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The Housing Market in Israel 2008-2010: Are House Prices A "Bubble"?'

Polina Dovman, Sigal Ribon, Yossi Yakhin

Abstract
Over the past three years house prices have risen rapidly. Between December 2007 and August
2010 prices rose by 35 percent in real terms — an average annual rise of 12 percent, much faster
than their long term rate of increase. Against this background, concerns have been raised that
prices have become disconnected from market fundamentals and that the recent rise has been
driven by expectations of capital gains, which suggests the development of a bubble in house
prices in this period. The objective of this paper is to evaluate whether a bubble has developed in
house prices. To that end, we first review the course of prices over the last few decades and their
development relative to rents and income; we then use standard asset-pricing methodology for
estimating the "fundamental price" through three different approaches. Our analysis suggests that
while prices are somewhat high relative to market fundamentals, from a long-term perspective their
level is not exceptional relative to past episodes of rising house prices. According to our estimates,
current prices (as of August 2010) are between 3 percent below and 10 percent above the
fundamental price. That is, we do not find evidence supporting the existence of a bubble in house

prices. If a bubble exists, it is in its early phases and it is still hard to detect from the data.

This research was presented in the Bank of Israel Research Department conference on "The Capital and
Housing Markets" in December 2010. The authors thank Michael Sarel for his helpful comments.
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DN’ 2320 Y120 PPN (1) DXNWNAD MINOPD-10 11D OOYNIN NXR IINOPD NN NYAPO
NN T IRNYNN CTIRD NNV OXPNNT DN DX INPAN NIT DYDY NPT NN DY NP
2O¥2 VSINY (4) TY (2) MNXNYN Y PINYI-3071 1NDI) HNX 01

-19°1n N2 Burmeister and Wall (1982) > 5y nwy 00 »Pnna myna »i 70y KF-2 vipw #
P, non v nnad Wu (1995, 1997) > 5y antipn IXpn SY 20-0 NV 77092 PN99ONR
SNPYINND MDD
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: 2010 (1) INNWNID MINOPD-1D PP

log(Q!") = & +—— E,[log(Q/" )]+ ——log(RR,) —~——log(1+7,) 01)
1+x 1+x 1+x
~ K n*“ o
x =log(l+x)— log(x K= =
& ) 1+« &(x) 1+ RR

IDUD DTN PN DN DY TIIRD NNOVN DI DY PPN RVIAND VNI NIN K TYND

2™ 558090 1170 19w 5w (10112) N ey oo 0 ,07/RR T
Y2030 TNAN NN N2Y MINPI-1D MV N0 1N (1) IXNYNN

1 © K *
1 A1y =1+ 1)+ E loe(RR . ) — xlog(l + ('2)
0g(0"") = &( K>1+KZ~(HKJ [log(RR,.,) — x log(1+7,.,)]

.lim[le E, [log(Q,’js)]: 0 NI (12) NRNYD IWND
§—>00 _|- K

(72)-2 X% PSVINTNAN NN MNIND 212> ,('1) IRNYN ,NPNPTH IRNYND DY O)
: NN PINI DI ,0NN TN PI NI

log(Q,") = log(Q,") + log(B,) 03)

log(B,) = ——E, [log(B,,,)] 04)
1+«

PN HY PVLON INK IX PP TN log(Br) MINOYI-1DN NNIY PIY (/1) AN IO
DO0INTNN YNNI TN

N9 NaY PN
YTI2 .TPNYA NN DTN DU MBONN DY MISPNA NIN (12) DXNYNA YD0INTNON NN
DOYAPY NMON ONINVNY MOLYIN TNXD NN NN DN ONNYN MNNNIT NPPINN NN RV
YTRY PN DOD DINUNN DY PPN AR RV N D MO ARMA(p,q) 75NN
NN ONNI NP

DDONIFVIR PONND NYIAN NN XVAD NN ,0OVINTNN OINYNAN NIY NN qONI
: DIN YINN NNTO NNXRD NNX NP N ('4) INNYN DY NN

L log(B, ) 1, o9

log(B,) =

7, =log(B,) - E, ,[log(B,)]
ONXIND IPRY 127 YUY RO 7 NPDINYT APPN HND .IYIAN 227 DY IMINNN XY RO #;
DN MNPNN OINYN OY

157139 O ATRY 00PN MR DN ITF=1 1w 7 1129 1T 999 HW >OMA 1NN TARD PMVIY NPPa =

.DPID1 TIIN MV %37y 99101 & AN DTN NN Yo T4 by
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SSF-n
MNNWN transition-y measurement MNNYH MNO MY N5 SSF-1 mxnwnn nywvn

ININHDD MPTN PND DN OINYNN DY OMNNINND IR MIRNN measurement-i
TONND OININDN TPONIN NI NPTN DY) (1) IRNYA — DX0NN NNNHN NIRNYNI
NN 2237 : DX KON ONNYND MNNINN NN MIRNA transition-n MmNy .ARMA

NPT DY MNYNI MA-D ©2°0nNna ynRysm (74) INNYNL NINRD MIPTH PHna
H9009n 3 m

MINSHN 099NN .5.2
D201 DY OYTTNIN OM»ONT MIT PN : 0NN MITO YIDYI DOUWNNYN DX NTANRD THND
TTHAN OONT NPT DY J0IXD DOVNNT TTH NN OPTN MY MY 2PhH TN
55590 TTON M9 PINY DOPNNN TTT DPYTN MHIYAT MY SMPY PYD MYNNNI
UNAYND 2 NNV NN NN NYPINNDN NORYD .DPNOUNN NN DY ORI DI

OWPYN MLAPNANN NOX N NMINN NNONY NPVLINDIN NPIN D NOW (2) IRNYIN
NYITY (4) TV ('1) MIRNYNL STIND MDD ,THN .0NNVN D30 NN IV D10 MNIWNN
DOVNNYN NX N2 >IN NNIY 0V JIN ,19 11D 21D DIPYN MY MNMI,TA01 HNN NP
7 DAPNPY NYIAN 2237 192 INY TN NPND NV POVINTNN PNNN JTOIN ,INY NMI)
NN N2 NITON NN AIXPN NPINHD MM NN NPIN 1IDY NPPIM AN D)
NN DY 0709 DTN DX XIND NINT NOXR ODIPIYN .MIRNIND DY WU Yy ooy
15-5 525970 — NN NI WY TIN MIY DY ,MYD P20 — MISP 7212 YIdY IN
.IYI2N 22977 OYTOIR NNV D3PI 1T TITL.0NY

NPHRD RN AARMA 75005 5702 mIN mMDIM DPTN DY IMITO ,NINND

™27 DY YN IHAN 75 Kalman Filter-n s Tmix nx ¥80 12 998 41 naona nnsin
OXMIAY MIPTN >PNN OXTHN NAPN NPNNIY N2IY IPRNND NN NP NNIYD NINP
,2001 751NN 935 ODOOWD TN DNNVNN OPYA WIN OIN ,ITINDD DIINN O PNNNIN
2V MIVN TPXNNN P INOYD I IWIN .NPYIN NTTANN DAPNNN YTOINRD 290 DM WNNd
N 0XPNNN 29UN ROV .ININRD 0X1NNN NPDY NNNA L2008 SW NNIYRIN PNNND 2007
2008 n>>nnn Kalman Filter-n »70Ix %9 5y 5710010 900 PNNNN OINKR 20-51 0510)
DNNVSN NYIAN 2937 12 OV PIYN DY TID DI TN NI PNNN AXPA MY 0PN
0¥ OOVINK 7-2 O50INTNAN VNN HINHN TAN DINK P 0X0ID 0XPNNN OXTHN PO
0NN ,0XPNNND NTPY 1292 PPOND NILNN MMNMINKRD OPNNN DMLY NINT NN

SO0MTNAN VNN DN VAN NIPI0I PINKRD NYYN ToNNI ,DMIN

24
25

.YV a DY ©YaN5NN 52 1 MNNYNN NIV DY 0OV MDD AN
5NN P PHRY AT PN ,DVINNNY DWIN OOINT DT 0% IX TN DXITN MIYIL T SMPY Pyo
DXNNA YNINND NN IOY AN TNNN NPT 1OV P01 DOWNRNUN NN 1999 NASY NMPNN N2Y .1999-n
ARMA-1 RN .7 1910 OnTPY YD TN 2190 Ny 0XIN 9910 1 YHND Pyon amod 0y

.DYTHN NMPN 537 WY DIRTPNN BLIN,DWTN DN DY PI NDDINN

PWON ATTAT D) NMIN AYY ATHRX AMN AT 99w N1y 2
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Kalman Filter 59053 54910 299003 Hnan 2959 :12 99N
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¥ NYAUNN DX ,OTIND DY NPINDON APY ,MOPA AUND NIVAIRD Y PONL NTIHRD NIION
PNAN DY YIS DDIN NMIN IR PN 13 PR OO0 PNND DY NN 5O
NYOYN NN PNIAD PAYN VI NYNIY MTIRD PNV MNINRD ONIYN YIZYI M0INTNMN

.N2XNI92 1291 H¥IVNNN NPITHN N YATD NTIPI ,2008 12IVPIND NN 12N
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MY TY NNTPO ONYRIN DYTIND 03NN H7DYD NNIN NINPN INY 122 IPNRIN

oy ,1P1n INKRD OININ PNND OOPNKR 6.0-D 1208V NNIN IN N NNPNL L2009
ITINNYI (TPDDY VYN IMIND DXTHN ND NYYNY) MHDIX PNNY INNIN ,NMIAXONN
NP APY 09N ,OOVNN 3.6-2 9NV 71N 55I10N JTOIRT NINRD N MYNNN THN)
NNMPN D2 JI0IN PNNRY INNINNN 1D POHN ,2009 YSNHRND DTRNN NIIND HIN
OIN NN IPOYY NNDYNIY NPYOIN NTTRNND OORYNNND OY MIAPY 1T IRNIN .OXTHN
22PNNN NN JTOIN DGR, NIVMNNND NANIND NDNN INKD MYD NNMND 0 PNNS

YWD DTTINN DapnnN M N2702 7y Kalman Filter-n nonsn

APTN PNNY NN 95V P2 TN — MY JY INIVNN DY HPPIN MPI1a .6

DTN DY P OO NNMND AN NMIMIAD MIDN NPPINN MP>T2 OOPYN X 1T PHN2
TNHNN ANNYAD OXRNN NPT 5Y IRIWAY NUPXTYR INNND DT ON> DTN O PNNRD
INNYND NN 0NN DNMNN DN N2NN D218D NN INNDN DY 3 PONI MY 000
WYY VN DY POY DOYIYNN OMNINN DX 0MIMI 1PN INRI MR NIRNDD NNIAD
DOIANN TPOY OX0IIN MVNNN ANXNYA AN NDNIND TPNITTIND DY WYI NT NN ; NN
NORYY MHDN NAPEDITIN NNIN NN N PNND NIT 10¥ NN DY NPIND NN .ND TY
DTN I0W ON> DY PVD 2009-2 MNTD I 2D N2W MP>TANN AVTN PIVA IVIA DY NRYP
YT DY N2 NIADIN N TPV MTAIRNND PON 2 5Y MNAD 0N ,NNINND NVPTN PNNID
P20 T 5Y VI92),NNV MNP DI

N0 MI¥1H 299NN NN 95V P2 ONN NNNWN .6.1
MNNONN MM OXPOIN NINIT IPTN OPNN MNNIND NN 0NN OINND I9DN
MysnNa (booms and busts) 9wy MNY MMPAN SV YIVPP DN PO PPV DPNHDN
D2 YT N9 DY OOPIWAN 1Y MNYNN MNNINT AX NNNIN NPVDVLLD MYV
NNLN NN INMNNINND

VoY y¥Inn oxn mmM2 Bordo and Jeanne (2002) S8X msimnn TIND NV DO
AYNNY NOVON NTR .ANVN TIIR YNNI TMYPYD DTN VIO MMINRD MNPNN
NONMND NINK NOOY .FPXIDOP MYNINI NYIAPN NITON DV 1PRN VO PPN N2ITID
o»p oxn NP2 Taipalus (2006) ;NPTH NN NPTN IOV P DN DY APINIPYLOD
oY INPP ,DMINIPNVD ONINYN DN MM NPTH 1DYY NN .NT DN PNTNY YWY
DXAXTANN NYIN N VWA NPHMYIN .Y DY NN OY dIPY ONdA ST YWY
PN NYPY DT THNRD MNYNI NIIRD NPININVIVDN NNON TIVL,0¥9 552 0MININ DINPN
07NN YIDY XIND RN NUYI XD DI 13 10N .MIXP 0XTH MNPN MYINNI NN
NP NV NN NVPNN NYIN NPINIPKLDY OYIPHN

NIAYINKN NDIND O’ PTIN MNYNN MNNIND NX TNMI IR VIPIZ NINAY NVIYN
YU NAYPP-IN N NNYP NNTR NYR N NPTV 25 owd v HP 0591 vy mysnna
NPND N2> NOIDNN NPV .NNIINNA PHNN NPVDS ONINN NN NN NPRY PP Ny
TP DY NIA0ID NPRY NNINDN NMVD ; (NPIVINTNG) NPTID? NPIIDD MO P DY NN
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3 P79 DY MWD PONA /P00 NOYTY RONY NTN ,NYIAD NTIVN HPND 119132 1K 030
NIV DY NNPAAY NNIM N NVOY .NNINNN 1PMVDN DY OWIVNN DXDIND NN NI
INK MY MZIAPNNN MINRYINI NINN PA0Y NP1 DAN,0I0VNI9N NPNIY

.00 0 xN Adalid and Detken (2007) 58N 181070 139 TIND DRYT MNMIN VXY
NPONN VNI NNIAN NXIN) TINKD NPIN NNID NIXPN TN NNPNI YAT NTIPI Y MY
NMND TY OONINN THO DY NIVINHDN (0NY1T 0NMA S1pnin 1,600 N> 100,000 Sv
NIDINA NNINNN NVID ONINA IMN MNYNN DY 53192 NHNN DX 0NN 190 INND .NTIP)
Y 129 99001 AMDN N N0HN MM DY MIRNINT PHNN NNV DY ©O1UNND TR0 NN
NN ,PTIIN MNWAN DY PXIITHN MODNIN ,OWNT 7PINNT MNYD NPX 0NINIY D>IVNID
TR Y NIYIND NN DNN IN DDIN AN OONA 719 9Y NNPAN TNN ,N0INN DY Nponinm
NYNI PNN HMVOD MON TRON NN 2T (OXTHN 232 WIAP NI IP ,IMDI) 121D DXTRN
MD?N2 MY PR MRNND 2D AP 112 55331 VR 0I0VNIZ MY’XI MP>TL 1900
SV NYAPY MY INY N OO (ONPN DY 0MNN 0NN D) MONN MNYNRN DY DTN
Y20 MOIWNN LANT OY TN .APINNN 0NN NYIN DN NIAVINKD TNIY NIPNN TIN
MY MITHINA NPY NIND IMNINKRD NNPNN

APINNN 10N NPNAY MYNI NPITa
VNI AN YA ; TANIN NOIDN IP DY NPOINNN DTN AR YR T 90Nn19 HP nnan 1wona
NNIZ AN NP INY DPIN TPNN NYAPNNT DNMAN INY DITY A-¥ 53D LA-1 PO
1921 L, ONPHRN DITOZ ANV NANP PDN NPOMND NITON INY JOP A-Y D3 INYD
PN A DY DY NN LINY ANVP P NN DOINNN NPNN NITON DY NPLON
017 ONN NIY .OPTIA IMNX MNYAN NN PIARNT NINND THIND ONMN MPTNI
NN YN NP PIN INND TN DMNIND ONMNY 535,00 ,A=1600 1N15 52790

9 917 90179 PNAD NN L,NANV MIDIN MNID IRND DXX)
DN D NININ DNYY NYAIN VYN 29 DY MITN PNHNRY NITN 9DV DY ONYH NN

Maravall and del Rio .(1 99~ mw 15 7y 10 ¥ , 50N> 0N 0NN PIANRND M
DY NMIND ODNN OYY MMNY APIPTNT 0N MY A DY DPNan ax omma (2001)
A N5 NN OININ ONINND DY DINYN 1Y 7D NYIY ONDY IR 0¥9INN ONY NYIVIN
702 NN A MY 15220 0NN N1Y ,0VI1921,07NY27 0N 519pNN 1,600-110 10 HITH

SV PVLON AN NN ,NPINNN TOVNID NPNIAY PYNYN-TN 555 PRY NI .10,000-5 ¥ 57N
D”2OVOR DMIVNIN 3-2 YIVOY T DY WY NOINNND MPTN XPNNZ NPTN DY O

O>NIND ONXINN — 10,000 ; ©0NYII 0NN NIY 555 7172 52PN — 1600 : HP-1 78195

YPNNI DAY MIXY DY MNPN NN OOPOIVD DMINND 19911 INY 100,000-1 DN
Ra)lval

23



HP 50301 19510 99019 175Y 192 0N HMVO 114 N
NN 1P NHOD Y 720 MY, 09329 60 YW N¥I AYPN TN
2=100,000 2=10,000 A=1,600

3

5 5 8 8 88

&

8

5 5 5 5 8 8 88

8 0 R 9% 9% 9B 00 02 04 06 08 88”90‘‘92”94”96‘‘98‘‘00”02”04‘‘06”08H 88‘‘90‘‘92”94”96‘‘98‘‘00”02”04‘‘06”08H

THO 5y MIPTN PNNY NPT DY PaY ondn MY NAvnnn HP noan DX w80 14 99
oYY ,NPONNN IVNIAD NPIIVARD YIDY OY NN YIIN NTIPID Ty (0M)Y 15) Mapn 60
DOMIN N 51T IPONNN I0NIDY 500W NDIY IPRDND .NNIND ADN NNX JPN NNV
197 A=100,000 712Y .FTHNY THON MIMIHN MVOY MOV TTIN DN MTHNM INY PN
TR DT PHN IR DPTD PN HONY 712X 17T I1DY INYI ,NDYN 297D NMVD MIND
DY NPT YPNN ,THN .OMIONN NNY IHYRI DONNYN NNY PO (NPTN 1DWD mon
2y N2APNNN INNIND ININKRD MY OYYNN NNY YNNI 00PN NPT 1DYI PO
NN ,A=1,600 IWND .ININKRD MY PI NINN TOON NNIN NMVD 2 G ,NNYT A=10,000
2010 YN D N ,THON NNIN MOV PR 199 D9 TT0N DN NINNINND TIND NPT
STINY NPPNN 0N TIY N2 1PN, NI PR NPON> NI NPV NI

HP nm3m1m D949 99nnh 475Y 12 0NN N0 :15 99N

DNNJPN NMOV DY TN0 NN, 0939349 32 DY Hy) 1PN TIN
A=100,000 A=10,000 2=1,600

: mﬁ\/\/\ﬁl/ 5 Wu’// f\
4 [ N\ ./ 4 /f / \ _///

T T T T T T T T T T T T T T T T T T
1985 1990 1995 2000 2005 2010 1985 1990 1995 2000 2005 2010 1985 1990 1995 2000 2005 2010

;YD NOIPN TN (60 DIPNY) 02T 32 DY INY NINP NYI NMIPH NIY DINN DY "IN
NN ONN DY NN IRND XTI PPADN TIIN DAN ,00W NINK D910 WX, DNIY INNY DY
3’01 P21 NP MVP NPND MMAN AN NINP NNPN THO DY NIAVINKN JPNN NMVD
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60

55

50

454

401

30

25

/
35

NPYTIIY 1D IMIT 15 IPRD NDWN NN INY DITI VY NNINND VD’ D91 ONNIY
DY 9YT) VY NMIPN TN MY 0 INTY MNPNI NNINNA DN N2ITY NPV .NNTIPN
92Y0 . NN2Y 0IVNION NVIVY 55 Nay 2010-1 HNN JPN NVON INY N2ITI NV VI
90 DY THOD NNI) TX DI PN NPVD 1.65 DY TNON NNI DY INY NOPR NITINA DY |70
O8I ND) 7TADN NNIY XINMI NNNND NIMI 2010 S¥ NNYRIN NPXNNT (OXINNR
TAYTA NN INID NPT 3210 OXTHN THO Dy HP-N nnin 21won 800 nysawy naomn np>7a
VDN NPT NYITT NPRI PTIN YOI INKRD 03X NITON MNNAND NN ,NDID NNPNN NN
D0y DYDY 7Y HPVLON NN NN N O) .Y IR MV IMNNINNN TAD DY P9
TIND NV ,2010 T 1983-1 1010 OXTHN THO DY NAVIND HP-N nnan 9wnd A5 ooy

TIND MOYTHIN M THNN D2 .mvinnn HP-n nnyn Sy npdnnn 201079 RN S nyawinn
NPT PNND NTN DY DN NITHNN DI 1991 NIYTY TIND JPAN NMVD ,1OX DY TIND
(16 9PN 70ON NN N8P wHN 1N 2010 YR 2D R ,THON NI TINT MIXRND) D92
NVID NN DN NININKD NNPNIY DIPHND MOVP NINVYN ,DXTHN NNPN NN DIIXPN IWND
TTY IND PRY DI PIIND W 901 01D A-N NAY NOIRN DY THON NNIZ XINKD NV 2955
NPVO NIPYN NI DMI355 0NN XT DY NIADINY 1ONY ,NMINNN 7PVOD NOX NYI1aD
NYI2N OPP NORY DY ANy >To (fundamentals) 0»©*02n 0NN T DY 20NN OHIN

L0555 0NN MYNNNA VDN NN PIDNY 1N OXRD PNIAD W

HP 50301 1910 9hnY 175Y 192 0N 10O 116 N
NAN 1PN VD Y 720 NN ,1983-2010 NDYPNHN 710 Yy
A=100,000 2=10,000 A=1,600

T T T T T T T T T T T T T T T T T
1985 1990 1995 2000 2005 2010 1985 1990 1995 2000 2005 2010 1985 1990 1995 2000 2005

19941 PNNY 19910 95 O HY DIYIVYNN BN 6.2

NN 6.2.1

DPYN 1Y ON> DY NNINNN NMVON IR ,NPTN NN NPT DY P ONPN OXRN TN »1D
oxn N (fundamentals) ©»©>02 D1 YT DY 720D NIN OXN PN W IV DY NRYP
DN D070 MYNNND PIA0ND JNNIY NN DN DY (FHPMYNYN) 1700 NNMP
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DTN DY AN 01YNN ,0NN2 0>INX NS Himmelberg, Mayer and Sinai (2005)

¥ (Cost of owning a home) 712 Yw NPINNN MY” NN A0 (rimputed rent”) TN
TIN N NTIAY YY DRTIPN DYV NYNNYN N DXDN NNHN ANNYHN NN NI 1T NY)
ANPR ANV NPT PPN 9 NPT IOV P WP 9Y DIIWUNND DNINVN NYITH

20930 NPINN MBYYY HPWN MPYA MWD PN NN NPTN DY 1N YN

Imputed Rent = Cost of Ownership =P, x(r, +t,+0, —g,., +7,) (11)
NPINN DY 0NN NYY — 1,101 NION NN 7 ,NPTN DV NONN NN NN P IuNd
MAND NPYNN NRXIND PN ONNT MY — g (11T NPINN MDY IN) NN MY — §, 0907

,O07IN02 OYNNN O2IINN DI, I PNI2ON N”NID ) NNPNN ToNNI NTH NN
DTN PN NPT APINND NN MOYN PIAY DN DY DOWIWN ,0%98) Y171 OPIN

SN PO MPTN OPNY AN ©N12 Ahuja et al (2010)-y Ahuja and Porter (2010)
S92 OYPNND OXRN PN (11) DRNYN DY DXIINN OO0 0XIY NAND MYNNNI NP
NI OMHANND PN NN AR PIYND NIN N NV SVIPN .NT PPNYN TN IR 0NN
P00 9272 HPYOVI MPON Y770 NOAND NDIZY VN 007X DY NI KD NN .PNION NN
OMYPN NTHR T DY INY OO DY DOOVPN NN DT 1M .TION ININN NMMVD-IN IN
22070 PON TV YIPN DY, MINTN NP9 NOD IONT

>IN IV ,NANIPN MYD MOYN AN NIPYWNN ANT NPNY NDI¥ MOMDIN DI
MANPN MIANT NINNA YAV NI AN PNNT DI YN IRNYNIY PP 09N ISP
DTN 2Y MOYIN OXR .IDIND 1IN MYXHNRI HPINHYN MOYN NN INMT I’ 100 INNROY
NION PDINND INY RNMDYNN JY 1IN INYID NYYI ROV MNPYNI O3 19110
NX NTHND . NPHN NPY AR MRMOYNN 172> AR 0) 21057 0PN ¥ NONIRD )NION
SPPRN NS MONMNN NITI KD TR, MNY NP2 0Y DXMD) 1900 01N

23 DMMDN OONINA NN DY P XOX (Property tax) N7 NPIND 2Y OO PR IRIWYAI

MANN NNXIWNN DY NPINN N PN NPOYD NYUPN CRYI-TN) NI DY INYIYN .iIP
D) MDMIN 1330 ONMPNND PN IWAR .ITX NPTN NHPINN 12 2N TYNRY 53D ML N0
2¥ 229910 110 YT PRY P .0MDIPI 0Y0I) 10D ,07DVITVIR DX0I) DY NDNY NN’
DY 22070 MONMPANN NI KD ,0MYN OX0IIN DY JAT M9 DY OMDVPINRD NN MWV

THN

YN NMT MY DOVPY 27NN MPTN PIYa IMa Hw Ay pnaw McCarthy and Peach (2004) oy */
19> nwoq bw (affordability) #n1PIvWaN’in RN 21N H¥2N PYHR DY HDISHM 7127 11 D0 OINYN

TSN AN NI D) WY 110131 IPTH P AN IMan ,Weeken (2004) .79 15W5 1700 NNwWND
95Y 5¥ DY SV IMNNINN NN DPIOR ,)NDON HHII) NN1>ON NYON N>1IN VI, D301 DX PN

PN PNRY 7T
PN NPT N PUTIN MPTN) t ©IPNa tH] 19PN YapNKR NPT 9OWY 12 (1) INNYHD NN 2102) DN

WNY L E(RR,)=P(r, —g,) 93 (137 PPN Mypvn  APTN IOW DWYR Nmnd
/P)—1
(11

28

5¥ 099 NIPR NN (1) INNYRY MNID 5P 1% NN 980 PN nm aww Nn g, = E, (P

+1
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TN DNN DX IR (ONPPM OXNIPY) I¥IAT MOYN AR MY DTN NPIND MY
0N O2YNNZ 152 1951 YAT 9 5Y NP NPT DY INONY NIND 172 (DOWITIN DXNIDYUN
NN DY YXINNN NYWN DY YAUNT D157 12710 1NN NPNIN MPTN 220NN NPY > 5
NN TO5 OXONMNN XD NN 0NN ,PYN1a
ONYNND I’ PAT 29 DY ONNNYN DX PIYND >TO1 .D%IN) OPNXR 09NN NN NN
AP YN INYN VIV, NIPN NNPNI MVTN DY NAYN PNNN DY DIWAYNT DINVND
oM I N NMONNN PORON INVTY 23 NYPYN) MITPTN YOND oNYaND 1 o
DPOYN MNN — YIPIIN DY DOWAUNN DM ; MMIYNT SPNN — IMDYDIY (7POIDIIND

PNNRN DY OWAYNI OMN YIIT P 1MW 25 OOWUY ¥ DR OMNYN NN (NDVIN)
NYAYNN PP NPND PIAY N TIAYN N NYP IR O ONONN PNNN DY (1PV) XY 2777
PON2 DWWV 29D [ PRYI MANN MIYD MUPITYIRD IIYI PNHNI NPYI YINY .ONOY
NPYI NOPN IR PIVN ONRINT NIPY WY DTN MYVIN INPONY 22IN0 DIDY ,07INRNDNIN
.
APTN PNN DY HONN NINYN MYININRD MINMD 150 TR 1PI¥) NPNX PPN N1NIY 0)
T2 00 DOV, TIV-TI1) DYnD 0NN D003 DY IPNVDNN NRIWNL NYHTINNY 53D
YPNN DY N DO APNTHN TN INY MVP NN NPTD VNN DY AYITIN IRIWAN
YPNN P PN YR Iy VI L PAINT WY MPIN MTNNND NIRNIND SYNT  MIPTH
90V P2 0NN NITIND INTI ,NYITIN NXIWNN NOTIND OO ,INY P3N 7PN IDVTM MMVTN
P3R5 0IMNND O MYNYND MIVTIN VT) PONY PP DR OY TN . MPTN >PNND NPT
Y TIIRD TN OMIPY NN NMITNN THID MVLIID 0) HVLYN NPT 2Y MDY (NYPYN ©310

:22P9Y,P 90101 (11) NRNYN DY PN MY NN POND 117

Rent,

:’/}+t1+§1_g1+1+7/1 (12)

‘
NINNYNN DY 0227597 IRY .DNYAYN DX MY TINND 152 1971 NN MNYND N7 572>
YIPX12) YNNI DMIPYI DNVPITIR NYSNNI NN ¥ 0987 PN MNNI NN 029N DPN
NPNTHNNN MYYOND PI2ON NN XY ,NVTH DY ITAYN NN DY WY 09NN

: DIV 1O .0MDVIIVIN DXUIII
Rent (+) (+) ) +) )

_ long expected expected P J
P —f(l" 1y Xgp piy > X O t,0 t) (13)

demand >
t

NN 6.2.1

MPTN PPNNAZ SN NPTN DY P O AN OXTOIR DX .ATHND NN (13) IRNYN
OXMIAY MIPTN XPNND ,TANIN DTNNN DY ON> DY (NVN 1973) NOITY MOVO YW OX OV
NYIPN MPTO MAND NN IV .ONPY INTN XY TV AN 9Gpuny nnd mond
.D0»93551 DRIV YT HY 2D HPYN NVY GPUNN NN NVID NIPN
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2010 yNNN TY (0NN NO2M 55)1) 1996 YNNNRD (13) DRNYND NNND MNNYND NTON

5y ONY 10-9 NNIYA : NPDLIIVIN NP WIGW DY NTANY NxNwnn omy oomona

A1 M52 (4 (3) (1) ©MD) MYS TPONT DI MRMOYND DY NYNIND NI NN
.0XMDNN NVIZY 533 TIRD MNIT MRNIND

19910 PN 175W ONN LY DIWOUND DININN HPNAN 11 MY

(1) (2) (3) 4) (5)
DYTEN NP 1996q3- 1996q3- 1996q3- 1996q3- 1996q3-
2010q2 2010q2 2010q2 2010q2 2010q2
NINNMNYRN Rent/PH Rent/PH Rent/PH Rent/PH Diff. from
HP
A=10,000
Np -0.81 -2.55 -0.63 -0.60 -0.09
(0.00) (0.00) (0.02) (0.01) (0.17)
NN TIONT 1IN 0.072 0.17 0.033
(03377v ¥ y¥Inn) (0.00) (0.00) (0.01)
MNNOWN DY 52N 0.043
(D339 NV ¥ YINN) (0.00)
MY O I 0.028
(D339 NV ¥ YINN) (0.00)
oV (D1 8) 1PN MOVD -0.70 -1.22 -0.68 -0.43 -0.38
Y O Ny
IR PN 1‘1’»";2 (0.00) (0.01) (0.01) (0.11) (0.08)
HY (D1 6) 1PN NMOVD -0.06 0.17 -0.04 -0.05
N9 PNIAIND NPDN (0.01) (0.00) (0.09) (0.01)
9N NYWN NV 2.52 -7.35 2.24 2.66
(@730 ¥300) - 01) (0.00) (0.02) (0.00)
vn:: m;w‘r;Nb@ 1.5E-05 4.9E-05 1.2E-05 1.2E-05
(03;3:?&‘7; ;}‘;‘3) (0.00) (0.00) (0.00) (0.00)
NPY X NIYY NPV 0.012 0.009 0.012 0.014 0.013
B Y
o 3’\7"”0‘31‘;32 (0.00) (0.04) (0.00) (0.00) (0.00)
NUNI 25 0T HNYN -0.06 -0.05 -0.07 -0.07 -0.05
(0.00) (0.07) (0.00) (0.00) (0.00)
NY Y75 T HNYN -0.03 -0.03 -0.03 -0.02
(0.08) (0.22) (0.05) (0.09)
N3 NM5NN MNVKN 0.69 0.76 0.79 0.82
(0.00) (0.00) (0.00) (0.00)
R’=0.98;  R’=0.94; R?=0.98; R?=0.98; R?=0.95;

DWwW=161 DW=0.70 D.W.=1.70 D.W.=1.93 D.W.=1.55

DN, DPMPINOD NPAY DAY (13) INNYN DHYINN D71 93 .OOMIND DN NYNIA NPPRA >
DY .DYDPINVD DPN IMDI PATN UMY DI DONYHIN PHNY NIYYnn NN DOMT 01X ADF »nan
901N — DANN NIYYN NN H2PH DOV DN MY ,DMINP DINYTHI NN NHXIY NN WNY MNNINY NNY
NPYTAN NOAPNN DY PN NPHARD MNHN MIPNT PYPITIPN AN NPN IT TUNDI D) APDPINVD
MN9) NN MPNDN NNIL NPNVPINVDI TIPNT OXMONN DI NPINYA .IPDININ NPINYD NPINPINVD
SITRND MOPNI NN NINNIN — (THX NINND
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9972 212% NMYLYN TN NN 1’23 98D ,0°MDNN 532 531N J2°0 DY NN NN
NN NXIWAD XVANHNT MVTN DY N TN SN NN 1991 NMAXD MDD DY INY
NIYIAN INY NMAX HNIOIVINR NRIYN MINMND HI5 ONPNND 1N’ PN AN NMI)
DY YO PO20N LTRNIN DN DY 12PN WIYRN P01 MT DY AYIATIN IXIYNN NNROYND
SV PN NV YN NPINN DY IXIWNN DY JPNN NMVD T DY RV NPT NYPYN
NOYTY NMY .OMNYN DM OO0 YD 0Y O ONINUNN MY 7PNIIPRD RPN
NYITIN NXIYNN AN 1991 NPT NYPYNI Y0NPN 11200 IX NPVPN MXIIPNI NN INY
YT DY NNRVIANT ,NPDIOIN MDPYIN DO YO AN NT MNYN 0) 199,07 DI NYPYn Y
20T 5w o TRYN PR 9Y 191 YPRYN WIPXN DY mIAPN Wawns Moy I8INa Nwn
(N7 90WN) NYVIVN NXIWNN NTNND OO 0N INY 01T 0NN PN SNNIWY 53D
DTN DM DY ODOW 1220 OY WAYND NN ININT 100D .HYITIN

5y MT 0N TN DY OTRYN 1NN 9Y IUNT MY PDITIING DN MPTN ININ
VNN LORNNA DTN NPT IDYN AYITIN IRIVNN 1951 MPTN 2NN AN N0 NN INY
22PN 2P0 DY Y MNYN

.02I9172 ©X2IPIN OXINN NYYI JPINND ,PIONN WY DY NPYN MY 03 5733 NRNYNI
INY N2 NN HRVIAND PAINN WY DY MMOOYY I DY DXTYN NPNINN INYAY NNDOD
NPYTAN .MPTN 2NN IWRND NPT 1DV (2117 OXTINN P OVIND NAY NNPN IP*Y1)
YPNNOY I NIYIPY 29 NDITY NYT IDUD TTINN NANMONNN PN D DY NIIWY NTIN
.20 XD NZAPNNDTN IRIND 197 — MPTN

DT ORNN MY JPNY 7T .M PNITO ORNNA PIXNINN NPTN PNND NPTN DY P 0NN
9aN 1-n PN PN P 0.8-D 0.6 P2 — DAPNNN OTPNRN NP9 DN DI NRNYN D53
DTNNT NYY STITON ORNND NI 1PNY >75 . ZN7T01 M) ONITO ONNN W INPP DY PN
MAYNN RO (1)-5 522Pn MO (2) 1V AN IRNYD THND .NN92 12010 MHNYNN NN D)
NNNYAL DXPADNN DINYNN INY DY DNYOWNL YMIYHYN NPYW PR D MNIY 177 .91
JING OY TN NP2 MINWNN DY INDIIN KDY 0X TINKD DM IRNYNDN DY 12000 NN O
925 NITON OXRNND 1D NN RID FPMYNYN DTN NI2YTY DRNYNIN DY JpNn NMVD
D091 NN YHNYN XINY TI2 NP MONN MNYNN DY INDHIN AR PXTINND 197 900N
SPRAY VNNN NRMAND OPNPN NI TNND

1T NPINN MY 5y O¥UNN 0DINN DX NN : HP Hninn N»von mysnna nTns

70 O Y NNNY PP .6.1 Pyoa MmNy HP nnann npvoa vy mysnxa o)
DN MPTN NI YO DXPOY >NTNN 1N TIRM 1IN NNIVN SY MYIUN MM
Znanm 5¥192 DRPN P2 WON 5Y MY NDN DINYN TV NYOUR NINNY 19N NI PDITIINY
O¥ DWAUNT — PION WY N0 NPT — INPN NNVN DY ONINYNIN 0NN PITID NN L0

oY P TPON DRIV NPT DY ¥ ONINT PNHBI DY DOWaUN DN 113 PN DINVRY MDD WITT IND
DO TNYN 0XPNKN

MININ 2NN ND DIDINOD MINNIYNN TINn 00D 71%323 NYPYnn S N»vn Y AN 51955 1o
Mphnam

D9 ONNYNRNN PON DY OMPNIN ¥ ON,MPIT MNSIN 1299 AR(1) mysnNa N nN

ND NS OPT (POVOIND ONYA MPTN ONDDY AN MNPV YN ONNYN DY MIYAND DNYavn
DpNNn
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AN NN DPYOU MDA (5) NV DY NNIND P20 OI92 NITH PNNRD TN I1DY ON> PR IV
V192 VTN XPNND NITH IOY ON? P2 AN XIN NINN MNYNN IYRD ,NTNRD NMIRNIN

,(N21INN) 72370 2 MW NY20NN 0PN Pyoa MY A=10,000 91y 15w HP-n nnann
DN NPVON XMYNYN PON DXPIADN PIONN IYY MNNIND NIND 2PNN SV 1PN NV
ANKY DY NIRRT SIPNNY 239 1980 PP 0w *nmnnn

NI DY NNPPY ANEPITIN
1IN DY O OXRN NN ,PIVN DY TION NN IR ONXIN OXPNND OXN PN >To3
N 08N 17 APX NN OPIDNN DXDINN 9 DY MNAN PRY NN NVID MPTH PNNRY
POINN NPIRYN SAPNNAY 29D THNIN TIWNN (NDIDNN YN DY) 53192 OMN DY NPLON
M2APNHNN NPOVON (PTH IPN) NoNN OXTH2 D20 (5) MO (1) MDD MY MOAPHND
NPLON WOR) OINND PRD TIND ODIT NPDVITVIR NP OIDN (4)-) (3) OOMONM
NNPN D2 TNRD AN NOYTX ((2) V) NP9 NONN MNYNN DX NYOD NPRY ITHRNRIN

YT IMNNIND TN DTN
NYMDN MNPNT NNX JPNH VDN MIITI NPLD PY> TMONN MY D MNIY 1)
90V ONPD ONYNND (1) MDA CTHNIN ONNN NPIMYAYND TIRD MPIN M XY OIIN
TPYNNI NANNLNNY 2009 IO HON> NITY NMOVO NI ST MPTN PPNND NPT
DX0INN AN TOIND (5) MO .I12¥2 NPVD DY PPN NINN NPRY T 2010 2¥ IMNURIN
NNINDA IWIN 53 NN DXPIAVN NIRNYNI OXYNNN DXRINN ,NNIIND IWIN NN D>PIADHN

NINKD NNPNI MHNMIYAYN NV NI XD
25191 1215 0X7171N 2Y ©X0DIAN WK MXNYNI WIAPNNY DONTPHNY 10 OOV ¥ XY OY
YT NI OPNND NITN IOV PAY DN HIPMYHOYN DT NN N2 NNINKRD NNPNN NN D)
2009 YSNNI NOPNDNN NNPN NN Y (5)-) (1) DIMD? ITHNY ,MIXIND MDY NN PN
9 DY NAN PNV NN DYV ONdN DY NYPVDN IPTL) OYAPNNN ONTPRN DY THNUND

JON NPV 1NN 17 1PN NAYNIPN IY DPNN

49 NN (7aY 19) 2009.2 49 NN ININYNNN NPV 117 PN
(P17) 2010.2

(5) Mo (1) Mo”N

T T T T T T T T T T T T
1998 2000 2002 2004 2006 2008 ‘;998‘ éOOO‘ 5002‘ 5004‘ éOOS‘ 5008‘

NHAN MNWRN K9Y DY STITON DRIPKY JPNY T2 ,MP9I NI MNYHRN DX DY N9 MIND ANNYPD
NNYHN DY IPNN DMV NPYY TIN,DMINN 80 MNAY ,NYONY M) — NNNWNN SV 13077 MY 71193
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NPVON ,NNINKRD NNPNN NN NI NPXR NTHNRIN NNIPNN IWNIY 7722 N2W IPRIN
YMIYOYNIN MNYN .NNPNN IRY X MPANNDT RN NINN MY 7PNIY NN 5192 ONdN SV
NINKY) NININKRD TMIYN NIY 22PNN NNPNN NN NIVY I INONN NNPNN DY NTIND P
Y2 0PNV TINDD 110 NON NTNINRD NYI NNYT NPLON NNMND IR TY 12PN (OXTHD
9O DN NV DY TYNN AT, NININKRD NNIPNI NNAYN TARIN MNWNY 0>II0NN ONINYNIN
AINNRD MUY IMNXIMARY DIWPN YT DY NIADINN NNRINND MIPTN 1NN NN
DXTNA (NIDYNN NYINNDN NRIYAN) NITH NN NIT 1DV P ONXN DY YHINNN TIVN
MMM L(1) NID 295 IPPONN NTHRRNND NIAPNND ,INPL NI2ITH PVDN .OOINK 3.52 NN
DINN ,IMTD .NYINAN IXIWNNN TAD2 MVP PV RONY INK MTIPY 0.1-5 NN 17 9PN
SV 5NN MPOON DIIN LI X MR IR NN NPVON JND ININD OXTHN IV
N2YTY MR 0293757 02NN T DY 12DINN ONYNIN NI>T PNND NPT DY DY 5192 DN

VOM INY PP MPHXRN PNV PA 57aNN HP 5ninn 770on X 0M12 IWNRD TIRD

NNPNN NI NPHXRI D) ,MINK MNPH NN WD NMNN IPX ININND NNPNI
PPN

01590 .7
PTYTA : NMY MOYIY LY DN MPTN NN NYI2 DY NP NOXRY NN NN NF INRNI
PION DY MOvann Muwn viby opmpr nPnNy Kalman  Filter ,nveon

IYND VTN OPNND DY OZVINTNON 22377 HXR NTNX NNIYL D203 MNNNY VIV
MMYNRIN MOLXWYN PNYN DXIYY OXRNNDNDN .IYIAD TTNIN MD0INTND 53191 PHND P2 WD
NVID NPNX MPTN > PNN NI D T Dy oowaxn Kalman Filter -y nvwn nmImn ,nsny
2008 NN DNN DXPNNN NMOY AXPY N DY NINT .SPOVINTNINN ONNIN PNMIYOYN 19INI
NPONN L, NNT NNV .PYNI TIDON N0 IRNYNL 1) NV IRNYNA 10 1IN 7PN
MY ONY 200 1DIAPNNY VRN IPYIYN TN NN NIVLMPRD ITORD INRINND MOWY
DT RPN PN DY 1PMOON 2T GR, MNTIPN

029y NM5Ya NN 2010 Ty 2008 ONYL DMONIN DXPNNN LY NPWIN DTN 9D
PN JOP R NHPNI MIPTN XPNNI YNYIAN 22397 AND ONNNA ,7NIVTH TV YD0INTNAN
2°59 N2 PPHN NNIY DI 25 NNIND NI PPYN DY 91PN MIAYNND TIN YHYIAN 25
2°57 AR MDTHN I YS0INTNAN PNNT HX MTND PRXA ALY PY INY MY IIAN
N XIZ MNIN INPON X NNYD >TO1 0N PRI OITY OPX OXIYIN ,ANT OY .II1IN
NYNRIN NV MP2IAPNNY NYX oy NMaw»nn Kalman Filter-n noowa nmnxn mNn
72002 ©PHND NTIPD TI02 PPON NN ININKRD OXPNNN NMIYY Td DY MY M
DO0INTNAN PHNT TN WA N0 NININ PINNTD NYYN

OYON DNNNI DN NMOYY NDNINT MIVINNND APYTIN DY NHNMIN NYNa
14-5 3.6 Y2 ¥)n ONTNIX DY 2N NNV NOYN MLIYWN >NV 2010 LYINN TY 2008 OMHYI
YOYNN NI 39 PNV N PR D DY ,0ONINNR

2010 My Sv MIvN PINND NI 2O N2 IPIVDIMPRD NYNI MXNYNDN NTNNRND
NNPNI NPVON IRYD NON® NDITI NPR NPT PNND NPTH DY ON DY NVN 295D MLV
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NN MXNYNN NPHORND WIAPHNIY ONTPN DY THNDNI NPLON NTPHNR 09N .OXTHN
MINN MASN NN D9 ONPH DY NPLONY T DY NYasN 2009 ysNNI NP NONY NAPN
P2 OIWPNY PMY TAON MITARD MNY P 7Y ONY .DNIPNN INY DX NIMAIRNDY NPVONIN
0¥ ONY VD DY TYNN V12T, ININKD NNPNL NHYN THNIN MNYND 0>PIDHN OINYN
oY TN .PINKRD NYYL INN IMORY OIWYPN XT> DY NIADINN NNINKD MPTN PNND NPT
HP »mmoynn 07 9nnd 0T 10w 0N SY 700N AR NTOINR IYR IRNIYNHN NPNI ,DNT
NY PA DTAND 1T INNYNL LININKD MMPONN AN I9% 19N MNND 7200 MHYND
D) ,MINK NNPHN NMANNDN D NINN NN ININKD NNPNA VDM INY JOP MTINRD
OPONN NYPNN MY NTNINI

NI VTN PN NN D OPPON NN T NTIAYA NXINY MPITIN ORINNN 010D
MTY DORIN XD NN 1Y PYNI TION M0 IXR NIPYN TYNR NI HHIMYNYN NN NPNR
NN DMND 1N XD PYTV DINYXIN 1720V ROV I HNPP I ON NN Nad
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ARMA 5905 H RN MINNIN :1 NOD)

MO 71279 ARMA »25nn wannn Kalman Filter mysnxa nyian 2507 DTHRN 78D

NTTA0 0) NYDIY NTN DY NTHXR .NPTH DY N0 ,00Y 15-5 WONIN 7MDIN ,MYd
ITNIND NINSIN NN PIN NIDIN .Y

959 (MA-1N 2°99) YN yINNa 009 (AR-N 2°99) O0»N8yn 009N 1900 NPNa

NRNNN 20 P12 o9pwnn (Information Criteria) 0770 DYDY NN TIN NNYYI MNYH
0N DTN JTNN YND NNITY (MXDN TPEPNI NJ2 RLIANKDY 193) TN ITINN SV
Hannan-Quinn -y ,Schwarz Criterion ,Akaike Information Criterion ©on NWHNYN
-n 9N ARMA »»5nn nxIn 00090 19010 nna TNYY L Information Criterion

2WVPYM PN NAPRD ITTN NYIDY 1IN oI Y35 ,ARMA(18,18) 791 ARMA(0,0)
INYNA 555 OOXRNNN OXNNHN I9DN NX NIN NYT JIPPYW NOYIN TIN MRNINT

nhianlaF1Y
N NITO 1DIND OXPNNN TTNA NOMD OXPYTN MY IVT IMPY NN NYHNYN NI NITON
1999 20N NTHNIN NNPNN .PAT NTIPVI 992 DOYTNNMY OXWTN DIIND NPT DY NN NNVIN
YNIINN PNNN NN OINRVIN NPT DY ONM 1999 »9Y .0MIMN MPNIY OrNN2 ,2010 T
ADPOMZIN NNPND NNTPY MVYN TONNI INNNIY NN 0N Y237 NTIPI 511 01PN OX1INI
LDDMPN OXIND NAY 0X PN OOYTNN DXIND MY NXRINY PVDIIVDN PHNNNY VNN NN
09N ,1999 1Y 1996 ,NMPNN NPNNI NYIAN YTTR0 ONIDN MVY NDIIN 1T DNMNY 12305
MMYT 1 2003 7Y MNALY 7152 (DD1P NV OOWTN DXHIN) NITH DY MITO NPNIAN
N2 AR TINNRD 1IN MNNNIPRN ITTO DIVPYN 997NN 111°32 IWPn 2005-10 5NN P TIRND

152 pusm nrnrD MmN .AARMA(S,3) 75005 N1 10w

INIIN NN 99W MY Nay ARMA(S,3) 92900 N MINNIN : 1.3 MY

(D117 MY 9T XMPY) DIVTNNHN/DOWTN DIIND YINT DT 99V WY 15N nvn
2010 90PN — 1999 M : DYTHN NP

maYn TN 1PN HMOO Prob.

Tmn 0.0260 0.0141 0.0644
AR(1) 2.3660 0.1499 0.0000
AR(2) -2.3441 0.4083 0.0000
AR(3) 1.0677 0.5215 0.0406
AR(4) -0.1420 0.3656 0.6977
AR(5) 0.0234 0.1153 0.8389
MA(1) -0.8354 0.1964 0.0000
MA(2) 0.1798 0.2164 0.4062
MA(3) 0.5634 0.2111 0.0076

SE of Regression 0.0087
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NYINY 1294
TINN MITIN ONIY 15-1 MY PPN DY NOHNIN 722 nwnnwn Kalman Filter-n nmnxd
TONNI MYD PDIN AR TINND NIND 7PNNNIPRD ITTH 2D0PYN .PomNn MNXIWN 0py
.23 M92 PRSI NPIRN MIRON . ARMA(8,4) 75102 07w 15-5 m21>90 Ny ARMA(2,5)

MONIN P20 Nay ARMA 55500 HPNRN MINNDD : 2.9 MY

ARMA(2,5) : navh 550N 11024 ARMA(8,4) : 0V 15-5 n°9Ns nrar
2010 90PN — 1996 TN : DTN NP 2010 90PN — 1996 TN : DTN NP

nvn TN 1PN VD Prob. mnvn  oTPn PN NV Prob.
TN 0.0018 0.0019 0.3665 TN 0.0008 0.0027 0.7637
AR(1) 04347 0.3181 0.1717 AR(1) 0.3877 0.2477 0.1176
AR(2) 0.5235 0.3047 0.0858 AR(2) 0.1392 0.1887 0.4606
MA(1) 0.4007 0.3245 0.2169 AR(3) 0.0187 0.1914 0.9220
MA(R2) -0.1239 0.0964 0.1988 AR(4) -0.0558 0.1967 0.7767
MA@3) -0.0895 0.0926 0.3339 AR(5) 0.5148 0.1221 0.0000
MA(4) -0.0498 0.0870 0.5672 AR(6) -0.2281 0.0953 0.0167
MA(5) -0.1359 0.0859 0.1133 AR(7) 0.1675 0.0763 0.0281
SE of Reg.  0.0025 AR(8) 0.0272 0.0739 0.7125
MA(1) 1.0338 0.2352 0.0000
MAR2) 0.7176 0.3723 0.0539
MA@3) 0.5065 0.3317 0.1267
MA®@4) 0.5875 0.1426 0.0000

SE of Reg.  0.0015
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