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Buyer Characteristics and the Chances of Buying a First Home:

2012-15 Compared to 2016-19

Darin Vaisman

Abstract

This study examines a number of aspects of the housing market during the 2012-2019
period. The study is based on a unique dataset that was created by merging three
sources: the “Carman” Real Estate Price Register; Israel Tax Authority files that include
the characteristics of salaried employees, including their incomes; and transaction data
from the “Buyer’s Price” program. The study first examines the socioeconomic
characteristics of first-time home buyers between 2012 and 2015, compared with those
between 2016 and 2019, including the characteristics of the purchased dwellings and the
distribution of purchases inside and outside of the residential district. A distinction is also
made between “Buyer’s Price” purchasers and those in the open market. To the best of
our knowledge, this has not yet been done for a representative sample of “Buyer’s Price”
purchasers.

First-time home buyers in the open market between 2016 and 2019 have similar
characteristics to those who purchased between 2012 and 2015. There are no substantial
differences in income between purchasers in the Buyer’s Price program and those on the
open market, while the rates of married couples and families with children are higher in
the Buyer’s Price program. The dwellings purchased by first-time buyers in the Buyer’s
Price program are less expensive and larger than the dwellings purchased on the open
market, and price differences in the center of the country are significantly larger than in
the periphery. In addition, a higher rate of Buyer’s Price purchasers bought a dwelling
outside their residential district.

The study examines the changes that have taken place in the probability of purchasing a
first home between the 2012—-2015 period and the 2016—2019 period among households
that belong to various groups. The results of the estimation indicate that the chance of
purchasing a first home increased among all income quintiles, but the gap between the
lowest and highest income quintiles widened.

Between 2016 and 2019, the chance of young families, particularly those with children,
purchasing a first home increased, partly because these families were the target
population for the Buyer’s Price program. The study also found that the chance of
purchasing a home in the open market remained stable, and the chance of purchasing a
home in the open market in the periphery even increased for the low income quintiles.
From this, we can derive that the increase in supply between 2016 and 2019 was more
significant than between 2012 and 2015, so the chance of purchasing a home of someone
who did not win in the Buyer’s Price lotteries were not hampered.
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NV P2 DM MY DV NRNIN 1 ARDN DI L(DOWIIN INOXIDIY) NPT IWIT ROV NAN OPYN
INIPN

P2 MNANN Y NN 2019-2016 P25 2015-2012 DNV DOWUNIN MIMAND PA DIRNYNIN
PV 2016-D YNNY NP ,7IPNWNRD PHN7 TPIDNN NNDN DOWIIN PIAY HWHIND PIva DOV
DNV HUMNN PIVA DIXWININ MMINNY NINTD 1NN 27702100 PV SUaIN PIvd pon) TN
MY MY 30-D 7N YSIMNN DN :2015-2012 DNV DOWIIN MIMINRNDD OMT 2019-2016
—2012 DMV 9ON 160-2 DY NTHY N2 PYWNY I NYXINND NI ,80%-D 77% P2 ¥) DINIWVIN
2019 M1 2%-51 N7 282018—-2015 ONWA NXITNA NNYY ,2014

DMWY DXWIIN MIMINNN NMNIDN NN OMY 7ONVNY PNNY NNNDNI DIV MIMINND

NN OYINT L(THPIDINN NOYS JNAY DNV SVAINN DIV DIV MIMANNNIY) NN NTPY
P2 HNNNN NAPNVY 1ON PYIND PIYI DIWIIND YSHINNI DOWTIN NIYYIL DXININ 7PODNUND
Y)Y 27P2 DIXIVIN NPV .DOWININ INDN DIYAD NNNN NITH DY PIAD NONNA NN
SUMNN PIVA DIWOID DN 2019 NIWA 27%-52) 2018-2016 DMWA 20%-52 112 7YONWNY NN
DYDY DIWAND XDV 7 )DNYNY PRI DY NINITN NN DY DMIAPY DIRIWIN NYYA DDTINN
2 9NWNY PN YY) 2P OXTD7 BY NINAWNT N 22.MINDT NTIVN 2293NY 35 DN0 NNNN
1”55 Hapna ;2019 MY DNIYNND DXMIYIN PYIND PIYA DIWOID DNXA HNX MNP 10-5a
9270 NN DI . INYRID NPT OUNT DY MXPOY N0 TIND MONWNY PNNY MNPOY NYYa
DNOIDN.OMMNPOY VINMIY [, NNOINN DN SYNN PIvN DMHNIXIVIN DWIIN YW 9ayna
PV DXVUOYIN DY DNDIONY NNYT IDNWNIDY NN’ NINDNA NPT IVIIV NP2 OPYN DY NYSINND
—2016 D71 3°NDION MIWINN 29 520 NONINN (T2A52 NMIT) DOWIIIN MDIDN NNOINN OYINND

26
27
28
29

SMIYRYN 19N NYTY NYNINNN NDIONN DN DDA 121 TH

CTIND TI03 797 2016 %395 NNDNA 1190V MPTN I90N 2014-1 NIVINR NIV NN NIONN DININ
.2019—2016 DHWA NOYY 2015—2012 DMHWA NPON 22X 11PN PO NIVNID YININ 1DvN

.DOPINN LYY

.09 DXNNA NDIIN MNWHNY 19IW TP SPWNY DI NN 1IWIN D3 o ¥
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DXVUIIN NNZANNY MIXID YN SUAIND DIV 7DNWND PNNTD NPIDN %92 ,2 N> NI 2019
MYV PNV — 7PDNYNID PN YT DY NNOINND NINIT NOIIN MINYINN 135 PWNNN Piva
STMI NIN 23 1 NI MNYINND DIINNYNN DIWNIN

DOHNN ,HYMN PIVY 19NUNY NN - 1IN 3IWNN 595 DIWNIN NN :2 MY

2019 2018 2017 2016
mv RRiaYa) mv piabal mv aialal v PN | NOION NN
YUNN ONWNo YUMN ONwNy YUMN ONwNny YUMN 1Onwno
4.3 4.2 4.2 3.3 3.8 2.7 4.0 3.2 1
4.8 5.9 4.7 6.8 5.6 4.0 5.4 4.5 2
10.5 9.4 8.9 9.3 8.8 9.1 9.3 5.4 3
21.2 20.8 22.0 19.9 22.3 20.7 20.7 24.3 4
59.4 59.6 60.1 60.7 59.5 63.4 60.7 62.6 5

7253 mn 't

D)X 2019—2016 DMYN 7Y .3 MDA DN NNYNID DT OUWIT NN DY MIXPOYN MIMIND
DMV NIV ,7IPNVNY PNKDY NNDND) PWND PIYI NNYRID NPT OWIT DY MIRPOYN MIMINND
1292 5w9INN PIYA DIWININ DY NMIRPOYN MIMIND — 2015-2012

DY INNTY DOYSINNIN MPTN YPNNN 11%-6%-22 DY) OWAND PIVA WINY NPT PPN
NPT OUIN O WONY DVINNT MPTN OPNNY DT VYND TN ,0NY NN D’NIHN I
TMOY NOYY DMINT DXNYIVA DY OVUIND PIVA IVINY MPTN O PNNY MIXID 1N 3LANYNRIYD
MYINN MPTN 22X M) O TNN 90NV P ,NMPN NMNI (D1ON DINNN) NYPTN PN
PV MYONN NPT DN N1 MDITN INY MR 7DNWNY PNN7A MIIYRID DN YA
0.4-2 NN D TNN 790N YSINNN YIINM ,OPY GPOR 160-D NXIN YINNN PNNN W HOUINND
YoM YD ONWNY PN NIDINA NMIVIN NNIND DTNINHD NIPY PPOND 1M XD NNT DY DM TN
32 .0MY DMMANND MOYI MITA 12TV

SWAIN PIY NMIYY 19NYUNY NI - 1NNUNRIY D97 ST YWY MNPOYN 239NN :3 NY

MNRPOY 1901 091N 990n (D9PW)2NY7D 9NN
NN [PAL% PPN Pwv PN [PAL%
Pnwno YUN Pnwny YUNN Pnwno YWAN
2,364 3.9 1,066,980 2012
2,409 3.9 1,086,370 2013
1,872 3.9 1,148,913 2014
2,586 3.9 1,224,537 2015
224 2,403 4.4 3.9 1,091,713 1,307,988 2016
477 1,958 4.3 3.8 1,155,721 1,288,556 2017
789 2,041 4.3 3.9 1,233 422 1,363,523 2018
1,711 2,019 4.3 3.8 1,217,035 1,371,883 2019

7251 nav t
2018 > NN2 DX2IPI MPTN PPN 2

.(1172) DR MY Ny 3t

STURNA DNWAY PNN MIRPOY NIAY INTIN NN DRNYD IR TR 05NN DX 82
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NI, NDOUN TIVN DY INKI OV DDA DY INDNAY ,NMIDIND MTIN DY DXVIWN DINMNN
,IDINN NNONI MITI WIPAN D DD L07N07) DRIW SYPIPN MYI NNDINY DXIIDNN
ONYHYI INY MY 7PN, NMYRIND NPT 909 PAY MDND DXANNWNIN 190N P2 DN I TNHNN
N DNMND TP 7PDNWNRY PNKDY TPIONN NNDNA YHOINY 1D 3 7719991 JWND 3331591m2
DY NNDNI DT DY WINY MITN DOWNIN MIMAND IR TINDD 1Y) BN N NN 9Pyl
VIPYD MON NN PN T 31991901 MDY MDA PYANN PIYD INNWNA 1PDNYNID PR
LDONI TN XIND 19992 MWD

DOV MINXIY N /X NODI'RL MDA DNXIN 7171951997 15709 IMIN NPIYNA DIVWIIIN MIMINND

DMIYT 2019-2016 DMWY OWNNN PIVA DIV MMAND L3599 M99 P MXPOYN MDD INND

122 MONWNY PN P2 DIWIIN MMANNDI DDTINNY 1932 ,2015-2012 DMWY DIWIIN IIMINNY
39997 117919599 %95 MDA D) DX NPHINNT 11992 NIV SVNIND DIV

MONYNY PN PAT SYNT PIYN P2 NITN PN 36YNNNMN YN ,15702Y DINID OINMIN
7171992 7%-2 DY Y9 DNNNN DPY GPONR 80 NNMIYY NNY .15%-3 DWW — HPY PN 240-2 NN
JYINVND NN OWINID [4%-2] DPYW QIR 60—40-2 DY PN 1N 111977191 DIMNNN PHN DIIN)
TN LD 19 .90 PNN XN ODNKL TR PNIYAYI 290 Y92 123TH DININ ; (NNINN DY qON
19992 NMINNNN 399102 O TN 0.6-52) M19I192 DTN 0.4-52 YNINNI MIITH 71ONWNID PNNIa
DN °212 NIVNA 39992 DOVPIVY MAIN YIPAD NN NIRIN DI )1 17197192 NYNRND MM2IN
395 NPIPN OXPNNTD P RNV NITY ,NMIYII MPT DY NNY 1570 DAPYN DXPNNN MY
DYMYNYN DXPNNT MIVAY MINID 1N (N NIDIT b'NX2-Y @/N2 MINMD2 MININD MNIIND) DM TNN
DIMNDN DOYTAN DINMP 190D MPI9I9N P2 (DOVINNA D)) NP DITNN 190V Y15 ANV
377999792 1991710 P2 DXINNN Y DDTINND NN 20N DN PR TN ,MPTN D>NNna
395 DN NINHD NN NPT IWIT BN 1Y NINHN 13D N PYN DY NHDINNN NN O NN2

MNID NINSIND SN PV 7PONWNRD PNR»A ,2019-2016 DMWY 2015-2012 DNWA NN
4 Nva

LDYYTI PNONA NN MIND : 7PN ; 1IN DOV, DIAN DN MDD DM »

L1990 71979 P2 NPIYAL DO190N YYY,DNWN 190D MYINNN MTH 190N P O MTIN Oy oonmy
VN P99,2019 MIVD SR P32 MTY O 29,2018 MIYD DNIY D)2 MT2 DY

MY /N NADIA DNXIN 112320 MONNN N KW 71DNWNRD NN DY 1IN NMIDNNN DY NXINTN NNDIND NN
3N
.2019—2016 ysyon ¢

DYIN, D PNN YD HY MAKINTD DI DI91D1 DX N9 DINARN D) DINMP ,DXAXIN MPTN 3I»NNY qona 7
LDMN PN Y XD

35
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2012-2015 120599 HNNM 299 NNYNRAIY 1927 DIYUNIN DY NP HINN ONNDANN /N4 MY

199 BN

0191 2%aN YN 99 19N Moy 5w m
0.03 0.01 0.01 0.01 0.03 0.91 YW
0.00 0.01 0.01 0.02 0.85 0.01 Doy
0.01 0.00 0.00 0.84 0.04 0.00 non
0.06 0.07 0.89 0.08 0.04 0.03 19
0.04 0.90 0.08 0.05 0.03 0.03 1IN 5N
0.86 0.01 0.01 0.00 0.01 0.02 o7

100%-5 DINDN NMODY HIND MNP NNV YD !
L7252 M YW NINPOY 2

2016-2019 120599 1N 29Y NNYNRID N7 ©XWNIN HY NP HNN NNYONN /24 MY

0191 2%ax vn M 19N Mo 5w N
PW | YM | Pw | Ym | pw | Pm | pw | P | | e | | D i Qv
YYMN | 1ONWNT | YWNN| JONWNAT | YYNN| )ONWUNT [ YUMN | 1ONWNT | Y WIIN| 19NWNI | YWan| 1onvno 25990
0.04 | 0.05 |0.01 | 0.05 |0.03| 0.06 |0.03]| 005 |[003]| 003 |09 | 072 DY
0.00 | 0.00 |0.01 | 0.02 |0.00| 001 |0.04 | 007 |085 | 072 | 001 | 002 NoN
0.00 | 0.00 |0.01 | 0.02 |0.01 | 001 |079 | 062 |0.02 | 008 | 000 | 001 nomn
0.08 | 0.10 |0.07 | 021 |0.83 | 069 |0.08 | 0.14 |0.04 | 0.10 | 0.03 | 0.06 19710
0.04 | 0.04 | 089 | 065 |[0.11 | 0.19 | 005 | 010 |0.04 | 0.06 | 0.04 | 0.12 AN YN
0.83 | 0.80 |0.01 | 0.05 |0.02 | 0.03 |[0.01 | 001 |002]| 002 |002]| 007 D7

7292 M YV MIRPoY !
100%-5 DINDN NPT HINKD MHIXMN 1N Y 2

DIV HINKA NNYNID NPT W NINRNIN 91%-9 84% 91 ,2015-2012 DNHWIY NMINIY 1N
,2015-2012-5 NNNWNA 22X INN OWIND PIYVA DIINND HINHA DWNIN MW 2019-2016 DNIWA
DI HNHN DOWININ YW DT YN 7PDNYNY PNKR7 NNDNI WIIY NNNN 2IPaY I
(AN INN) HNX MTIPI 13 P2 DY DY 12TH , 0N TN NN LYY .2015-2012-5 RNV
PNNRY AW P2 ONINNI NN DOWIIN NPV DY (1IN DN NINN) HINK MTIP) 24 PaY
PONND DIWININ DY NI MNVYN DY DITYN NIINA XD SYINN PIva DOWNIN PIAD MPNUND
NN L, AIYTNN DNT NN PIVNAD DIONN DPIND DHINHD INK DIWIIND PON DN 0NN HIND
292 YNNI 7PNVNRY PN OWIT 2992 INY M) IYTNN DNIT NN PIVNY DMONNN NV
PHHN7A DIV HINNKD IND DIWIIN DY NIONY MAN NYYN DX PYIND Piva DIWOIN
SONVNY

—2016 DNV OYNND PIYA INVYRID NIT WY NINT DY DIMINNDNY NINID 77 ,019°00
MPONWAY NN’ NIIDNA IWIIY NN DY DININNAY 132 ,2015-2012-9 DN DN 19NN 2019
INY VYN O DN ,INY M) DIIPA DT DY MNAVNN NV : NNNIDN NN DYTD
NNHNY NINK DIV NYYY INY MIITY 10 DT DY MWD MPTN OYHNND PIva DIWNIINN
MY M) NYWIIIN M9 DMINNN
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I .3

—2012 DMHYN NMYY 2019-2016 DMWY NNVYNRID NPT WVIDID DMDPON NNV TR NI NIVNI
NN NIIY ,NMY IPODIVIIN MNP P2 NPT VIO MDD DMIYIN NNYN DX NI 2015
VDD MO NTNX MYN¥NINI

177 OO . (NNNPN 92WN 1A TY) 2020 INII29Y 2012 NI PAY NMPNA TPNNN NINOIN
INOYNIND PIVIA — NNYRID NPT OWINI DV MINVPD DXINPNWNN N OPWN P TR IPNNA NOO5
TY NPT OO PN ROY 1IN SPYN DI NN NODI MNIYRT NPT OWIT HNOXIVIFD 1 )DNWUNID NN
DOXVI9N DY MRPOYN NPNVDM NN APYND MYSNNI NYY) NPT Oy NPT .POIMDIN YD
ONONIVID YYD AWN NI PHN TINVN VINY AN PYN ,NYIIT NPOY NNMT OX .1NaN pwna
VN NNMIND DN NNYRID NPT DY

NNYRID NPT WIDTY MNDPDN MY ,NNYNRID NIT WIDID NDP0N MNNINN NN PN 1N Dy
5510 NOW DYTHN MY 1 XINN DITHN NIY )N (1 INNWN) logit 1O NTHNI PYNN Piva
:2019-2016-1 2015-2012 — MMNPNN NV N1AY ,)DNVNY PNNIY YW

M) yei = Beo+ Ele Bt,l,th,i,j+Bt,Zaget,i+Bt,Sagezt,i + Be4y_married,; +

Bt'sy_marriedii + Bigkids_numy; + B¢ ,status, ; + BegDistricty; + €

PONY NIDION NN DT NN Q; ;,NINVYKI NPT NI MT MNUN KIN Y; : t NMPNI IWND
PRI NIV 900 — y_married; ,IM2070 MNN 12 OV 100 NN agey; ,TONYN mIAN pwn

mT — District; )NNaVWN A8 MT — status; 019> 19DNY IMLVP MT MNWN — kids_num;
PN I OINVND HINNY

3.5 M2 MNXN NPIPOYN MXXIND

$TMIIND NINSIN

:TPT WIDTND MY MNP DY DN P2 DN IR DN8» exp (F) ,5 M O TIIND

==
explBl = o =1 =0)
[v(y = Opx = 0)}

DM 9TH NN DAY DITHIND YHWN ¥ 10D MDA WIAPNNIY DRTPNRN 11 M- B IWUND
40, 9YX0aN N¥IIP PAY NNMN NXHIAPN P2

38
39

22 N9DIA /A1 MY MININ MNINN MDD NMINNIN

D>IVPIMIN TINDY YW TN 11T ogit NNNWH D TMIN N, logit (p) 135 P 122 2INDY NN Ywpn bva
N9 2170Y NDON NNY .TPDHW IN 7PN XD P DY SOINMDIN 200N MNWNN DY NYaVnn OX DY DX THININ
.(Odds Ratios) ©»12°0 >on »8n91 M- B-5 MNn71190)70 mvyd

NVIRN DY ADY0N 1729 NDIDN PIWIRN IMND THONVNY M) HYW D701 12 DNdYN NI NDIDN NWIIN 9D NIy Hund
19) DYPINY DAY NN SNNAWN DIVLD .JPYNIN

40
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L2 9945y ©2NVYN :NTININ NP0 NXNYMN MININ : 5 NY

N PIVY TUDIN PIVY 1INYNY NN
2016-2019 2012-2015 2016-2019 2012-2015 : 200 MINYN
1.061 1.146** 1.114%* 1.148** 2 yvnn
(0.060) (0.072) (0.056) (0.071)
1.487%** 1.611%** 1.652%** 1.597*** 3 pwnn
(0.077) (0.093) (0.076) (0.091)
2.619*** 2.924** 2.84 3%+ 2.884*** 4 nwnn
(0.123) (0.155) (0.120) (0.151)
5.591*** 6.245%** 5.850%** 5.936%** 5NN
(0.249) (0.314) (0.235) (0.296)
3.862%** 3.448*** 3.716*** 3.309** (P YD) M)
(0.148) (0.146) (0.130) (0.140)
0.967*** 1.020 1.033%** 1.026* PRIV NIV
(0.012) (0.014) (0.011) (0.014)
0.994*** 0.990*** 0.990*** 0.990%** W21 PRIV NIV
(0.001) (0.001) (0.001) (0.001)
1.510%** 1.658*** 1.519%** 1.635%** 2%
(0.03) (0.04) (0.03) (0.04)
0.994*** 0.993%** 0.994*** 0.993*** V172 D%
(0.000) (0.000) (0.000) (0.000)
1.182%** 1.025 1.178%** 1.030 (2N 1719) 01
(0.036) (0.034) (0.031) (0.034)
120,875 112,938 124,651 117,199 nyasnn 'on

1% YW *** 500 Hw ** [10% S Mpnam N+ L
LDYHNINIVIH DIWIITND ND D) ,”)ONVNY PNNY NIIDN IWIT TUN 7N YPUN NN HND R wan pwvw 2

0719997 OINSNIND

1N 5 MYN NPT WIDTY MHANDNY PN WP W NDIONDY XNNOWNT DIVVLDY 97D NNN)
295 DT DIMANN YHYA DXPMNI DY NN NMAY NPT ¥IDID DIRIWI DM DY MIINONNY TndD
NO9NN MAPN NYAYN YW PRIVI NNV 1901 ; NPT WIDID N0 DY PN 2PN IWP DY R¥ND)
NPT WIDID MDP0N DY PRIVIN NNY DY D)1 DY MIYOWNN )9 115 .2019—2016 DIV NPNAMNY
VIOID NMNANDNN DY PN MDOY WP Y2 DN Y1272 PRIVI NN D7) DOINWNN) NPIRDD PN

(N1

NN D910N OXTHN NIAY DOINNNNY MNYT TAD2 DIV NINPOY DOI1ON OXTHN N2Y NTHIND NINSIN
DY M HOPYN DY NDDN 2019—2016 DNIVAY NN 27 DNWND NN MNPOY PIYN NIRPOY
INNDIY DYTHIND IDTY 2D NN .OXTD XD NP2 SPYNnd DN M 7PN NPT WIdND Bort
NNVN HY DIIYN DN ,MNPNN P OMYNVYN 1PN DONYH DN ,MNPNN NV DXPNIM
ANV DNYT NIPAN

DORIWIN INY H¥ NY9I9N NYOWNN ; DXITHAY DININ 599 NIY IPAPN RO 34 ) Ty 19w NY9I1dN 0 nyown 4

.2019—2016 D»wa MWW MYNN SN 2015—2012 DWW NIYIAIN PRIVIN MIVN NN DY noon
.2019—2016 D)W NPNAII PPIYY NN NI OWNNN PIVIY ,PRIVIN NIV 1901 DY Nyavinn vyno
.18 95 NNNH DMIV IN TAN T

42
43
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0N DTAND :NPNI MAPN NN NPT VI 12 pwn DY MNDO0N DY NDIDNN NYSVn

P2 SWINNM YA PYOOYN DMYINND NYNRIN NYINNN P NNYRI NPT YD DMDON

DIY9N) DMWINNN IRYD DN 112X SWINNN NYINRNN DY MNP0N 310 1N ; MMPNN »Nva
(©pnam

N NINIVN NN DYDY DNODNN MPT DY MOYA TTIVD DTYNY TPNOVNND NPPTH OND NONYN
NN NPINND NIVN VI ,NYYWHNT NPITH NIVN #4.0INNT MDA NPTIIIN MIONYN NNN
2V TITYN NTNRRN NIRKIN 1PN ,HBNNYRT DT INPO MDY MNIWNI DY HPnD NNMN ,1ONYND
oM TOY NPT VDI DNLP DT DY MPYN MNAVN DY NPDN 2019-2016 DNIVIAY Td
DUMNN PIYA NPT VI NDP0N MY 00T NOY mnavnd

17T V1979 MDX0N DY NDIDN NYIHNT DYDY 9901 1N DINWN YW NYIWNN NN NNOD 1N Dy

DDINNA NIVIN ,2015-2012 DMWY ONXA MNWN MND0N 2019-2016 DNIWIA ONN NI ,MIYNRID

YSINNN Y DIIAP DHNWHNN TN IWND PINIDN MNWNN DY NYAWNN NN NTNIND MINSIN DY
. onov

MINAD YN IN-2 PRI DX INYNRID NPT WIDID MND0N HY DTN 190N DY NYIUNn
D’V .0>T5°N 190192 MON XOD MNAWNN 5935 NMT 7PN 2015-2012 DNV NPT WD NIPONY
ANV MYIYNIN MOV TR, NDY NIYRID NIT Y10 MPYNN NINAVNN DY N>0N 2019-2016
Brender and Strawczynski »95% mnawn 1NN ;DMWY IX TON 12> Oy MNAYN 29p2 INMN
.2012-2002 D>WA NYOVN PV IPNTY (2015)

MY NNPYIY NMIRID N SVYAIND PIVA NHIYRID NPT ¥I1DID MIINDNN NHXINI /-2 IPNA

SYONWNY NN NNDN NPT IVIT KD 11 OX D) ,NT ¥I1DTD DMV IN 97 DY MNSWN YW N> 02

MY MNAYN 1IN — MPYS NINAYN DY MOYIAN PIVD NN NNID MW 21T IRDN DD
.MSY22 NPT VIO TN MI0INNDI YHOY NTYNY FNOWNNn NP1 TH ypa Dy — 0310 DY

44
45
46

.0>0195 Glaeser and Sapiro (2003) xn
https://land.gov.il/Land_Tenders/Pages/price_accommodation.aspx : 7707 ¥ 9nx2a 291070 9
NYLDINON POIIN TN AVIND NPT YIDID N2P0N Yy (NDIDN NN 00T 1901n) K mnwn Sv vpann
: (VX107 797Y72) DYIAP DIPIMN DINWHIN INY 931 397901 MNWNN TIY N DIVNIYO
op e (Botx1B1+X2 8o+ Xk Br)
MFX(xk) - a_xk - ﬂkp(l - p) - ﬁk (e(50+x1.31+xz.32+"'xkﬁk))2

PIVN N2NND 1D ,NPVIIN NN O) NANINN 2019—2016 DMWY .INTN YN NANIM Y1DNUND PN NPINN a7

.PVIBN TAY MSPN NOHIY NOWNNN NPT KW )M MPTN PPN NMOLYY
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,2015-2012 £%3WA) 2019-2016 ©%WA N1 WIBIY NTANIN MIANDNN /N-2 TN
D795 99017 %Y ,MYYAA T Y10 HY

0.12

0.10

0.08

0.06

0.04

0.02

0.00
019 NOY 2N 1T 0712 2-N NP

m 2012-2015 0”»wa m 2016-2019 ©”»v2

,2015-2012 ©%WA) 2019-2016 DIYA N7 WIDIY NTNININ MHIANDNN 72-2 9PN
015 9991 95 ,19NWNY 9NN NPT VI XIY MYyaa 9157 290NN Yy

0.12

0.10

0.08

0.06

0.04

0.02

0.00
0712 NOD 2N 17> 0712 2-p NP

m2012-2015 0”va = 2016-2019 ©»Hva

.44 7011 DMV NIV INT 2WINN DY 120N .5 MY MIXIND NPDNIN MNNN YY DDIIN

PN THXIN NNYRID NPT YIDTID NDP0N DY DNDN NDIN NYIHNIND MINNWNIN DY NYawnn
NMANRN NMHYN .2019-2016 DNV NNOY NNVYNRID NPT YIDID NNANDNNY NIRID I 1Y /N-3
DMYINNN P2 OITHN OXIWIN DX ,1NNIT DIT) NYYWIA 121 TH DNINNIY GRI,DMNNN DD NN
1T YIOID MHANDNA DMIYOIN ~.2019-2016 DNIWA 2NINN NPT WIDID MDD YDIDIDIAND YN
.OMWNNN 93 M1y wald N1 1% S NI OXPN INND) NMPNN SNV P2
SPNYNAY NN NNDN NPT IVIIY NN OPYNR DX NYDI ROV ,7PDNIN NINYIN DY DOINN2
NDY0NVY TI DY MTYNI 2-3 TPNI MIXID MNRXIND OWIND PV NPT WIDID NMNANDNN NAVIN

IVPNNYNY IN) 71ONYND PRI DY MDINA DNNYN XD IUR N2 OPYN DY NNYNRID NPT VIO
VAN .2019-2016 DNWN ToNNA TI> XD (IWIT R IDTW X NITN NPT ¥IID MDA 1T KD TN
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1991,2015-2012 DY IRNYNA PMYNIYNI NNMN 2019-2016 DMWY YNNI NANINY TIN PPONY
TPOY GR NON T XD 112 10% ROV IX 71DNVNY PNRY MDNND WM RHY DXVIIN DY NI0N
12) OMYMNINN D 9N2Y NNIT DITNHA I2YTH DININ .NDIONN MNWIHNIN DI NIY NI NI — MPNNI
NINNN DY NPDA 22%-5 DY DITHA 712170 YON’ 1PN TN L,(MINX NTIPI P25 HNNR NP I8N
YT YWDV MWD DINYINNN MDD 14%-5 DY DY) NNWD PYINN PIvA NIYT IO PNNNNN
MMPNN XNV P2 NPT YIDID NIIINDN DOWIINN WY .DNIPOYN DMINWINNN MY DY N0 10%-D
5-3 DWYMNINN MY 1% H¥ NN 2-1 1 OMNMWNNN MN1Y 5% Sv N2 wald nana pnam N

NNNN2

,2015-2012 £%WA) 2019-2016 ©5WA N1 WIDIY NTANIN MIANDNN /N-3 TN
9390 YN 299 , MY T 390NN YV
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7179792 N7 YIOID MDY IPTN 2IDIND JY MIINDNN NTNNR NN NNYYIY NION NP>T2
.6 M2 NNXY MNNIND .NDIIN MMWININ 29 DY NITHN MNPNA 157D N

;Y23 997 990NN DY 19913 1992993 1997 YWIIT HTININ MIANDNN /K 6 NY
11709399 "IWnn Y

999999 ™M

(%) »1>un MYV 2012-2015 2016-2019 (%) »1>Pun MYV 2012-2015 2016-2019
58.5 0.02 0.04 50.5 0.03 0.04 1 yvonn
52.1 0.03 0.04 45.7 0.03 0.04 2 yvwnn
61.1 0.04 0.06 53.6 0.04 0.06 3pwvwnn
52.6 0.07 0.10 45.6 0.07 0.11 4 WINN
50.0 0.13 0.20 43.1 0.15 0.21 5ywvwnn

MY 997 901NN DY 159192 N995992 N7 YWIDID HTININ MIANDNN 72 6 NY
1190397 9NN 23D, 19NYNY 99NN NPT IV NOY

999999 M

(%) >1Pun NYV 2012-2015 2016-2019 (%) "PWN NYVY 2012-2015 2016-2019
32.0 0.02 0.03 18.5 0.03 0.03 1 yvwnn
21.4 0.03 0.03 10.1 0.03 0.03 2 yvwnn
20.9 0.04 0.04 9.2 0.04 0.05 3 npvnn
17.0 0.07 0.08 6.0 0.08 0.08 4 VNN
16.5 0.14 0.16 6.0 0.16 0.17 5)wnn

LD PAXN NN MINKG : 71T ; DIV I7HN , AN DN MHINY 1570 ?
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'R N9D)

11599599 D1 1991 :9PNNN NPOIVININ (/K MY

1359
o 103 1DIN
9901 Y8IMN IR HYSHNN 3 NDION 9991 PN
MNPOY v Y 1253 nYSHNN [-}aR 4] hhlan]
P | P | P | P aRialal mwv gkl P | Y| pw NN P
PAYND| SUMN [ PAYNT SUNN| PAVND | YN | PRYND | OUMIN  [PNWNYPYIN| PNwnd YWAN
1,642 30.4 172,852 155,894 39 1,258,736 | 2012
1,630 30.4 171,074 152,413 4.0 1,310,798 | 2013
1,255 30.4 177,185 158,928 3.9 1,385,129 | 2014
1,667 30.6 184,773 165,434 4.0 1,474,739 | 2015
161 | 1,489 | 31.2 | 30.3 | 190,232 | 185,840 | 185,952 | 164,032 | 4.4 | 3.8 |1,183,745 1,607,105 | 2016
195 | 1,233 | 32.4 | 30.3 | 215,679 | 192,302 | 206,743 | 164,567 | 4.3 | 3.7 |1,468,595 (1,610,417 | 2017
486 | 1,384 | 31.6 | 30.4 | 201,417 | 199,768 | 197,023 | 177,516 | 4.3 | 3.7 | 1,424,669 |1,619,375| 2018
1,010 | 1,351 | 32.1 | 30.2 | 203,504 | 193,844 | 200,135 | 166,491 | 4.3 | 3.6 |1,418,518 |1,695,032 | 2019
27999799
Y NYIIN
9901 YN 9 PR NYLHNN VY NVIN 4901 aRdat]
MNPOY oYU HY 125 3 pysinn 091" pRian)
PON | PW | VPN | W PN v PN v Y | P | PN v
YONWND| UMD [JONWNIPWAN| JONWNY | SYNN | 1ONUNY | SWNN [1ONUNYPYNMIN| 1ONwND | Yvain
1,158 29.9 150,140 137,183 3.9 803,234 | 2012
1,333 29.8 145,420 131,920 39 833,344 | 2013
1,041 29.9 148,351 130,537 3.8 867,130 | 2014
1,568 30.0 159,969 140,492 3.9 965,373 | 2015
81 1433 | 31.8 | 29.9 | 178,221 | 165,887 | 175,478 | 145,755 | 4.2 3.9 | 960,070 | 1,040,270 | 2014
322 | 1,186 | 31.1 | 29.7 | 180,265 | 167,406 | 177,810 | 146,718 | 4.2 3.8 | 977,586 | 999,155 | 2017
352 | 1,113 | 31.1 | 29.8 | 174,541 | 174,911 | 170,921 | 151,581 | 4.2 3.9 | 972,392 | 1,035,393 | 2018
815 | 1,260 | 30.8 | 29.8 | 172,061 | 172,703 | 167,896 | 151431 | 4.3 3.8 | 970,340 | 1,047,390 | 2019
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1INYNY 9NN NN SYIN PIYV: DTN 1901 39T DYINNN 29¥9 :a 2-/K MY

27599999 11991,
5 4 3 5 4 3
328,655 130,574 -33,406 757,875 504,901 407,969 2016
155,588 127,369 60,942 401,312 236,551 332,407 2017
254,527 123,906 44,142 437,601 300,636 241,441 2018
285,057 144,858 67,828 622,805 445,487 423,997 2019

115995991 1999 , 09990 29D NPIYNA MNPOY 9901 :19NWUNY 99NN SWIN 7Y b 2-/K MY

YN PIY-MINPOY 9901 19NYNRY PHR-MINPOY 1907
5 4 3 5 4 3
269 611 481 84 56 19 2016
170 504 452 65 98 25 2017 3
234 524 502 182 175 95 2018 s
170 499 572 371 328 220 2019
YN PIY-MINPOY 1901 1INUNRY PN -MNFOY 1901
5 4 3 5 4 3
274 717 357 17 56 5 2016
198 523 379 101 193 27 2017 3
208 528 307 105 206 34 2018 ;':
204 603 359 287 370 130 2019

DOYYIPI 15791, AN ON MNNH 3090 !

OYITM PN ,NN MDINN : PP 2

1199320 MYNNN 9770 HYI JaNWYnY NN 79330 MYNND Y HaNII INYONN : /X MY

MoNNN NYY 199320 MYNNN NYVY monnn 97nv 19932 MoNNn

NPa NN 1NNA ,)aNYNnY PNNa A0 1anWYNy NN
0.08 0.06 7,843 1,825 OOV
0.08 0.08 7,912 2,634 Naxn
0.13 0.15 13,754 4,665 n9oN
0.28 0.32 29,148 10,181 19900
0.22 0.12 22,608 3,933 1IANYN
0.18 0.26 18,458 8,325 DTN

1252 1915 MPT HY 1PN MYNNN,2017-2020 X1 , 07097 : NPI
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/2 NAY)

17anY
byamn P MN PIYY 1DNYNY VNN
2015-2012 2019-2016 2015-2012 2019-2016
1.146** 1.061 1.148** 1.114** 2 yYwnn
(0.072) (0.060) (0.071) (0.056)
1.611%** 1.487*** 1.597%** 1.652%** 3 pwnn
(0.093) (0.077) (0.091) (0.076)
2.92g4x** 2.619%** 2.884%x* 2.84 3% 4 N
(0.155) (0.123) (0.151) (0.120)
6.245%** 5.591%** 5.936%** 5.850%** 5vnn
(0.314) (0.249) (0.296) (0.235)
3.448%*** 3.862%** 3.30g*** 3.716%** (PN PS) ")
(0.14¢6) (0.148) (0.140) (0.130)
1.292%** 1.135 1.307%** 1.203** (PN mY5) ¥
(0.114) (0.097) (0.114) (0.095)
1.020 0.967*** 1.026* 1.033%*> PRIV NNV
(0.014) (0.012) (0.014) (0.011)
0.990%** 0.994*** 0.990*** 0.990*** 1272 PRIV NIV
(0.001) (0.001) (0.001) (0.001)
1.658%*** 1.510%** 1.635%** 1.519%** P
(0.040) (0.031) (0.039) (0.027)
0.993**= 0.994*** 0.993%** 0.999** 1272 5%
(0.000) (0.000) (0.000) (0.000)
1.025 1.182%** 1.030 1.178%** (2N 199) 01
(0.034) (0.0361) (0.034) (0.031)
0.994 0.948* 1.016 1.020 oYM DY NVIOY
(0.071) (0.028) (0.073) (0.055)
1.211%** 1.220%** 1.215%** 1.133%%* 9N
(0.068) (0.061) (0.068) (0.050)
1.651%** 1.755%** 1.628%** 1.669*** NN
(0.087) (0.082) (0.085) (0.067)
1.522%#* 1.490%** 1.475%** 1.446%** DM
(0.070) (0.061) (0.068) (0.051)
1.150%** 1.290%** 1.136%** 1.222%** DANYN
(0.057) (0.056) (0.056) (0.04¢6)
1.337%%x 1.497%** 1.316*** 1.399*** o7
(0.068) (0.066) (0.067) (0.053)
1.375%%* 1.256%** 1.360*** 1.174x** vy
(0.089) (0.074) (0.088) (0.059)
7.35e-07*** 4.68e-06*** 9.09e-07*** 4.32e-06*** TN
(0.000) (0.000) (0.000) (0.000)

.10 DWW *** 5% S ** 10% SV MIPNAIN NN
LDMIUNINIVIS DIWIII K D) ,1ONYNY NN NNDNA IWIT TUN 1PN OPYN NX K910 X >wan pww !
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