y PNN

MOYaN TITYY NMDND NPITH MDYINN NIND VI, MOVNNY NPVINDT IPNNN MNIIN
199NN 27NN ,MOIVOIN HYNY — NDIDN MOLIWN NPOWIIN 27P2 MPT DY VI
NN — NNINKDY ,NMY NPIDIN ONIYN TINRD MOVNNN IDOYAN IRIYI .12 NTNIRNDN
292 MPT DY TPVIBN MY NDMHND MMM PN NON TN ,7NI0N PN PIDNWYND PNNY
NTNY MPT DY PVID MOYA TITYD PN IRNNN TIZIND) 27NINA . TAY2 NDION PVIVN
NN O MO y1PNW1 .(Salvi del Paro, 2016) nnXNNa I8N MINN 2.3-10.5 9y 2012 mywa
Poterba and Sinai, 2008; Gleaser and Shapiro, ) 0N MDD NPDIZIIND NIMNON IWN

NN DY MINXIN NNIDWNN DY NP MINXIN 12 DN NPT MY ,(2003

TN YPANND MT DY NPV MOYIAN TITYD NPNOWNNN NPIDND DY NN MDY 29N
ANYAVNY DMNNN NND YY WAND MNTIP MDA MY JNPY NPINNNT MODNINN NN
Arbel, Fialko and Kerner, 2017; Sodini et al., 2016; Field, 2007; ) 50 Sv navnn
MbYYa HY NY9ION TINNNN NYOVNY TN NN KD 10 0N (Dipasquale and Gleaser, 1999
NV T229Y AN DXIDINNY DININNN NN TN IWN — YAV ND HY IDDINN KD O VI
P2 OND0 WP YY MPIANNDN MTNIN 12 MOIWIY T 1N ,MIADY SNONN IPNNRN YW 1NN

NN MOYIND MPT DY NPVIS MOYI

MY 5¥ NPNNINN MYIVND DIVINN MIPNNN MIIDNN DIRNNNY YONRNN YPIA YT A PI9
NNY DINIWID OINDNN APTN DY 7PNVDNN DX 1NN ) P9 .NOVN MDN DY NPT DY NPV
NVYNONN MYAYNN DY DTNRD TINNITINNDD DX VI T PI .OXITD MPTN NN PONN

.DODN) DININNA YT PID . MNIIND NN PN N P39 .0MNMN YOI NN NV Mbya by

MY¥a HY NPNNN MYOWNN 12293 DNTIP DIINN DINNNNY SVNNN ¥PI .2
M7 DY VIO

DiPasquale and ) m7p1n 7w M7 Sy MOV MY DY NPNIYINT MYAVNN IR ONMI M
OMIN DTN DT ,7POYAD 0 NN NPT ,PWNRY : (Gleaser, 1999; Hoff and Sen, 2005
1Y SY DINNN OIPN,NIT NN MDD NMOYN HH1 , NIV ; INADI) DI WYPYnd
,NN2>202) NPT IN NNV NYPYN NTTIVH D3NN DIPN DY IMDY DNY 2.8 NPND NN

1239 9127 N R8NH DOINY .NT I1DIWHD MNDN NIND DIMYY NT MNAYD DXV NPT MDYAY DITHRDN DN 2
NTIYNN SYND 010 MPT YOy P DINK DYTINND D) XN YD AN MM NPOY MoYN P71 XY
AN MDY MIYNI DOPOYIN TN DXININ YNNI DNYNINY
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Myawn D) MVOND . DYPYNN MO NN 1N 109NNV ,1ON PIND 30 TUNI 29N
3.7010W2 DINK DYT2 DY GR) DT DY, 008y MPTN DY DY MODN NPIAYN

Henderson ) m>2n mtNa 9N Ypwnd 0Max M7 ooya 050 TIY NN MYYND 0187 TINn
DiPasquale and Y¥ ©9m8m1 91012 M2¥N MIXXIND NNX YN |75 (and loannides, 1983
MHOY22 NYPTOYHI IDIND . DN NN NHVD DIDVN TN DOV DINAYOYaY NN Gleaser (1999)
MPT OPNN DY TIAPN NYAVN TI9) ,MPIWI MPT IWUNRND DM DPINN NN )N VIS
myowny mMHo0a Ky .(Galster, 1983; Harding, Miceli and Sirmans, 2000) 1Moo
Rossi-) pnann oy mnyvnwn mnma 15N0N N2202 IPYa DMNN NON NPNNN
MYawnn Nav NN Yy wasn 00on oMpnn (Hansberg, Sarte and Owens 111, 2010
SN DY AUPNA HYYND ,MTY N191N0N N2°202 MITIIN INTY DINYPN DIWYPNX DY NPNINONN
Harding, Rosenblatt and Yao, 2009; Campbell, Giglio and) nnyown »mbwna nmny
1799w Yy Mpa n7oM (Diamond and McQuade, 2019) nywin 92 9v7 n»a (Pathak, 2011

.(Autor, Palmer and Pathak, 2014)

NP NP NP DXNINN 17OV 19D, PTN TIY DY 2PN WAVUND MIYY NOINPN MIN
M 012IVN 1IN IV DWTY M TOYYaY 0NN DiPasquale and Gleaser (1999) .>n9an )70
2NN MNIND TOINYN NPMIPND MTNA YIANND INY DOV 1)1 ,07VI9N DPIN) ON
IYUN) NIDIND NPT NNXPNIY NI0IN MN2 oownnwn Engelhardt et al. (2010) .1o01NN
12 °N20 WP DIRXIN DR TR ,DOYSHN MWD NPDIVININD PN J9IND (NPT WD Ty»
o8 Ahlfeldt and Maennig (2015) 19 Hilber (2010) .5o0°519 miamynd marT Sy mbya
JDNYTY L, YauNN VP NN NN NYPYM TPV MIANYND MIPT DY MHOYA 2 YN0 WP

.DIPN IMNI OINVN NNIYY MITN DY SY MOVINHT DINNNN MNPNN DI

NP TINDY,MPTN OOV DY DT DY D) 2APND YAWNY NYY DIPHNA DXINNNN NNPN TYN
990 172 92YN32 THMON NIRNDD NIX TOIN XINY 291 1NOVA 1907 112 0»NIAN DIVP
Haurin, Parcel and Haurin (2002) Y2y Green and White (1999) .nw7n n92na madnwm
Aaronson .790N N’22 INY DXV ONWIN MPT DY DY DN JAOY NMYTY DIPION
.DX9ON DIRY DN I12YNN NRIID YN MY VPORY DN Galster et al. (2007)-1 (2000)
, DT NS DOWIY DINNY DINPIYI MMYUP KON, NPNYON AR DINN 1T N0N NMIYAYN
2PN NYHOYN DMINNN DIPN MDN ) 0NN Gibbons, Silva and Weinhardt (2017) 09N

1910wV DINK DY DY D)

ND DN IPIN TN .NPNIIN MXRNIN DY MOYIN NYOVN DY MDUNN RION NDIY 20¥D MNNINRD 0
PAPN NPNHN MYAYN PR MPT DY MOYIOW 92710 NMIYHYN PR ,D0INI2 N2 MAND \”N)
N2>20 MOND IMIND TO NN NNYIN INNKA MPTN XPNN DY MOYIN DY NYaVNn NTNN
DN W) NMNX 00PN Coulson and Li (2013) .011)2 17Y9%) NPRY I MIAIY ,0I00N
YPNNA 4.5% SV NMOYD NI NNV TMPT DY MOYIAN MY HINKRD MTIPI 9 OV N»HYY

DYDY DMNIIN OIWP NP Hwnd 3



MT DY VIO MOYAN TITYD NPT OX £.IV-1 OLS mTnNa ndapnn 1w RN .M»TN
SV NTNRNRY TIY YWY I, MNI0XND NPIVPN NPNN MYAVN NI DY JIPP 91 D) NVPN
SNIND NPT OPNND MOYIN NN

NN ,N0VA NYPTN NN DY MPT DY MDY Y NINNINN NYAYNN NN THIN YNDNN MINNIN
Sodini et al. S¥ XN YNONMD NP2 NNYITH PINRNT OO TIN DINNN NPITH MPY NIYNNINI
NIMIPNA DMWY NTHRD ,NTIY ,00INPIVDA YNDINN VTN NVIONA DOWHNWN DN .(2016)
MDY OOXRIND DIPRNNND .OOWTNN MPTN MDY HY NN MDININ MOMNNA ,DNN

NP IOND) INY TIAYD AN D221V OIINNRD NAYD MITN DY IV) NPT NYID)

NI 9NIDINN 991N MY HVIDN YAV DN L)

MNOY HY NI, 0X0IVN NDOW MDY NV NIADIWN DRIWIA INDNN IPTN DY MNVDNIN
Dv 60-N MIvA) Wwa (.Carmon, 2001 ,5WNY INI) .MNPAN MY NP ORIV YaNT D1
DYNINA NI NPTV DTV XIND NPT OIRINND Y295 YNNI MPN (NITIPN DINNDD
TN PNNN 25%-97 1INV NININA DXNTPINN DAV 725 171X TY 11919) 11N MM, 00NV
D»PN NP TIND NNY DIVTA YIND 22INI2 Y NDNN IPTN NOMNY NN ,((2014) PrOWIM)
079270 NIPND INY NNITY — NPINNY MY NMNDYD 109N DIDITH 11T 712N OV — 27NN DWND
IPTN NVIBN HY PNVDINN NN VIV /N NI .NNDY P2 INPWYRINI I Y NDNN INTN DY

INIYIOINDINN

92N NY2IN2 MIVINDID NIND INNRD 7NYIDT NPT — YNNN INTN PINY NDII 7Y 1998-2
T T DY INDINN NPT MT DYDY MINDTOHDD PTHIN IWNL(2014 ,)1) 10D ) NDION
LMV NN MY DITONN PIN NNDNI XOPIN PIND DY 1mW» .85% Ty DY D NYwa mnina
— 7993 YN MOWNNN TN PIND DY IMPN1A .2014 N>NNA PI NYYND NION DV NI
UNID OOWNT PN RD DR DININND NI NPT DYDY NINDTD NN VAP DNNDNIY
TVIN NN PONY 1Y XD DOVWNMINY IO ,0MNNNN NN MANY 71PN 112 XY DN ,D0700NwNd

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

MNMOY P PITNN WP POV, 0N DN NN DMWY ,I190N YNNI MNIND DYYON
99979990 NN TN ,DYTN YT HY TAYTANPY 1210 110 XDV 65712287 9P T2 PRIND DNINN
NVIOY 1NN ,2012—2000 ,NIPNIN NDIPNA .NYIIIN ONIN NX YIIPY PINOPR) MNNN MPRd
INT) TNPITHN MTYIDN YNINN MNTPNND DRNNA DI9NNI NITIY DPDDI DI WK, PYNIN
—2005) 12 N7 ,(2004—2000) T2 MPY < (2 NODIA DMPNIN DNPMNPN ,DIYNINT VIV
NNON MPADN NIPNIN NAPNN DY MADN MNON NV .(2009-D HNN) OWN NPT (2008

5Y MT HY PV MYYAN PNYY NOTIN DY MAPN Nyown DX DN Kortelainnen and Saarimaa (2015) ¢
799 N2OM ,TDOOY NYOVYN MMIN (NMMINTINI MYIVN PNY) NPDIDIN MTNIND . TIVPY PPI DN DXPNHN
MYTN M2 ,DIDVINNIP MY 199 DTIP PIY MIT IVIND : IPNN PNV NIPRY THINTIPI NNND NN
NPOOHY NPNYON MYIWND 57230 NVIDNN DIV 1321 122 MOLONN NYaPa

(random walk) » {1 791195 DMMING PYIT 29 HY NMININD YDINT YD DINID DIPIND 3

NTIN NI Y MDY, DY 190N ,DINNT NN O NNAWNIN 2307 : 17 NNINN NPV DY WaWNY MODN NMNON ¢
DNINN NPT MPOVN

TTIVO P1DOUNT NN TIVND WP 71 NI 9907 YN XD NITOYNI NTHN JPIIND WITPRY NMIANONN ,Ownd 7
LDRNNA MY DI, MPTN NN YIDID NPON NIDYY MNAYN
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MIT VYN INDN KD NIVNNIA (1) : MPTN PPNN DY MOYIN NYIVN DY YN NPT NNIRNN
YNV (2) .N1DY IOV INDN NMT DY NPV MDYIAN NYYY T ,PNDNN AP TN OININY MYTN
DTN MDY 2P INDND MNITN YD 190N YNIN DY VPP 12T 05112 PN MININN

OV ONIN NPY RDD N2 INYINT 1T MPTN NN NNPY KXY 1INIY DT

MNIYN MIN HY MY NYI HY NYaVNN NTINN .1

NTINNN VIV .1
5S¢ MPTN OIRIN HY |, D0AYINN DY DXAX) YNDI) DYAN) DIIMANI DY NHNIND MIT DY Mdya
MIT 5Y MYIAN YDINTI OMPY .NINIYN MIN DY DOIVN DNXY 191 NONY,0INNN NDID
LMPNMDNN NPNYND) TINN NOIYNA DYND) NNDYI 9N 015D DMWY DMIDN NNOY TINA
2000-N NNV THNN2 DRI NN INTN MIT NVIN AINRD DMNYNI DNXYI NI GNROIDIN)
.DOYIAP 1IN MTN IPANDY DIPITNY NYWA ,NINOVA MPT DY MOYIN YDINTI NPV NI
MY HY NPNNN MYIVNN NTNNI NPVND DPYD MIXY DMIPIN DININN DDIVNN T
)93 ,NN5Y TINA (clusters) DY¥aPNA NM2T OIYI IWNINND MY DNIPYN .PT DY VI
YDIDTI DY DY NYAVNN NN TIINRD TYN 27N £.13D 1T MDD PN HINDIND VT MPTY

.DONAPNY TIND NMINKNIN NPVID MDY MPT >PNN DY MOYIN

NYNNA N2 SNDIN T MPT D2 DION NNMOD MNY NMDY NNY 1DV NNNIY
D»VLDVLLON DIMNNNM 16%-2 2000 NIV .NODNNA DNV MPTN NYVWA NIPNIN NPNN
TPYYY NN MPTN ONRINN 15% NINGD 1PN DON MPTN NN AT MPT DN PNV
DYTPNRNNRY D5 .25% NINAD 1NN N YN APT MPT WHOY DOVLDVLLD DMINN DNIND

2 791907 NPXIY L APNNA NYIIY 39D 9N DNIVP DOINNY) D NINA

AYTN MPT 90N NIV PYN LYY IND 2D MNIN DY NPIINNIN NN NN 007N 1 9PN
Y2 MNDIN APTN NPT NOON NN N PN .ANPA MAN 2000 MV PN YNDIN
1159 2000 MYA 1PN 12V, NNTY YOOV MIN IXIN /A PHND .OMVDYVVLD DMINND NPIDNM
2)12) NN PINNI NIAYN NNYN PN .2012 IV TY 17190 1110 MAN NN T MPT HW O MYNYN
DNPN 5 NMTNINRD MW DOY INPI NDITHIN TIMNINNN DTN — SVDVVLON MND
DYVUMNNKN ,INY NNVP NPSMIND MTNY — DIV DIMNN ,INY DXPTN 02NN DINNYN
TNV DXTN2N DIONN NYNY L2012 TY NNV NPIN IIRWIY MIT 11 DINRINDN DIIINDN
IPMN NPNN THNNA VAN PIYVI MPTI NMINPDY OMMONN (DMYTRN) D¥22150 71099
TPOMINNIN DTN XIN,NNNON NPOY 220 DMVN 100 DY DPTI2 LVNWNT,(NOND) DIV
VTN NPT NOY NNNYN IR DIININ NN MITNIND 52 .NITHIND WA NIV 1INV MOPN
MOYaN NYOY HY NYOWNN N1NIY YVION PIYA NPT NPOY 2220 NISIMNNNDN DTN INDISN

DY MYTN NN DY MIND INDINN APTN MPT DY

NIVY M/NIDH MNIWA DXNYY 02502 72¥a NI NNIWNN MIAND : NPV MDON PN P2 YA 1270 8
MPT PN ,0XN0N D)122) 1N IMNIY Td ,0010T9 1190 MPTIN PYN DIWN NN INDNN IPTN
PY DNAY DININD MINYHDI SNDNN 1T ONINY MADNY MIT DY 0) .YV MOYIL MPT PN Myaa
.DYDMP D)2 NIOWHI MIINN YT IY INPI MPTIY %90 , 17079 MY MPT D)

2NN JIW DIVH ,MT 9010 180 PN TR WIND DY 9
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YaY 9N22 912580 999N M7 .1 9N

YOTNIN M DY NINY NN .2 2000 NV by-van .N

NIYTY YLDV NN ; MZIND MTIPI — NN NPT MPT
OIMON DONP — DMVDVLVO DIMIN

D Statistical area oulline
[ Block level outling
[ Fixed distance buffer (100m)
@ Public housing
2 Privatized public housing
# Transactions, always private homes

.DM2NNN PNIVY) HRIYI DI0NN MY, IRIY NN 1590 ,NPYO0DI0VDY NIIIINN NIWHN /I TRY” ¢ NPRn

MPYN NYOYN NTHNI THYNRI .NPPINN MY 19010 DOXOPN DX MTOVDMPRN NN DYD
NI 90N NITNIND ,NNIYY NP VPR DY MPa TIN,OLS 7ina nnowa mdyan »0nTa
: TINAN TONTNN INNWNRN NTHNI /A1 TPNRI ININY 93, NPINNIND

(1 ln(Pi,n,t) =a+ PHRy 3 +Mn+ pSpi-2+ Zip+ 6+ &y

NN VT NPT NPNRY L DT HY PNNND N NIN DINNVNN DY DNNDY TN NONND MNYND
TN 0720070 OINWAN T Y2 N NNOWA NI IWN,(2012—-2000) NIPNIN NMPNN ToNN2
NV OV MM ;N NIV ONDY NPT MPT DY VIO MOYAN WY — HRp 5 : DN PO
(D221y29 W SV NN92) 122N MONNN — Sy -5 5 INDYN DY DONIAP DIVPON — 17, ; DMWY
DOMMANNIN — Z; 10, 15w MPTN YN DMPYN NN NIYNI MINIAN ,MIT ONNNI NNOYI
DYOPAN — §; ; (\MWN MY NPT 9NN ,NMPN DTN 1901 ,NLYN) © NIT DY OOPNTIN
NV OV 91 NI HR, _p TIPNRN MIYON NN €, ¢7) (DTN Y229 MWN) 1210 03Iap
YNNI APTN MPT DY VI MYYAN NYYYA MMNNNY TY I3 1YY NNINN 91,0119
DI0MN £ YV THINIY WIS NNIYD WIAPN LPANRN NYYON LLAMDIN DY MYIVUN NNOVA
MON DY MPT HY 7OVIY MY DY NYIVNN DX 2PN 77 L .NMOY P2 OO DY T1aN

AN NN NINOYN

TYINND AN ONY 5 NIYD P RIN TOVINNY Y NDIND IPTN MPT HY NINN NN NINMIN KD 2D PIXY 1wn 10
.NVIBNNNI IXPN NNV YIVIN KD OUIND PIVI MVTN Y1 190 . )N
DT MIRNIN 1227 DINK DN U



YPIN DTD) DNIMARND NIDN NN NNIVY NPT NN WIDTD MNDINN TN IINT OW NMOIN
P2 IPN INRY WP I DDY TI 0NN NNOW (MNP INY N2 NMVI NN PIN
DY DXTTINNN NN .DXINNN NI DY YIYNI ,MNIVN MNDN A7 MOYIAN 201972 DMOWYN
DMWY — I NDIXN TN MT DY NNINN MNPV YIDIY NMIYNNAND 1T NPMITIR N2

(IV) vy mnwn mysnNa NTNND — (12 NADI) NPV M»IAN TIVN Yyapy

V1099 MNINDNN P20 D2 WP NNXIYA MIDN ITY MINYNID NNINN MNP YINIWN MO
NP TN NPT NN NNPY MITNN NMIANDNY NNIND NYY P IWPN ININD 2 TPNL NPT
aNNN 9NN MY (DY NDOANND NNINN NNDN WX NYN YD) Man pwn nndn Yy
VT2 NPT DYWL NNIND NPV YD DIRXIN NN .1 DINNN NN ,D¥THN 1901, NNIVNIN

.0.51 YW ONNN DY ,NNIN YIDTD 71DPDN NN 2V NI INDNN

49123509 M1 DY MHANDNY ANINN NPV 193 9WPN .2 TN
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.D12NNDN YTIY NIWNN NN TIVNA ,7ITRY PPN
.I91°N9 1T HY MIINDNY NNINN WY P IWPN DN IRNNDN binscatter plot 80 9NN

2008—2005 NOPNA T9D°N0Y NIT DY NPINN NMNIANDNN YNINHD AN NNXMD MTIPIN
2NN ,1PAN PYHN WX DM DY M9 7IN ,(discount bins) NNIN MININK 55w N¥I1AP 95 TIina
binscatter NNTXING MYNNINA 19I0 TPRN .1MDN DINVND IMN ,D1TIN) 190N PNNAVNN

.Stata m51n32 plot

12V >N IPTH NPT IR W1 13N pwny mMHanonY (hazard model) 11270 ST TN
MYSHNI NN 120 PYNY 2WINHN ININN MOV SY 8PN ,N9PN 992 ,77000 NI
: IN2N INNWNN

(2) Ah,a,n,t = Ao(t)exp()ﬁDh,n,t + 01 + Xpy2 + Zgys + 61t)



i £1Y292 MNP’ 71 NNDWA @ dNDY T NPT INNNN A N1 PYNRY ND0N KN Ay gt
PYN NNON N Xy ,NNDYI NP VPN XIN B15, ; N2 ONIT 12N PWNY NN WY XN Dy ¢

DIRNIN NN .JNY DR DOVPIN DN Gy ;NVTN DY DONTNN DIMONNDN ON Z, 5 10aN
5531 ,NPTN OPMARM AN PYN MNON D) TN ,NYOIN DX KN NMNN MUY
M N2IDD TIIIN MNWAN XIND DNND MY (NS0 173-) MY MOLNNM) NPNPINIDN
MY DY MTTINNNS MY MNWNRD DNIND NYIW YWD YW IMOPN NN NPINND 1T IRNIN

DPIMNTIND

NN DY . INOWN NN ,NNIND NI TPTN OPNN DY NPT HY MOYAN NYOVN DY MTNINND
Y2 992 991D NNV YNDINN AT MPTH NNX DI HY DMRNN DMPDN NN OMID
: TIN2N NNDNN MYSHNI NN, TIN2

t .
-yt_ A
_ Zhen(1—e 2j=0 )

)
(3) An,t - phstockn =0

TY NN2VYNN MIANDNN DY , 1 NNOWA INDINN TN MTN D %9 Dy 01001 NXIN MIN
NNOWA YNDIN VTN MPT 1901 NI phstocky, (¢ MINM ;1005 h NPT 5V t Ao
TY 1120IY INDNN AT MIT DY MRNN MWOYN NKIDX NN Ay .NIPMIN NPNN NPNN2

NANaR)

N9PNN TONN2 1199 2000 MV YNINN TN NPT DY 720891 NOUN NN D8N /N3 TN
1YYN NV .35%-5D 2012 MV WHIN NIN ,IPNNAY DMVLDIVLON DININD Y2 NIPNIN
—2005) 1>2 NI (2004—2000) 77102 IR 99NN OYNIAN 1INV MPTN NV DY NTNN
PN ININN MYV DY YN NMINWN YINIY MIVINRNDT 1M ,M3TI MNIN PN ONav (2008
MT DY (NMINN NWY TAD DY) NTNN MDYAN NV PA PINN MINIION VPN NN NXIND 723
MY YIDIWIA RIN N THINT 5192 MYYIN MY PAT SODIVVLD NINL Y NDNN T PIY

TN Y MINWND NNINN



19923W Y1258 TN MY DY 308NN NYIYN .3 N
ATYN NINWN HY 3910 M
MINWND NMINN NPV SY N300 MO .2 MPT OV I20NHN MIYIIN NN X
NNINN INYY 295 Ny 2012—-2000 ,77503¥ N8N IVPTN

coeff= 0. 86 se=0 0007
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NPXVDXVLLOY NDINN NIYIN ,ATRYY = NPNRD NPIODILVLDY NXIIINN NIYON ,ITRY PPN
binscatter plot »¥H APND .DMIANKN OTIVYY NYY YXINND NI AN PN .0MINHN YD
YNV TND DY) MNNN NP P2 IYPN NN INNHDN APNNIY DOVDYLVLDN DMINNRI MYYIN
—2000 D)W Y10V MNDINN IVTH MPT OV (NNINN
MMNMNN 5 YW NP Y5 TINa Hyoa NwH 2012
binscatter NIITYIND MYNNNI 19N TPND .M

.Stata m51n2 plot

NN HY NIOYAN NIV Y (2SLS) m25W-1T NN Y NINWND NNND WY NNINN IOV
: N NIWNIN 2DWN DNNVH .INOWIA MPTH

(4) HRipnt—2 = a1+ B1lhnt—2 + Nin + P1S1ni—2 + Z1i$1 + 81t + Vine—
: N NIWN ADVWN INNYD)

(5 ln(pi,n,t) =y + P2HRp 2 + Mo + PSoni—2 + Z2iP2 + 62t + €ine

DYNTNN DIMANNIN ,NIAN MINNN ,NNIVN DY DIIAPN DXVPANT JY DXNPIN DXADVN NIVI
MY ON 22PN 7P S,-¥ DN NN .JITM 11DN0IY (NN NPT ORINI PRY) MPTH DY
7MVIN ON .NNIVN MDIND NV NP Y NDNN IVTN NMT DY NPV MOYIN WY DY
YYD NMN ¥ NIV NINOYA INY NMAY NPTN DX WIDD MNDNN IPTI OITN DY
TOINNND AN DT 1991 ,NO¥N 2995 NV M (1 INNYN) OLS-N nxnwna 7mIRD ,0>71Nn

POVNN DR MPNDY NNNN YR — (5 INNWYI) NV 2DWN INNWYNI

DYy NMMOY BN PN (2000) NIPNIN NANPNN NDPNNAY DX DT NIDN MPINN NYNI
NAPNN TONNA DN NPT HY MY OMNPWN JPYNA YN PNDND IVTN MPT O NNYT NWY
.DOYINN YIIN NVOVYA NPYTAY MWNRYN 1DON MNOWN .DNVP MINND) DT 1PN NIPNIN
(7M59017) MOYIN NP INY TPMYNYN N1MOY NNY NDYIA DXPNNN NPYY MAND 1))
NOXNND DN MYAPI OINNYY 79D MNMPNN IRNYNT MINOVA TWUNRD NP DY) 7
NTHNIN INNWNIN NIV NPT 190N DY NXAP NN IN,(2005) 7912 IND”7 99070 YNIN

(N Y NIPN2
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6 Dime = o + LI+ my (1P % [Nty + Zips + S + €

Pt Y392 1 dWAY [ w03 PNDN ANT NVT IPRY L DT OY PNNN KN P IUNRD

T MT Y MOYAN MY Y 7771 ANy NN 1AW Iowh nT mnwn xn 119"

$12P DPAN NIN 7, ;77502 NI Y8 NNN NNRIY NNPNY T Mmnwn NN 1725 >80
.1 INWN2 1D DN DINWNN INYY ,W»H

22599 10719 WX ITV-) OLS nymnNa YN 1 MmN INUND 100 XOW MINSIN D20 1T DTHIN
Myann nPvLN NYIVIN XN 1I9),2IW» ININ TINT NMDY P2 OMNYN DOWITNN YIIN NVIVAI
TN PIY DNV DIV YIDID AN NPIN NMVI HYND ,WIDTY 1MV DY P DDTINN
2005 95 N9IY 21N INMNXI NMNYN NINOYIAY XN NTNIXI NPOX0IAN NNIND AN IINDT
Sy PVION MDY NYITHY MDY DY NYAYNN NN NNYI NVIWN ,DXPNNT DY NOMVNI NN
NIMDY NMD Y NINYND NNINND NPV YIDIWN DY 1T NOOWA O) ONDIND VT MPT

YT 7T DY PV MOYAN NYY MNPV DAY

229 .2

NPYOLDLVLOS MIDINN NIVWINNY DMONPN MNPN 90NN NP IPNNI DINDON OINMIN

DNPNMN DINN DY WA D¥TIYN .(2012-2000) NIPNIN NNPNN NN DYDIN OM ,(D715N)

;DN MMNPN PNY DNV PI22) MDIND MY TOMN DY IPNNN ITN2

N3N 5Y MIAID) 7Y NIANND VIAPNNY DINNI INDIP I NDNN INTN DY DNINPN 0NN (N
APTN NPT ORINN IMN 90%-3 DNWN TNXD 1D TWUN NNIVNN MIAND — (" NNY”
DYTNN 99012 ,12P1) MPTN DY DN DIMINNDT DY YT 199D NYN HNIW P NDNN
99 NPTN VNN, JNTIN T ,NIDDMY NYPTN) NII0N MPOY OV, (T 1NMI2 NIV N2
DY MINT NN T NPT DY OIMDWUN L (TIVY) NNINN YNNI

M MITN NN NNIND NN NYAPD PNDINN INTN MPT NPONY O1HNPNHN OWOON (2
MIINM NPV NN TIWN DY (NMTD DY) ,01IN) D¥DNDNI 1IN .NPTH 1OV
NOwNn

YT DY DYTOON 190N NMYHYN NNY ,DONNAYND DXIANNN ,MNXIAXPN ,NTIAYN MDD ()
DININD MV TOINN DY DMHNN DN — I NN IPTN

DY DWW NN ORIV DXONN MY DY (1719D) 1757 NN NOVID : MIPTI MRPOY (T
MY ,NMPN ,NOLYN DTN 19DN) PIINNDI NMIPI ,NITN NN, JTINN MY NIRPOYN
(T PN N ,NMIAN

NN NN NPT ONOM (PUF) 712780 0N09)2 (2008-1 1995 DNIWI) POIVIIND YTPN (N
INY MNTPII DNIYD MVTN ONDN .07NINN DAPNNVY 295 ,2013-2011 DMWY YVDVLVLON
.0I0NN DN GRIVAPNNVY PVDIVLON MIRN 29D 717232 9N 2N 290 AWIN

DN — DXWM MVINKN ,MPON-DXWNN ,0»VDVLON DN YV GIS Mmasw 0
DRIV N9 15992 D712 DNPNRY

%95 MDD MIPNAD NYIANNN N (1) : (YTHD MPHN DMIMDI) DN DD YN MNPH (}
D»VLDYOLON DTN DMIMINT DIIMANND (2) ; (D7NDN MIDINN MIPNIAN NTYY) 99PN
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DNV DY MDNPNN INRNNN (4) 5 (07951 TINN TIVI) 27807 2N NP (3) ; (0951)
L2201 M2N TIVN) PNDNN IVTH MPT OV

PN .0

MY DY MOYANI 991NN 99TN 9T NYIDY DY MNIND 1 PYUNIN ADYN MPNRN .1
MIINDNN PAY NDINN VTN NPT NYIDIL NNINN MWV P2 PYTNN IWPN DR IRIN 7T P9
MY 8N WX probit-) (hazard) 11270 5710 MTNNX NIYXNNI D) NNT DOYYRND NN ; NYIND
.(N9DIA 27)-) MDY DTN DY DIMANND NN DY DXNPONY INNKD 1PN ,NT PITN WP DY 10 D)
MNPV NN IO ,NDD PO TPSINND NTIND NN YPWN DY NYIDIN NMIANDN 1P D)
MTNRRY NN PR TIAY (D290 723 9PR) DTN NNIND NN NPT MIT DY NPV MOYIN
APTN MPT NYDIT MNNT YIDIUN IR MYYRND PODVVLDN IR NN, NYNIN ADVN
Sy MDY NPWN NYOVYN NTNNI PYNNY N2IDD TITN NN (1 MY) 1Y MNWND YNDNN

DY NYTN NN DY NNDVA YNDNN APTH M

,SITY DINYN NTNNA PYNRIN 25N .1 MY
(97)) YVDIOLVLON NIND NN WAP LPON DY H 1IN
(D21¥27 %Y HY 71192) YODLVDN IMNI MVION MIYIN NPV : NINN MNWHN

TNV DY O/R - IVT WY DY DN DN 9D
VOSND N0 ONDY IISNY SYp NN
(3) (2) (1)

0.792 0.793 0.793 mbyan N
(0.034) (0.035) (0.029) MINT NV
125,368 163,148 288,516 NYONNN 990N

456 521 977 DR 99010

551.81 519.08 745.11 KP F-Stat

T DN PHY DN PII199) .2012—2000 DXIWA NN INTN ORINA NPIRY) NPT NPODY NN NTHRNI MIANN
8NN DN 0 2000 MIVA YNDNN AVT MPT NYY DN DN IR NI 2 1HNY ;2000 MY M NN T
MO 7NPVITN MYYIN NYY” NIDA PINHD 1AV DIPN Y2 )N NN D NYWN DN D/RN NI 3 DTN
NYNI 20V )10 MYTNINRN 92.(£-2) DMIYAT MY DY 1IN NDNN VTN MPT DY MOV MYYIN NWYY NN
YYD DN DXPADNN DINYHN ,NPOYN 1NN ND NXIN 120NN MNVNRN NAY ,MIAOW-1T NTNHNI (¢ DRIWN)
TAD 9Y MININN MYNNIND TANIY — (DY NIV DY 7IN92) YND8N INTN TVDT DY PVIN MIYIN DY MIRNN
1790 MPTN IY DMNITNN DIMINNN, D1V HY N9 71120 MINNN ,NNOYI WIIP VPN 11— 3—2 MINNYN
YODYOLVLDN MNN NN MXDIPN JPNN NPV YR (GMWYN 12D T DN, NP , 02T 1901 ,NVLWN)

.D»MD2 NN

"wn aowm OLS MmN : 0290100 by nyownn .2

MYyan Nyavn YY mAadw-1T NTNINA MNYN 25vn XY ,OLS mymnN mNSIN X O8N 2 MY
12>202 PNDNN INTN DY PIRY MIRPOYL MPTN 2NN DY Y NDNN IPTH NPT DY 1PV
DV N MVP MOMIND NNIY (N PON) YVDMOLON NIND NN NNXII NINKIND NP
,71)2N MONNN ,NNIYI VAP VPN : DNPINT DNNYNN DY) MTNNA (12 PON) VI
NN NIMOY P2 DDTIN PIAYNI OIXN T, )TN 11D MPTN DY OMINTNN DINININ
TN OPNN DNNIN-DD DY) DX PNNN

4-1 1 MTNY 290N NNNWY 295 D) XIN ,DTHIND NV O3 DY P KD MXXIND NN N2
DNNNA NMOVN X MPINHD MTINYN INN ,IPNNI MNIVN 5 200 MITNINRN MR NN
1127 102Y MNDY 22D 5-1 2 MTIY : NIPNIN NNPNN NIPNNA 1N INDINN APTN MPT DD
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MNDOY APSND NNNM 7PN 1IN JNAY DN 12D 6-) 3 TITINY ,)PINN DY N IV MPTN
91 ,PYA0N NDNN NMIYAYND TN MNVN ()PXNN DYN) M) YNDIXN IPTH MIT 11 )Ny
PV NPNDY MPTN TIOND NVWY NNOWI MPTNN INY M) NYYY

MPT DY MOIDN MOYIN NV HNK MITIPI 10 DY D¥11) Y0DMOVON MIND NN MTNNI
WY NIV NINOVA DYV (1 NTIIY) ITTN 31NN 0.7% S N»HYY NXAN Y NINN VTN
NTMY) 3.7% IV mymnNay, (2 D7) 4.0% xo0 OLS mnxa 9Ny 1290 Nptn M) ndyan
T TPIND 199 ,OLS mINa nHYN 2955 NIWAN PO 0Y MTTINNN IV mnx 0 990 .(5
NDY POAN DXPNNN DY VI MOYIAN NYIVN TN MOYIN NYY NIV MNOYVA .INY
DYTRINDD PONY,MINYT MINIIN NN DIWI) MDD MDAPN MITNKN .(6-) 3 MTIY) NPNMN

(2 M523 P5N) N O

DOIN YAV MNDNN DN NPADY TPAMINNDN DTN NINIWD IONMNN NI TY 1DIVIY MTNINND
DV NINN NYAVNY APV NN NNMN (ONDNN INTA NPRY) NPT NPOY DI OUYN 191N
95220 (OPNNIPI) DV 100 M2 DXOPTI VLNV 13V .INP N MDNIDN PN T MPT
MTNNL Y27 D2 DT NVLYIA MNDXN INTN MPT DY NPV MOYAN NV AWIN ,NPOY
VAP VPOAR DY KON, TY NUYIV 295 ,NMNDVYI MIP VPR DY DNPan XY X IV-m OLS-n
NIPNIN TIMNINNN NTNN DY TIIOMN 1270 ML TNNIP DV NOWIOVW NHYTITH DI DY NW»H

(.TWNNA DXONMNN NN DRM YN NN MTHNIND) 1201790 — NPOYN NNUY) NaY

TNPNI Y0 ANINY Y9, NPOYN DIPN DY WININ MPIAN NN MDIDN MITNRMD M NNY 3 NON
MY NPANI MNDAN MNVN 1V ,2ND DIPIIN DY NPAY AN MV ('R PON) DYDY TIANON
12X 11977 1PN 0NAY DXOPTI NN TV NTHN .TMININ NTNN MVPY HID MIVP DXINNN
10 5¥ 5y1) 995 MYy TN NN 1.47% DY D11 DY MIYIANND YNNI TN MPT DY DOond

A5 NTMY /X PON) DPTI2 MT DY NOPVITN MOYIN NYYA INK MTIP)

TNVP NPIMIND MTN MVTN YPNN DY MVT DY MOYIN NYAVN IR TIIND DM2IYY D35
MPYAN ,TNN TN : ©INNND DTN MY DIIPPNN — DPTIY (W) IN) JVDVVD MNN — NP
NYAYN NX NVNY 2993 JPNN 1921 ,ANY (VIIN) PIITH TPMINNN DTN AP VPINRD DY
NYOUNN DX PINTD NMIVY AN MOP TN DTN NTNNRD DIV TN ; DXPNNN DY NMDYIN
DIVN, (NN APTN TMPT DY M) NYY NDPNNIN 71PN DNAY DIOPTIA IPYYI) NHYN 2995
YT .NPOYN DIPND MDNDA NINRIID NN MDY DX 12YND NMINPOYN WYNIN DY NHVNN I1POYY
NMNMIPNI YNNAVDVLVLODN MND MTNNI TYND TN OPTIN NTNXI THIRD TN )INIY
INRNRD NN MTNRNRD DY OINN NN M) SNV APTH MPT DY MOYan MYV 0NaY
VPON NDY) DY TIN MTHNINI 19 NI DIIMNINNN DTN DY MPIaN WX ,WNN) YODVLON
T2157 197D MOV TNNIP TV MYHY NITTH DI — (N TY PNV 295 Y9MINNIN MIND WP

V1) DMVDYOLDN DINNI

.NPOYN DI NIN T2191 190 ) 12
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DY) DPVDIVVD DININI MIPTN 29N DY M7 DY MYYAN NYOWN YTNIN .2 MY
IV~ OLS ,n95vY yap vpanN oy
(NN APTA NPRY NPT HY NPOYI) PNND N9 NN MINWNN

79) PIFY) 5710 T3 RIFY) A0 TN MPT Y
MSNNN  PINN MSAIN  ISNIN A F L EREIF )
(6) (5) @) (3) (2) (1)
vV [ OLS
YOOIVVD NN MNSI .NX
0.011 0.367 0.072 0.006 0.407 0.074 ™moyan NYw
(0.022) (0.063) (0.024) (0.020) (0.068) (0.022) ™MOI9N
125,368 163,148 288,516 125,368 163,148 288,516 NPAXNN 190N
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
U3 MN%Y .2
0.010 0.438 0.076 0.018 0.494 0.091 ™moyan NYw
(0.022) (0.095) (0.024) (0.019) (0.118) (0.024) ™Y1
142,407 120,038 262,445 142,407 120,038 262,445 NPONNN 190N
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 POV DANN P 1999) .2012-2000 DNV NN DTN ORINI NPNRY) NPT NPDY RN NTHIND NDANN
MYYAN NYYY NN NININ 7PV MZYIAN MY MO PIND 1YW DIPN 933 ;2000 NIV YNDY INT NPT
MPT NPV DNV (DX DX MO 5-1 2 MTINY .(£-2) DNIYIT MY DY N9 MNDIND INPTN MPT DY PVIIN
APNND ANNK 7PN NYWN DNV (DXWN) D7/ M 5-1 3 MTIIY ,)1INN Hyn 7190 2000 NIV YNNI
OINWNM,NPOYN NN N NN TV-nMay 5 vy OLS-n M2y 1 nXNIWN S mMTNND 951 910100 mnwnn
913°92) Y N8N TN MPTHY (TV-n my1nxa »1nm OLS mymnNa H¥192) ndv1on MIoyan MYy 0N 0>110100
MPTN HY DONTNIN DIMINNDN , OOV DY N9 NN MPNNN ,NNOYI VAP VPIN 19I (DY) MY SV
IIND NN MSDIPHN JPNN NPVO PN (YMYN TAY SHTY DN ,NMPN ,D>ITHN 1901 ,NLWN) 1DV

.00 NI YNNSVLDIOLVLON
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DNDININ TN WITYI MATN 2901 DY 19T Y MOYan HYaVN >IN .3 MY
IV -y OLS , w515 29908 M{%0 oy
OMDIN T NPNRY NPT HY NPOYI) PNNN NI NONN MNWHN

793 PIFY) 5719 T3 RIFY) N0 TN MPT WY
MSNNN  PINN MSNNN NN +139YA YN28N
(6) (5) @) (3) (2) (1)
vV | OLS
APOY 2920 0701 100 YV UYTI2 NI 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) ™MOI9N
67,034 77,662 144,696 67,034 77,662 144,696 NPAXNN 190N
2,345.15  5,551.88  2,974.73 1st Stage KP F-Stat
Y0DI0VD NN MN®Y .2
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) ™MOI9N
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 MDY .3
20.007 0.195 0.074 0.008 0.192 0.072 ™moyan NYw
(0.029) (0.050) (0.030) (0.023) (0.049) (0.024) ™OION
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

D2 PNV DMK P71993) .2012—2000 DIV PNDIN TN ORINI NPRY) NPT NPOY RO NTINNI NN
7> 2000 NIYA YNDIXN APTN MPT NYY DNV (D)) DN MIND 5-1 2 MTIIY ; 2000 MV NN NPT DT
YV MDA PINN Y DIPN D32 .JPSND NINNN 77 MY DNIAY (DXWN) OVN MDD 5-1 3 MITINYY ,)P8NN DYN
MINWNN.(£-2) DNYIT) NIV DY NN 3D DTN NIVT Y PV MOYIN NYIYD RO NINDN NPV MYIN
,IPOYN NN NO NN L IV-n May 5 axnwn S sy OLS-n May 1 axnwn Sv mnd mMMHNND 931 91000
AT T Oy (IV-n mmnNa »minm OLS mymnxa 5¥193) nd1vaan moyan 7w 0N 012000 DONYNRM
DY 72197 1390 MOUPTNNIP TV OOV NYTTH DI ,2IWN1Y YR LPAN 121 (DY NIV DY IN9T) YN
9901 ,NVWN) 1I9NIY MPTN DY DMITNN DMNMARNT ,OOMVY Y N2 1IN MINNN TN DTN
NNXIN TAVINNDD DTOOD NI MSDIPH JPNN NPV PR (IMVYN DAY T NN ,NMPN 0 TNN

.D» N2

Pyo2 DININDN T AN YOP PNNN DY MOYAN NYIWN NTNHNI 1AW MINNY DIV DXANN NN
MINSIND ,IONY (MIND NP VPAR OY MTNNA T NNIYD) MNRD NYAVIN INY DT PON
INNN NN NYNND DNVLP YNN NN OXTOINNY MTHDN 3 MY YV -1 72 DPYNI NN
NN OXTHIND (2 MY) MNTIPN MTNN HAPNNY N3N TION DX TNIND ITON) PVDVLVLON
MTNIN INNDIY AYND AN OPTIN NN WIAPNNY NIRD OMIT YN YODOVVDN MK
YNNI MPT DY PV MOYIN MW DNRD MTIPI 10 SW 7MY 55 MnTpn
JV-0 MmN e NN (N80 INTN MT DY 7HONY M) NDNNN NYY DNV DIINNI)
NTNY ,3 M) NHXNNA YN PVDVVDN NN 0NN 1.95%-) 2.18% DY DXPNN NPLYD

(MINNNA -2 ©PON,5

NNIWA VTN ININ MIMANND NAX) NPRY MNYN HY NMDYN NN DIDIYN NN 01D
repeat) 7NININN MY NYWN)A NPT DY IN,NPOYN NIIYI 1YW 1IN DY MPI9 MYNNNI
MOY NYY N2Y MTNIND NMINNIN NN PNND 4 MY .0XTHNN PON 20 P NIVAN TWN | (sales
NN ,0PTIN : NPSIMNIN MM NNN D2 I NN IPTN MIT HY PON> M) YNYNNN

13 yim »oovLVON

1IDMIY NPT P TR MIND Y DIWN ,(3-) 2 NMIMDI) 129 OTIP NHNY ITND MNY MITNAND NINKIN ¥ Ny 13
NX OY9) AN NIPNIN NNPN2
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3 MY NPT (551 2 MTNY) P20 VAP VPONX MDD, MADNN MTNIRNY NI 4 NN
ININD AP VPAN IN DIDIAN MYXNIN NIN MPIAN JNAY NINRD MNYT MIRIN MOV ,(6-)
D10 NPT NNI2 MPID DY MTHNL DMIAPNNN OIXTOIND ,DIPN Y1 .(4-) 1 MTnY)
M2y 0NN 1.65% SV MDY DY WIANN OPTIN NAY [V 70X 130 NN ONND NYpNna
DXNPON TYUNI NNIY PNDIND APTN MPT DY NPVION MHOYYAN NI HINK MTIPY 10 DY 5171)
NIN MPY9N TUND 1.43%-) 12N NN XN NMIPION TWRI 1.79% ,019919 NIYNNIND NN DY
0.2 NN D35 PADNY NI MR MPTN INDN MMINNI NPINIVNNY NN .NPTN NN

DTANIY DXPNND NMOYN HNK NTIP)

ININIDIN NINIDY P2 NPINTVNN NN AP TN NPT YOI NPMITIND INIXIVIdN N1
YMNINN IPTN NPT HYW NYY NDNNODHN DNAY DININD 1N M) RINY 00N DY 190N
DYV P9IMNNNIN MPIAN NIV, YN OPTIN NI TV-N MTNX DX DX2WNN NN ,INY M)
MOYIAN NYAVNY NIV TN 210N YTDIRNY,ININD . NIIYY NP2 NNNDINND , 012100 NMYNNNI
DINKN MTIPI 10 DY NPY HID 1.95%—1.47% S DXPNN DYDY XIN NPT YPNN DY M1 Oy

SNINDOINDNN TN MPT DY NPV MY

DNPNMIN MTIN? YITYA MITH 29901 DY MY DY MYYAN NYIYN 1IN .4 MY
IV-1 OLS ,mA90n MINPOY )11 ,09P100 99 MY MP29 mn9)
(NN IPTA NPRY NPT Y NPOYI) PHRD NY N9NN NN

(6) (5) () (3) (2) (1)
1\Y | OLS
APOY 2520 091 100 YW D192 NN N
0.143 0.179 0.165 0.199 0.218 0.187 mdyan Ny
(0.040)  (0.029) (0.016) (0.036) (0.027) (0.015) VI
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
n»T 121 MOVPTNNIP NPT )2 MOPTNNIP Y9N MPIAN
YOOIVVD YNNI MN’ .2
0.286 0.306 0.297 0.353 0.374 0.372 mMoyan v
(0.096) (0.073) (0.078) (0.094) (0.072) (0.071) VYN
44,099 44,116 44,116 44,099 44,116 44,116 NPONNN 190N
73.75 175.86 99.63 1st Stage KP F-Stat
n»T )1 U"N n»T )2 OI’N S9N MPOAN
VNI NN L)

0.329 0.380 0.351 0.444 0.475 0.464 moyan N
(0.102) (0.105) (0.109) (0.111) (0.110) (0.104) VYN
32,817 32,829 32,829 32,817 32,829 32,829 NPANNN 190N
65.23 79.42 46.64 1st Stage KP F-Stat
n»T )2 v N7 )2 v P9IMININ MPAN

DN PN 2000 MYV DXINRN P 1992) .2012—2000 DIV (NN TN ORINA NPRY) NPT NPOY NN NTHIND NPONN
PIPVIAN MYYAN NYY” MDA PINHD 1Y DIPN D2 .1PT2 MITIN MXPOY P ,)0NDN DT MPT HY 1PON M) NYOY
MTNND 932 920190 MINWNN .(£-2) DY MY DY NN I NDINN INTN NPT DY 7PV MYIN NPV NN NINON
oy (IV-n mymnxa »mnm OLS mymnNa 51192) n1P0190 Mdyan MYy 0N DX1P101H70 DINWNRM ,NPOYN NN NI NIN
VPIANY) DY TIN DY 72191 127D MOLPTNNIP JY IYIOY NITTH DINID 197 (D227 7Y HYW 7INT) YNDINN INTN MPT
DIMANDN ,DMOMY DY NN 1120 MONNND NV IN PNIAD WP VPON IN YVIVOIND VAP VPAX ,(1W»Y Nap
%99 MXNPN JPNN NPV I (GRMIVND 1Y MNTY DN ,NMIPN ,DTNN 1901 ,NVWYN) 1INV MIPTN DY DONTIN

.00 NI () PON) VIV (2 PON) D7R/(N PON) P2

MI902 DINSHNY NNV .3
9WN ,Coulson and Li (2013) Y 1 XN N2 7Y N2 NVUIAN NIRIIND DMNIMPN OMIPNNN PN
DTN NN 4.5% HW MDY INNDY NNOYN NN OYaPp DVPINa OLS mynNa wnrnvn
SV DXNIPNI DIIN NITININD ,NNIVI MIT DY MOYIAN NPV HINRD MTIPI 10 SW 51 71) 535

16



NIN VOV NP 0N TOIND L(DOMWN D321 MPTH TINY) YPIp YIS 0N 10-5
NYOWN YY NP XY DINTIP DMIPNNI DXTHINAY NN .1.95%—1.47% S5¥ NNV NIND
,I0Y YTTIIN SN IPNNI MTHRRIY T ,DXPNNN YY NNDWA DXT1 2MANNI DMPWYN

ANV MPOYTH IR NPHINN MTHNN ,NPOYN DIPK HY MYIR) 111 NP9 DN

TN OPNN DY MNDY MMANNDI DMNPY DY MIYAUND 1ITHNI MINIT NOY MITNINRN NINYIN
9 DY NN, MINND IYND INY O1PMIN 9D N2 N2 WY MNova D Nrsn Black (1999)
.2%-52 9N DAY MPTN SPNN L(DNPNA 5% YW PIM) M1NIL INY DV DO
MOV MPTH oMY DXPNINI MPT Pa omvn Campbell, Giglio and Pathak (2011)
MO MNP MVT DY PNNN DY 6%—1.5% Hv DY nyown 0N (foreclosure)
N2YIPN N2202 MPTN PNNA 16% Y M»YY XN Autor, Palmer and Pathak (2014)
DWINN ,NONN IPNNI DITOINRD .NPTN DY DY MPON NION INROY DNWN 10 Tonna
DMYNI) DMTHNNI OMNT ,WON YD553-5N72N YPIN N2 OPWN DY MPT DY MDya Nysvwn

220 DMIIPNNN INSNIND

(Difference-in-Difference) o*w99nn w990 HVOIWA MTININ .4

NMIDY P2 VY IXNYNN ,TPYUNT : NN TYIDY 1T NTIAYA DIWINN YI9N NVIWI VIDOIWH
P2 NNY DXPNN NNRMNND TN PIY DY MNPNN ININD DIYINT MUYNY Td — W11 ININA
YNIN HNN AWNRD ,2005-2 DNIND SNYY DY NXOPA NINIT T DY NNV ; DOYIVNN DWW
NMPNI NN MTPHRNNN 129 ;NPT INPO MIANONN NN NPYY PR /O XD 900N
A% 29 DY PRINNIN NINY DIDVN NN MSNDY PN PN NIYARD DYDYV ; YNIND
N8I YNLY NYNITY NPIN NNXIYL IVNVY NINDYD MAMWNN DX PNNT MDD MY
TN MPNHN NN NPINN T 21900 19D NWON

19YN NN OOMTIND TIwND MNWNM L, IV-Y OLS mysnNa MmN 0XW9100 w90 MINNWUN
DOXVNYN MNIND INYY ND TWUR ,YSINN MIAPYD I NN TN MPT DY MVI9N MOYIL NTNN
YY ONX NI ITHIN NV NN MTNINRN DY MIYRIN NNV 5 MDA PON D32 .93y MNYN
N TMIYN NNV DN JPSNN DY NDWN YW I DT NV VTN MPT DY Mdyan
DRNYNN MINN .75-N PHINKRD DY NIYN NYOWA HT) MOYIN NPV 1AW N1 1NN 190N
INRNNAL25-D PNHNKDINI JPXNNN OIDNN) PN MDY NPYN MNPV DNV DN ON (NNPAN)
22PN NN M) DN 20NN IWID ,INY NNVP NPIMIND MTNY DNV ,DOWND MTNNI
DN MNY DXV 2005 MINK NN 21.6% SV NMHY NNYN) ,DMOVDIVLLD DIINNY MTPNNI
DN DYTHNY DXWVNI RNV (75-N NHNKRD DY) MO MOYIN MY DY SMYNUn 517)
DNAY DXIMNN P2 NPT DY MYYAN Y NYYWIA NP DD TINN NN NIYN DINOAN IWNRD .JOP 7N
959 5.23% Sy DTN NN NOOYNY D9APN ) OP TN NPV DNV NINID 1T NPV N
N DY DY TNINR OININ 4ONDINN APTN NPT HY 1PV MOYI HINKX MTIPY 10 DY MDY
D»VDVLD DINN YV NNID .MIT N2X202 RN NI TN ,2 PYDL WAPNNIY DI THININD

P2 YINNRN (INK TMITIPIL) NPWN NI 61.24 TWNRI ,5.23%=21.6%/(61.24-19.95) : 3P5TD NIN 1IN VYDA 14
, MY NMPYN NPV DY NV 75-0 PNHINKND DIV YIDND INTN MT DY NPV MDYAN Ny w1 2008-H 2000
:NIN DPVDILVLD DINIX NN2Y IAPNN IWONN .25-N PHINKD TY DININRD YXINND NPYN NIN 19.95-)
.1.74%=5.8%/(69.68-36.31)
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DNNXND MTIPY 10 D 1Oy H9Y 1.74% Sv 0NN NMYHYD DX INNN ,5.8% DY TOIN Yapnn
.DNTIPN DYTNIND NIV XN ONDIN INTN MPT DY 1OPVIdN MOYIN MYV

MON»NNI 3N . AT N9 DY DMPWI P Mwnnwn (3-1 1 mmny) OLS-n mmnx
DT (PNDINN T MPTNOIRINND NYYI) M NI INT I JNA PNV 2IWHT INMNI MNOYD
MO0 DXNY 1P NI 9901 YNIN 9D MNYT OXPNN NN NIPMNIN NNPNN NO’NNA
MOYAN NPV NOYTI NDY N2 NNMONY NINDY P2 DXNYNIN THXD NNT ; MOYAN NI NN
P2 MNYD DX D) MO (4-1 2 MY ITV-N TR IR NDIYY .MINK MNIWY NPVIN
OLS-n Yw onD mmT IV-N mTnN MINN .NNINN NYYR 19T 09 YY NNV NODY

A2IWONINING MNY NNOY PA ANWNN MITNIND MOPN NN MPINN)

Treat * NPXPRIVIIND DY DXTOIND NN NN AT 2 DY 190N NYAVN NN LINNN 4 TPN

T HY MYYAN YW NYAWN PN KD 2005 295 77932 MY 935 ,5 MD2 MTnNa o [Ye4
YPNN MDY DYNN RXNDD ,NINNYNN DIDVN MNP OXVN P2 DTN MPTN > PNN DY
VYOI NI 9NN YNIN NIAPY PO NNIND I NPYY INRD 1PN, MINYT IN P MPTN

99 NXIAPA MTN DY ©OONN DXPNND ,NPDN NDY 21901 NP MDYIAN

M%7 5y MYYAN NYOWNY 2IW ININD MMV 122 DIVI9NN YIDN YTIIN .5 MY
NVION MHYAN NYIYWA MIVPY MDIT) NPYY DY MNOIY )2 ARNYN ,M9TN 29501 by
(N2IXN YT NPRY DT DY NPOYI) PNNN N IDNN MWD

1A% OLS 1A% OLS
(4) (3) (2) (1)
YODIVVON NN MN?) .N
0.069 0.075 MHYAN NPWY) X (20055MW)
(0.017) (0.017) (V8NN M)
0.058 0.081 ™MOYAN MNPY) X (20055NHV)
(0.021) (0.02¢6) (75 PHINND M
25,186 25,186 87,287 87,287 NPANNN 190N
0.733 0.743 0.723 0.724 R2
N M .a
0.124 0.124 MoYAN NPY) X (20055MIV)
(0.022) (0.021) (3NN M
0.216 0.221 ™MOYAN MNPY) X (20055NHV)
(0.044) (0.037) (75 PHINNND M)
25,642 25,642 68,558 68,558 NPONNN 190N
0.784 0.764 0.748 0.749 R2

DN NNV DIMN 77199 .2008—2000 DMWY NN TN ININA NIRY) NPT NPOY NN NTNNI PINN
Syn) 91T NPY NNY DINN 0) DN PHY DX2IWMT PNINN TN MPT DY JPINNND MY NYY 2000 MHva
NNNN) YOP MIPY NNY DX NN DN 2008 TY Y NN NTN MIT DY MVIGN MOYIN NYVA (75-N PHNKND/PISND
0N DXP2ADNN DINYNM ,NPOYN NN N XIN MTNNN 932 920N MNYNN (NHINRNNA,25-0 NHINNNI/ISND

YNIN NMPN X NI MYYIN NYWIA DT OOV DT MINPRIVIND ,NINI MTYIAN NYOY DY DOV NIOYD 0T
MPTN DY DINTNN DIMANND , DOV DY 192 1IN MYNNN ,2IWMD AP LPAN 91,1 IR 1IN
DTN NN MXDIPN JPNN NPVO N (IMVYN 11D HNTY DN ,NMPN DM TNN 1901 ,NVWN) 1INV

.00 NN TAININDN

18



2)W IMIND MNIY 152 DIVIDNN YIDN STIIN .4 TN
755153 N9 99121 Y83 2530 MITN 3NN YY MY YY mbyan nyswny
v OLS

Log(Price)
1

o S
-

\

T
|
|
|

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
Year Year

YD ATNIN DIV ; 7Y X DIV TPXPRIVIND MINVH DY DITOIND IR MNP DMIPNI MTIPIN
NPHINRN Sy 771 2008—2000 DY 12 7NN APTN MT DY NPVIAN MOYIAN NYWI NTINY
NIPNIN NDPNN NYINNIY DIV P19 MITNNA (MNXNIYN WX 25-7 PNHNKD TY NMYD) 75-N
1IMNYNY DOV PN DNV DX2IWNA NDXN DT MT DY )PINNN MY MY DN 7PN
NN N NI 20NN MNWNRN .2005-1 INN HOTPD INDY YN L ORNYIM NDVN MNP
VIAP VPAN ,MNPRIVIND DN DPADNN DINVNIM (0NN DTN DY NPNY NT) NPOYN
9901 ,NLWN) 1INV MPTN DY DONTNN DIIMANNDT,DMMVY DY 1IN 11720 MONNN ,2IW»D
DMIIND DMNPM YN 232 MNIPH JPNN NPVD . JIN (AMWN AT OXRTY DN ,NMIPN D3 TNN

.95% HW 1INV NNI2 THDN NN ON

09YON 02999319 MIVI9 .5

NNMN NYYNY NHWNRNN L(2005-2 DNNY) 712 IR YNNI NITNA DY DNIND INYY IUNRD
TIWNY 192 DIPN NP DXAVIN JIPIT INDIN INTN MPT NN VIND TIMNIYN NNV
PWTHNRY DXPNNN MDY TN .7 1IN T ,I0I9) Y NIND IPTN MTN NI NP Y93 TInay
GO NPY HI9Y YNDNN APTN MPT DY MVLION MDY OMNYY DXONYH NPND O
DYDN DMV PNY DXVIN NN .DXIAYVIND NNMNNI MDY ,NNOVN NN YHINNNY
P PNV NPT MPT DY TPV MOYAN NYY NI DT DT 1NV NV IWNINIY
LMD YT DY PIRY) MPTN NN NMOYD DMNNIN VNV DMNVY

TOPNNRIN MANYND MPT DYDY D NN DNV NI NIWYN :/WINT 2IW) TPNIN TN
DiPasquale ) ©3) *5¥2 0NN DN2>20H N ONY NIIRY DIVH ,D7I12IWI TUNRND AN NPINY
0”1 NDIY MPNIN MXNNL OwHNWN NN .(and Gleaser, 1999; Engelhardt et al. 2010
DN YN DMNINIY DIRXII) ,DMVDILVLDN DININD ITHNIN IWNR 5PN NN 2015-1999
YNV OV INY IMYHNYN 51T D) DY MT DY MOYIN MWW DY NPON 0TI NDY NNV
MINT) MT DY MOYAN MNIYWIA HINN NTIPI DY MDY HOW N (03127 PONN) 6 MY : NYANNN
N 2 3090 TOINRD DY 5TNN .(IV-N DY NTMINI) 5.4%-1 NYANNN NPV NN NYYN PLDVLVLON
NYNO DINKR OXIT IYIN D) RN DN ;INY WIANND IO YNDIND INTN MVT OV P9
7PN DNAY ORI 2005 MINN 1P YNINND MDY IXRIN 5 PN .TPNNN DAY INY
T INPN DD NON DMWY JNIY 21V INMNI NMOY NNIYD) MOYIN NIV DY 17 H1T)

.(Vyna
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9901 N3 MIINY NYANNN NPV JY MY DY MIYAN NYOYN YTIIN .6 MY

v
4)

OLS
(3)

1\Y
2)

OLS
1)

9901 N2 MIN

N335 M9°N23 NYAYNN NYY

$M9NN NINYNN

0.248 0.217 0.054 0.045 ™VI9N MOYIN YV

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

1,570 1,570 2,252 2,252 NPAXNN 190N
468 468 418 418 D/NN 190N

639.30 702.30 1st Stage KP F-Stat

MTNHNI .(4-) 3 MTNY) 2012—2002 DMWY (2-1 1 MTNY) 2015—1999 DAY YVDIOVD MIN KON NTHINI NANN
DN APTN NPT DY IPINNN 712) NYOY NIPNIN NMHPNN NDINNA NP DNAY DMVDILVLD DIINN PI 1Y)
MIVN 3D PPINNDN) PN MYNANRI NTTHI 190N N2 NMIDN .IIINRD NYIARN MDY Y2 TON XN NYIARNN NYOY
mMHyYan MY 0N MTNHRN 922 DXPADNN DINWNN /N-) /N MINPID 27307 INNA YXINHNN (NNPIN NI
MONNN WMDY MYY MI1AP VPN I NDNN TN MPT DY (TV-n nyrnNa »inm OLS mymnxa H9193) ndvaan
MTNRNRD SVDYVLON NN TV TN 15D ML TNNIP TY OOV MHYTITH DIDIN (D»NIV HY NN93) 1IN
MEDPN JPNN NPVD SVDIVLON NN NPIDYNN NV NMDIZIIRN DTN DY O) MNPIN 190N N2 MIN HY

DD NNXINI PVDOVVDN NIND N2

MYYAN NHYIYNY 2IW ININD MNIY )2 DIYIIND WD MIIN .5 9N
755152 NS 991071 Y8 2520 NVIDY NN NYASNN NPV DY M7 DY
IV OLS

03

03

02
L

T
I
I
I
|
I
I
]

o0

(4

()}
———————e

Voter Turnout

Voter Turnout
L ) ST

[t Sttt
. sl e

I
|
|
I
I
I
1

PR |

| S T——

=1
]

; P ; ; |
1996 1098 2000 2002 2004 2006 2008 2010 2012 2014 201¢
Year

=0

T T T T y T T T T
1996 1998 2000 2002 2004 2006 2008 2010 2012 2014 COIIE
Year

DRI 1NN 1DV ;MY X IV MISPRIVIND MINYND DY DITHIND DX NINXN DMIPNI MTIPIN
NPHNRD YN 1> 2008—2000 DIWA 12 Y NXNN APTN MMPT DY VLI MOYAN NYWL NTINY
IENNN NI NPV PN 0N DVN P IDD) MITNND (MRNWNL DX 25-7 PHINKD TY NNYD) 75-10
MXIAPY 1DPNYNY DV/R PN DN DMWY NIPNIN NNPNN NDXNNL Y NDNN APTN MPT HY
NYIANNN NYY NI MTNINL 120N MNWNN .2005-2 HNN 7IIA NI YNIN OIRNYNN VN
L2190 DN 020NN ONINWNM 2015 ,2013,2009 ,2006 ,2003 ,1999 ,1996 DMWY NOIDY MINIAD

MPTNRN DIYN NYY) DOV HY N9 11320 MINNN ,2IWHDY MY WIIP VPN,V X 1DV
N2 THON XNNT ON DMIIND ONPN ,DVR 290 MNIPN JPNN NPV (1989 INN) DMIYN 1IN
.95% 5w PNV

292 NPIDYNN NYYI OMYNIYN NPV 1NN TPDINI IRINN INDN MNRNDN : 7712Y7 77090
IUND TNPNAY,NNOW OWIND ONTND 21PN NYDIN NPT DR IWITYW NN TN 2T
D12 NPIDYN YNV L(WIN DPTI) DNVP DONIN) DININI NITDINNN MTHIN I2VTH
PON NN MIPAND OOTIN NP N2 WY N0 DY OITYN ,0>TH> DY MNIVWN DY VI INY

TN TIY NYAP NYA PIVNI MININ IWN (amenities) NNIVN MOVHN

12y MNOYN MDN AW NPITY SNV DOPADN VN : 19077 2112 TNIN) 1PV 71701IIN
IUN NDOYA NDIDIIND 25912 YMVN NPYN 1N ,TPYNRT .NNDY NRIID DYT9> DY NINAVN
NOIY) DOYIONN YION NVIY MYNNNI INDINN DTN NPT DY MOYAN MW NV MDY NN
IPTN MPT HY D12 DNV 1N PN NIPNIN NNPNN NPPNNIY) MNIT NINDY P INNYN
NNY NIMDWA 2005 INX MOYY SNN 17-0 2 YW 1D 992NN NN ,2IW» INMNA NN
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DY DNNDN , NV 15.00)0P DMPY NNY NIN NNIYD MIT DY MOYIN NPV OIDT) DNV
MR DMPYN NN TINND YT PVDVVDN NN 273N NNV YNIINTD (PPINNN) JINN
DINN NTIPI DY NMYY 53D 11PN 1PN NMVD Y27 DV NMIOY NNV TN DO 6 MY 1901 N3

NPT Oy Mdyan Mywa

NNV DININD TAN NN NPT DY DY INY NI OINND MDY : OXIND7T OWPPI MDY
NIPN2 ((Aaronson, 2000 YWY INI) .IT DY NPV MDY SV NPNYN MYAVN NN DWY
NOND YT1Y DT YNV INTN MPT DY DIV DIV 293P MPTN I2YN dDIAT MDY
IYIIIN TYIN INKOY NMYRIN DNV NPT N2V OMNMYNIN DY MIINDNNT ,D¥I10IVWN 17paY
NYOYNA AN P2 ONDND T MOWA IMNNY 1DOVNNY IDND IRNYNL VYN P DY
MNY T229Y .NYIIIN INND DY WHN TONN2 MTN NN 1IN NOINI NININD NYAP NMINN
N N2 DMINN MDINM NN YNONN IPNNI DRI DIPNNN DY NPAPNN NYIYNN 7D 2D

YT 0y dY

NN MYSYND XXAND NDID> MVT DY NPV MDY DVTY XW I PT777 D210 D219V
Henderson and) 1n2>202 1171 1NYY NOLIY NPINN 1XYW NIN NNOYN MDN DY NPIAPN
oY N1V MPAN TIVN MY Nww 1P .(loannides (1983); DiPasquale and Gleaser (1999)
NP OPMPT NN NI 1V MPTN MW JORY NI (2005 20T MINT) YNDNN DTN T
ANV N9 NN DINDOY DY DNRNIN L(67% NMYY 85%) DXI1DIW 1INNY DTN TWUNND
™27V ,(45%) MYOINN N NAVNI NIV ,(59%) NPTN NYIAN PN TNV DXNDVYN DNV
1Y (19%) TP ININ,L(28%) DNYNN MDIVN NN INDY YOP MY .(39%) NINI NP (40%)
DYNYPN DNV PN NIIND NN TINA PN DINDWN NAIIY XN .(15%) MO
N 3 D120 NX .19 DY MNDN MPTN NN DY NYAUN RION PN ONIINY ,NM12917v1
NMOYY NWN DN NI NI ,NNIYA MPTN I PNN DY DIXNIDVN DY NNDN NYIVN 1ONINY

PNNA NIV NPT PPN

MY NN .6

N2 DYDY NN INTI YPORY) MVTN AWV NPT Y 107977 15Y377 IV S T TH
YTPON MM DY DDINNA ,NIPNIN NANPNN INSPY MDIPN 93 MTIPY PNV T 1oyl
P2 WP NIONA PRY MININD YTYN POIIIRD TP NN .2008-) 1995 DNV PDIVIIND
N2 DNV ONDINN INTA JPIRY) MPTH NYOWA NPYN PAD (MNINN INYY) YN MnNwn
NDY NNN DTN MIT DY MUY NPWN NN DN YN MHNVHY NPVIND T NNTY,)OYa
PINRY) MPTN NPV NPYN NN IRIND NIDI 173-) TPNX . MOYIN YDIDTI NNY DV 119D NI
MNPYN NNPIYY PVDOVVON MIRD 29 TN MTIPI PNV PA JPHY 1N2 DNV ONDNN T2
99209 .NRYN MINWN DY THNDNA NIND NN TN T DY MO MOYIN NPV RN
PN INNY DIRD 1P MDWN 1DV ,1ODN DMWY NV P2 PN IWVP PRY

MNY MITHN NNN DI2X MVFTN 2NN DY MOYIAN NV DV NYIVNN YTIIN - IDDW77 NI7)77
NMOY — N1 MV NNIIWND Y MTNINL L (DMPVDVVD DIINN) DIV ,DX0VTI) MNOYH

LPONND NN OV INDNN INDINL A-10 NODI IPN N 15
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MYTRNRM PSNN DYN 7PN NIPMN IHPNN NDXNNA MNDINN IPTN MVT DY WY jnav
D21 MITN YPNN — DI MYININI L) JDIND I MINNN DIPMIN DY NYIVNN DY MNP
DN VTN MIT DY VI MOYIN NYOWIA MDY DV HINK MTIP) 10 935 2.18%—1.47%-2
DYIMNIA (V12T VMR 0.0314-5 DMINM) DIVN 100 DY DYTI2 VINOWY NTNY N NIRNIN
IMND DPTIN P2 DNLYY DXVYN Y1 TVMDP 0.34 NI MIPINN DNLVY ,DMVDYVLVDN

SVDVOLON

DOIMNINNN DIPIIN DY MPID DY MINDI) VIOV MOV NN : D97)IN2) DINFON0 DN
VPIAN NI DX TYN NRY NTIINRD .NNPIDNT NXAIMNNN MNYD OXNN NNNYN MXRIN
NPOYN IN) 9INNNN MIND DY T210N 1999 MOUPTNNIP DY DI 1W»N NN NP
NMY NMNDY P2 MNWNN — DOWITNN WION NITNIX 1D, NIND M1AP VPIN DY MTNIN .(NNNY
NYMIVNN DY IV NINS IRNI MNPON — (WMDY NP VPIN NODY) WM ININA
0YN2 DODITY Y GN,DMI)T DT MITDL DITIIN MINXIN NNT D92 TN, 1IN NPRY NIOININNIN

D52 NN M) 190N MOVLPI) DININ : 270N/ 1T TIPT 12203 III777 1IN0 PN
NPINOPRN NNIN DY PWWI (719HD2 MNIND) YN MNWNL YIDIWN TR, NPTV DPIMNNND DTN
YPAN DY TTNY NMOYY MIYINRD DN DNINIY NIRNIND MHNYND DN 10N MNINN DV
Arbel, Ben- Yv D19N)D [, 7OUNRY NPINDPRD NMTY 1900 DIPADN DX ANV MDD
YNINN TN MIPT DYDY DY MNIN2 DMPWN PN D NI Shahar and Gabriel (2014)
1M 199 PIvn . (random walk) »Mpn o110 DYHNINIVION DIWIIN NN XN NN
YNOY D) T ,MAN NN ND 2005 MY 1P INDY 99NN YNAN NOINNY DTV NINDD

DN AT MPT NYIDIA TN DT INIANY ,NNINN

PV NN PYNRD DOMDPN TING N2 DTN DN 2 NI DOVLNNNN ,MNINN 99D MY
NINN NWYW WNN S NIPYO NAND 5190 KD (DYDY 19> NNAN HWNI) 1DV SNNMNN MDY
2ANND NN APTA PN OIMIND PN MDY MNAWND 1PN D7) NNIN PNV, TIYOY
.DDNDN NNAYN YOIV P ITPNRNN XYY (T DN IMIN,MDI DT 79019 NNIVN
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