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NION"NNN NIYA '00'LLVO TR 1"'NT YXINN 'NN L'V0'VLO ITR 7w "2270-'MNan 7DWN
yxImn 'nn’ NINWAN W ITRON D UX .TINNAY AW NID'Y 10NN NIRZOY (N0 7Y Aviny
NWWI I'YY MiIpnn TN PIY 7V yTAn 0'02 DX aX'7 11'N "00'0LVO ITRA NINFOY W
ANKNA .0NX D'MIIAL 021N 2'0 'R 122 ,0IY 27 001N Y7 7w NdYNN NNR'lon NT'NA
['2 DAY 'DD) ,'ANMAIT-IT KIN 120N MNYNN A7 AT NINWN |2 "Ar%2190 TR NN
NniY'Ma niinn Yaonn nnwnn 7w oTpnn L(3 ni7 ,noptaion Ndyn? NTn NuY

AW'Y XIN IYIN'D 'U0'VVO NITRA NIXPOY 7w 2"n% yximn 1'nn%? ona nnypr'"aIon NdAVAN
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19X ,7)2'97 MWD W N0RTaIion NdYN? NIRPOYN 7w yximn 'nn aw "niionn'n
.1 -9 0 "aw nuva ,2arn 't Nt I0NI5Y
NI Y 79 N'0R'MAI0N NDIWNT7 NNIYRA NIFTIN' NIYSWN X' ¢;; N"7Nn NIYON DA

.7"10 D'aoNn DNNWNN NIYXYAXA 0 T IN XYY

7lvn v a1wn 4.2

2N 7Y L IniEm 119X 0010 7Y DUT'ON 11MONRN NYOWN DK AWNN 1ITA 77 ,nMIRDNN '97
1770 NIYOSWNN NX D'97WNN D'NMIIA D NWILN N'0UI7IN NNB07 DXNNA NTAIN 17X DONN
,['122 NmMip 190N ,0"TN 19011 NOXIN NUY 7Y 0NN 021N 77TIA [1AD ,01'"9NN 07710
Arguea and Hsiao, 2000; Emrath, 2002;) Tivi ,2ITRa n"0172IRN 7w *72373-'N1an 7'9119 ,nan
X I'TN' D'RVINN DM20N DANWN 7w DIV WD K -1 Z 2 Tan .(Zabel and Kiel, 2000
NPAN NIYLN DA DX V-1 [A0] ;IN2R0I 021N 1"'ONN [12D ,001N 1'NNY DNIYPEN D'ANIAN
(Priceij) j '"00'0LO NITRA | 021 7w 'NnN 7T NX NO17 N4 .(white noise error term) N'oX'7p7n

NAN N7 Nixa T 7Tmd

(3) In(Price;;) = BZij + vKij + vi;

N7 N1 D'0NAN MTEN QAUYWN DIX? NNIK WNY'Y NIRPOYN "'Nn 7V M'9nXn 7Tmn

NN 91N
4) YijkI = In(Pijk,) = A, + A, Asset, Jr/izBuiIdingj +4,CT, +4,Locality, + Ujjyg

,NOY) i M T moNn - Asset;, | 2w Kk WTka "2 1 00T N DR pon Py, WO
WTX 7w DI 1oxn - CT, ,(]"12n 210 ,n™2a M) j "2 nndn - Building; (070 1900
7o0n) | 2wt Yw navoxrn - Locality, ,(2"n%? yximn 'nn ,*70%73-'m1an 70Dwk) kK 'uo'uvvo
2N (7)" 19N NINWN MY .o NIY DY Min WYT [n0N Uy, ; (TINN? DI'YI 21w 01avin

PI'Ta N7V — DRXINDI,DNNRIY NVPNI DITAIRD 7W NNNn DRy NX7VN TWoNn "vian won
N7 nynivonv nk? L(Epland and Kirkeberg, 2012) azonn nin'Ta v 7w a1wnn
D'NIN9N D'YIAMN NU'WA YIN'Y 2" T¥NY NN ,ANH7a N8N A79NN 110mn nnunn

Y 7¢ NIIY DX 1T 2'¥NNI9010 90111 .(4) 7TIn nTNX? (OLS)

2TV NN INRIYYEITAN VN AIYN7 ANoN

IE)ijk = exp(?ijk +O'50-ijzk )
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0NN YTINA NTNRIN NIMIRYA NIIY DX [001 G, TWKD

I
270N |N) YT DNIEN Iwn 2'907 ' IN1IY 0010 19NN 7W VO INIXK .APoN 7227 NI ann

D1 "I"'md" yalpm NIRPOYN 1IN 1IAYa D'MYS NYIIXR TANKI DT 210N 7T 1IN
NIX 2WUN7 NIoN"Nnn NoIpN 1NN M 702 (1 Qwok (1"n1d NIRpoyvn yalpn [l LN JNX
N, NINMORMI0 Y NIV NITIR 7Y YyT'AN DX 090N 170N 1IN NIAYY NN'TN 'Y
NXNWNYT (2 ;20N 727 n7apnn MY 1y TXIY 21ITN 7T Y N'oNan 'Tznl win'y
(3 ;Mwn NNIX2 INIY NIFA'ORMAI0ON NIDIYAN DY NNYION 170 NIYY AWINNN IV 'IY DX
MY 2% Ni'opmIon MY NidIYN N'0NN DX TIMR? L,11'NT ,0N1'2 0NYoOn a7 'on?

AJjpon
NN Y IYA MY 21w'N2a 71MTH NN

YNNwN? 7aipn ,gI'T 'Nima nTARN Q' DX JINA7 Nan 7V D ATyn N'oaian NNson
Median Absolute ,(o>vwnxa ,MAPE) Mean Absolute Percentage Error :p*7Tn 190n2
0'01a .Twi (FE) Forecast Error ,(MSE) Mean Square Error ,(MedAPE) Percentage Error
MAPE T .mnxn W 27 awinnn 1 2 7NN DTN 9 npvn T 1990 0Tmn
AN P RID 2AIWAN )D N (U TTAN WY 720 QUKD ONM YI91n 10 (D'TINKA)
35% 2% (Nguyen and Cripps, 2001) 10% |2 o'va ninooa o'nimin MAPE qw nDwn
NWY1 K7W NI'o¥NN 0'01 7V D'avinn 17X 017w 7a1m .(Lozano-Gracia and Anselin, 2012)
[ ,y211 NTNARN 2'02 YD D X7 v (out-of-sample) 7Tmn NTAR '7nN2 win'y DN
2NN 721 0T D2IMIN 2'0n NN

N1 7N .MAPE TTna win'y nwyl ,j7I'T 'N2IM2 DRIYNN NID'R N2'NA NIXY? 'NDIRN 7NN
IN2N 91N NAXNY

(5 MAPE = lZMHOO
niZ P

i
,990102 .NTTIA N'T NINOoN i NN 2p19a MY - P| ,i nT'N' 1Y "1MYnN [ TIX Non PI QWUND

NIA79NN [I'¥N7 0NN TTAN YXINAN DIpna X ,(2) -2 > awinnn MedAPE 11n 1

.07NnM W2 nrrvon

_ (1P =P
MedAPE = Median 5 * 100

i
,CV no'w 9% .nntn m oy (CV) Cross-Validation no'wa win'y nwya a1w'nn 71I'T N1'N1Y
7TINN XY 1'7Y yalp D¥ap-'MN Yh DOImMIn Yalp DX DYP7NN NNPn NNnfaT NIYXYNN]
D'OIPT 'HY DY 2IW'N Yy¥ann 1'7v yalpl (oamnn 80% - n'ndin nTiava (training sample)

,NN50N 7y 002NN (77NN NTNMXR A7W2 win'y [N nwyl X7¢ NI'oxn 7w 20%) pirT «1mi
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D'7apnn o100 |TAIRN .(Efron and Tibshirani, 1997) m=10 ni?> ,nintn 10 -2 ponon? N1

JTTIA Y0 702 D"73.|7]'\YJ|'\ D'ITNIIRN YXINND

NI'o'xn nyswn 4.3

7Y N'opTMaIion Y NDWN N'UNN 7Y NYOUNN DTN IN'T? NRAIZITINNN nwnan
NIXNYNN YIY 79 21wl 21T NTENNN ,0MIaNn7 0'0d1 W v Y Y ANt
1Y NDIYNA N'ONN NIR QPWNN NINWAN NIX 17TA1 0N 72 AW NIDIEN wiI7WY nion ' Nnn
PIUN MY %7 0010 7w N'oRTaIon NdYN 2 oNfA W 'wau DnMad N'uptalo
:(Delta) t a2 awinnn
Delta; = In(Subjective Valuation,/Estimated Value,)

T2 ("YU 1TIRD NRNWA 7W D'NINA) DYDY DT IR 9enn 17NN nanwnn
:(t) ppt nniy? (t+1) (a2 1w 2MIR 12 on'n 7w 'wau onMaid

Y = In(Estmated Value,,,/Estimated Value,)
[12D ,0M'NN 7W DPMRITTR 7V Y'OUNT 0YI9Y TWUXR DMNRD DINYAN DR 791 7Tmn D 1nd
[N AT NITZ NIX 2 DNRNYA DX |0 0'9pwnn (fundamentals) wizar yx'n ,n01dn 'man
IMIN N2 DN DX
0N 72 " | alwra | ro'uvo TR | YT W RIYR NIY 7w np'natTa 7Y ronxn 7Tmn

:N2N 9182 NA'MDY7 N1 L (t+1) Xan aon 72 17 (t) 'nonn

Esimated Valuejt41)

6) Y=In ( ) = Bo + PylnDeltay + B, D’g;” + f3 Slf;;“ + BaSie +

Estimated Valuej;

N Tr;: I
umTT j(t41) + B NC(t+1) + ﬁ7AT'€aj + ,BSTMj(Hl) +¢

NumTrjt ITLCt

Bs

D
¢ D'N1INA ,D'INO0N 170N 72 MY |2 WI'T 'MIN'WY WI'ad NINYWAN DX [Non %WJNJ
it

Sie+1)

a7oN "2 MY A NN 'R NIINWAN DX [non - ;AW NIF7NIM NINSYWN 190N

NYTNN N2 qp'n DX JNoNn S ;2w N1 1na IN1 nI7NNN 7¢ D'NaNa ,0'INoN

NumTT j(t+1)

NTN/N"un NX non - ;'NDIIN 70N 72 MY 17nna (N'12n Na 7w 0'Nnam2)

NumTrj;

;0'2IN0oN 70N 2 Y ['2 ,021N ORINN 12 '00'VLO TITRY MYNIY NN'DNN NIXPZOY 190N2

Ince+1)

72 My |'2,021n OPINN 12 21Y'/'00'VVO TITRA NYXINAN NO0DNA NINYAN NX |non e
t

nR"Y ,N*77-N'NNaN NN7) 0210 DPINN 12 1ITK 1M'9XN NIX [non — Area; ;D'2IN0 170
(1inn%
A'NN" NMwNNN NNOINN 7Y APYNn NIy NRNNRD DY T 2IY2 WNNNn 1IRY

N2'NaN [N NN2INN NNA0NA NITOAION NIN'T 7w NINDAN 9'n N1'NAN [N nnanni "pnwn?
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NN QPY'y 901 1'20N NINWN YTANY 07NN NIPTM NNT W NND/NN 17NN DN DNITRN
mi'y 7w 0'N1Ma [0 TN 7"I0 NINYNN AT PIY 7Y AWTNN NAINN 7Y WIYNnn 079KRN
q'x1 NINWNd A1 L("AT NINWN) [IMAY 0210 DPINA 12 '00'VVO ITXA AT AI0N LP'N9N 7V
.(TM;;) 02130 DPIMN 12 '0O'VLO ITRA LP'NDN NNAONA NDNIY NIN'TN 190N NIX QPYNN
— "]PNYn? A'Nn" N1DINN NNA0N NNDAN 170N [N NIDIENN YIAY 71 7TIN% 021N NINWNn
221 oy 07T 1R L7"I0 TN NINwNY TN niwan DR (INa7 nan v .2016-2017 naw

SN X727 NRYWA 0D'7TINA D0NN DRINYWAN IRY 7D WX ,NTh NINnvnn

n'xxnn .5

SW7 4 o2 DIRINNND DY7TINN 197 NWYIY M1'ONX NINY 7¢ NIXXIND NIX A'¥N 0T 719

n'vMaIoN NdWNA 7TIin 5.2

ax¥n 5 Ni7 .Nmnn nwan 7y ooian (2) NNTTA MY W NY0RMAI0N NDWNN 7T, NIMKd
MY NOwWN 7y 3 NI7a NRINY 020NN DNNYNN 7Y DNYSYN DX PTIAN 77NN NIRYIN DX
NowNN 7w 'waon onMai7n .10% Ty oniznam nnia 0nwnn 0axin 5 nita .naoptalo
1215 v DaTn Ny TN 7Tmn J7Tma 17N NnINwn wn'y 0210 'y 7w Nf'optalon
My NN nniwnn 75% -> 1taon? nfvn 9Tmn (2013 mw e 72) niroxn
7¥ NNN2 D'7N2IN D'0NN DNNYNN AN .7TIN2 1012INY DINYNN NIYYAXRA N''0RAI0N
Aguea and) D»)TN DYTIN NTHN HY MIADNN DN NIRY DININ DNYOWUN 211D 771 ,5%
(TIy1 ; Hsiao, 2000; Zabel, 2004; Kiel and Zabel, 2008

TPON N'AN PWNI V9N "1MONNT DA ,001N 7Y D''T'ON DYMONNN TX7 D N7V 7TINN 'R¥xNNN
.(Kiel and Zabel, 1999) nni7y1aw NN TN 'Y 7w NA'VR™AION NDIYN NIIYA 120N A1WN
N71Y X¥NNN .DN7Y 021N 'Y 227 D'N'UDIX NIND DA D'7'OWN NINS D'WIN 'D 12ANon ,019]
MNN YIX? V2N 071y D R¥na L nd .(2014) Soest -y Niu 7w apnnn 'k¥nn oy TNX N1
0"n72 TWaw DTN NN 17aNN 0MIT O'RYXAN NI N1 )Y 0nMiNeT? ofzaavn 1989
Y 7¥ NR'0RMAI0N DDA D DA D'RIN 7TMN NIRYIN (2012 My annn) 2012 niwa
7¥ N'011'9N NI'INNN 7W ARXIN 1T D DN AN NDIN1 XK' ,RNDYNA NN N1'aY AT
.(2008) Xu 7w NEnNna NNIITY ARXINN DY APV XXNNN L7212 '970 NN 'un

7w 070N 2¥nn NI9'YWY NP9 2 'Y YN R 7TIMN Y Nntaynn NIRXIND NNR
N727011 N1AI712'091 [NV DT RXNN7 M20NNYW PN AN DNIAA IY DY A7 NNSwnin
W .(Kaplanski et al., 2013) 7575 0IN'VI07 NI'2270 NI'D'Y |2 AWPN DX NINIAN NNIANINN

X ,2"NIN] N 'PYUNn 2072 20N NIvynRd L Ikvnw (2014) Soest -y Niu 7w papgnna pTa a1
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DN'TANN DVNION TAXK TWKRD ,NN'T 'NNY NI'O'YN 127 72700 VIN'VION | V'W'D WD
.TMYAI NINA '012'9N 12¥N 7W VY9N NO'ON KIN 72750 VIN'VION NX

['N2N7 [N .0010 W D'T'ON DOXRNN 7Y AIWNN DT'RON 72V AN |2 ,0'T'Yn 77N 'RynNn
[N DTN 7TIA 120 ,N'0RMI0 'Y NDIYN 7Y DNYSWN TANd D'U71AN DANYN 190N
N2 DNIAN DI L,N09INI N'0ID NYIN L,NTN NVY 7Y D'MINA [N DTN 190N 7w 0NN
1"N% yxImnn 'Nnn 2 AN TN YR N9X1 LN9%) NI 21 qNIvn [ DnivY yigp Tiny
NIYMA) N'IY 7Y N'0RMION NDWAN A7 ,NMTN NNRRINN 12 TR NNDNAN NIRFOY 7w
I'7V 'Y 1M DINN 0NN D202 NNYT NN 7Y v D nTan Ixe jam wwpn (0.9
D'2"'ONNN 7Y DNIA'WN DX D'NNKNA 77N 'K¥NN LD 17D ."IY NIDIWWNA NN'T Y752 0'DNNon
['127 wndN 7¥ IN277 10310 NDWN 7V DI'n NYSWN NN 'MAA0N VZO9XRN NK D'97UNN
NXNN .01 72 7w INyT7 ,NTN )wn nTAImi Daie ,wynd 7RwIn T 7Y 09N10 DNIan
021N Y 7V NI'M2RA0 NIYSYWN 7N ITPANAY D'ATIPN DPNAN 'RYXNN DX DXIN 0T
.(Nijland and Wee, 2008; Kiel and Zabel, 2008)

NVPMAIoN NIWAN 7Y 7TIn 'xxnn 5 NI

(p- MiznaIM NN | (JpNn N''VO) TNIX nnwn
value)
021 '1"'9XN
<.0001 (0.371) 2.354 nin
<.0001 (0.019) 0.083 DTN 190N
<.0001 (0.045) 0.570 nuv (7w Dn1al?)
0.0003 (0.025) 0.093 N'019 NN
0.003 (0.023) 0.070 noo N
0.010 (0.023) 0.039 jonn
<.0001 (0.028) -0.198 nmip 21 "2
NN 7wuni V19N 11'OXN
0.008 (0.075) -0.199 NINYS IX DIV MINY  :n75WN
0.047 (0.029) -0.059 1990 n'21ly
0.073 (0.023) -0.041 NN1dWYN DI
0.040 (0.013) 0.028 22'0 V19w nirory
DIj7'n '1"'9XN

0.042 (0.023) -0.046 wyn vnd
<.0001 (0.033) 0.931 1"n% yxinn 1'nn
0.033 (0.045) -0.097 [1I9X TINN
0.745 R?

1215 NI'9XN 190N
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7lYn v awn 5.1

NRXIND D'72pNNn D'MTENN NIYXARA AYIN QP02 NIY'OIMN DN NN'T 79 7ivn iy
MY 2y ,mMip'm 1UOKN1 001N W DUT'ON 1OXRN NYOYWN NIX AUNNN TN 77N NTNRN
.(4 71n)

2177 D2NR IT NIA79NN D RN (V121 Y0Nn7 1'Nn) 7T 19NN nInwnn Y ninysnnn NinA
YINn'y YY1 NTNARD DIX7 .NYRNII NIN7 nang 'nn a7 ¥ niaonn L ntnT  noRnn
10% nin®% 7w N2 NZNaIM DNYSYNY DINYNN 71 TWKD ,Stepwise Selection nnMia7xa
VO IMIX 72V ITANI PON 727 NI72APNN DIYN 1IAY2 NIF0NAY YR .'OI0N 77N 1770
v Twnw 0.83 2110 v1 R? YTmn 207 10 D'7Tinn D1 (4.2 9wo) 0raon Dnanwn
TN (NZ7T 01N 0'Y7TIMY AYINY 21T TTA .0NYNN MTpnl 077N 'R¥Nn 7Y DNIopgn
TINA NIV ND'R 72V D' Tyn 178 21T 7 .10.3 2120 va MedAPE 11n ;14.5 220 va MAPE
DZNNN 2N D'NITAY D781 D0DIN) X 1ITANIY D'7TiNa D TTan DY) 0'7Tmn v
.(omTizn

TIX71 NIMYNN OW7 .NIF0NATN YIIXR 701 0'MIT DANDI DNYNAN MTPN ,0MTINN 'RYNN
INYNIY NIXZOYN "1IN1 1Ay TAXKIY 7TMN NIRXIN DX a'¥n 6 NI7 ,0'k¥NNn 79 nnaTin
APoN 7w wn 7an mv ity 2013 miwa

27NN XWNT D"0NI7N D'ATIZN DMPNAN 'R¥NN |1 'N2IN 70NN NNA0N DTN NINY
.A"n%7 2'Nn 7w DNMAI7) N20IMN NINYWNN 7Y NRIYA QN IK 110N 0010 NVY D D'RIN
NYOWNI NI'N ,NMNMAYT N'¥NII901N0 NYXIA 001N NVY 7 NINWNN 11AY ,NIN907 DXNNA
TINX2 N'TN NOWA DYV D ARN DT7NN 79 279 [n'o .NMINI'Y7 NI'R N'NN 7 0010 NVY

.0.5% ->2 N'Tn NVYWN YIAN 0N D Y NIY IR DTN TR

MY |2 V'Y YR NN N9INN L0010 Y 7V DNIANN |12 N MY 7Y NNySwn N1'Nan
['22N IMIX2 DT NN N WTN 1A 72D 00NN MTpNa Qpnwnn 0010 1'NnY Nl
17NN MINWNN 27 '00'VLVO ITR 7W N'DYO-N'MNAN AN 2 2NN YEN N 0N
-D"NNAN DAYONN |27 NN'T NN ANXAIRD 7Y NNDoNNn nYIT NY9INN DX QYN
Des Rosiers et al, 2002; Reed, 2013; Fleishman et al.,) n'on T2 n"oIDIXN 7w 090D
NN N7 aned "o"Xa yiad qon? yxmn nn (7)" 'onxn nanwn niyynxa (2015
NTN Y - DNIYAYNAY DTN AYIR 7w ny9Ina awnnn 7Tinmn ,0010 Dpinn 12 Nnwa
.(Jeanty, Partridge and Irwin, 2010) nN2'202 00210 'IYN YOWIN [Nl Y'OYUN | N'O'¥O0N
[N (D AWINn 1901 7w D'NAIMA WY 7TR) AW NN D L,0010 DIP'M 7V Npon 7Tmn

(TINN% ,0010 DPINN 2 2IY' N NR'Y DX QYRR '"MT NINYN) TINAN TNl
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*2013 2"n'7 2'nn 7 21T 7Tim (6 NI

(p-value) niznam nna (lpnn n"vo) TIX nnwn
<.0001 (0.038) 2.019 nin
<.0001 (0.002) 0.100 DTN 150N
<.0001 (0.004) -0.487 NN NLVY (7w onMaILY)

‘N MY
<.0001 (0.004) -0.022 1947-1954 -
<.0001 (0.003) -0.025 1955-1964 -
<.0001 (0.002) -0.014 1965-1974 -
<.0001 (0.003) 0.038 1986-1994 -
<.0001 (0.003) 0.077 1995-1999 -
<.0001 (0.003) 0.119 2000-2004 -
<.0001 (0.002) 0.143 2005 NN -
<.0001 (0.003) -0.172 (/0 T nanwn) nimip 21 '
<.0001 (0.0003) 0.005 '00'VVO TR 7Y "2275-'"M1an 7DWKR
<.0001 (0.004) 0.971 100'VLO NITRA "N yxinn ' (7w DNNAY)
<.0001 0.00004 (D'97X) 21w D*awIN 190N

(0.000006)
<.0001 (0.003) 0.012 no'n TINN
0.027 (0.003) 0.007 [I9X TINN
<.0007 (0.002) 0.025 ™ 7NN
<.0007 (0.003) 0.023 2'aX N 1NN
0.826 R?
68,653 TI'OXN 190N

[N'NIXYINA i T ('wanni wIaIn L 'wiwn 1700 1727 Niviajznn) Nisoi Nit01a1 Wi 7Y NIXYIn -*
012NN 7¥X NNl

N'0NAN MTEN LPIMTN "INAN YIX'AI POoN 727 NITTapnn NISIZNN 1Ay 077NN 2IY'N INKY
[N"'ONN NITIR 7V YT'MN DX 170N 790N NIAYY DDA 7Y 71V 1Y 21WN IX7 wn'y

JN'2pa T 2y NiraroEraIon 'Y NN 7y I Dt T'oNn
1Y NDIWNA N'0N) PIYD IY [TAIX 27 NR'0RMAI0 1IY N2V 2 Y9N QWIN DN NKY

.(n12ropmalo

D'021N 'Y ITNIXR ¥ apgmNaT 7Y 77Tin 5.3

(Delta) onian NN'T 7Y NAMVRMION Y NDIYNA N'ONN 7Y VPORN NX 7T (6) 7T
NNIXR 7¥ MWD [TAIXR 27 0010 "IV 7¢ N1A'0R"A1I0N NDIYNN |2 ON'D 7W DNMAI?D NYTamn
7¢ DNMAID NTANND NIDIENN |2 NN 1WA NN v (A1) 'ndin pon 72 ,nT
;(t A7) 'ndnN 720 Ny (t+1 A1) Xan PoNn 722 NN'T NIK 7w AWIinnn PIYn NIY 2 oN'fn

N7'MITN 7V Y'ownT 0'71D'Y D'INK O'NIIA D1 YIR2AI VX' 'O 7Y DNYSYN 7V NIR'od NRT
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UI7w 1N ,nion"nnn Noipn? okNna .OLS nu'w niy¥nxa Tax1 71mn A piv v

INXAN DAXIN 7 NI .0'DIMoN 1jPon 22 Y 7w DIM17 NoNT'Nn NNX 70 YWUXRD ,NI'oNaN

7¢ N'DINN VPOX DK QEwNnn MNwn X77 Mxv (A, B, C) nioipnn wi?w 112y nironan

nroan (C -1 B) nioipnn 1y nrrodan 'kyan nNx a'vn 8 ni7 17'N1 L "pnwn? 'nn”

ITOQI0N NIN'T NN'DN 7w nyswinn ]'l|7"D.'7

'nn” nInwna X477 0NN NN'T Y piva My iR Y agmarta Wy 7Tim 7 niY

"IPnwunY
2 nny?'wnan a | anny? 'yan 7 | 2 nnh 'wte a
(C) wmn (B) 'ov (A) nw
no TIX n'oo T™IX n'o TIX nnun
[inn [inn [inn
0.018 0.054 | 0.278 -0.931 0.182 -0.280 nin
0.019 | *0.091 | 0.012 *0.056 0.013 *0.055 Deltag
- - - - 0.002 | ***0.004 | nawY (t+1) pra N2 na 2 ont
tnt
0.003 | *0.010 | 0.0007 | **0.002 - - (t+1) mma nma ninnn 2 one
t (AT NnIv?
0.004 | *-0.012 | 0.003 *0.012 0.005 *0.021 (D'97xa ,nN'T) t A2 N2 A
- - 0.248 | ***0.399 0.175 *0.365 | nI'ynn nindSwn 1%0n | on'
t ar Ny (t+1) jpra aiwa
0.002 | *-0.011 | 0.005 *-0.037 0.004 | *-0.013 | nm2 o"Xa nIXpoyn 1%on | on'
t a1t NNy (t+1)
0.001 | *-0.005 - - 0.001 | **-0.002 0"X 7w "22'75-'m1an 7DWN
- - 0.134 *0.369 - - [AT2 O"N2 NyXINN NodN |2 ont
t a1t NNy (t+1)
- - 0.078 *0.220 - - [AT2 AW NYXINA N01dN |2 on!
t a1t nniy? (t+1)
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NDWN 7Y 21I"TN N WKRD ;10N DDV NI YXINNA NYVRHA10 1Y NdYN (2013-2017)
n7n (2016) 'vann ajpon 7a a7 (2013) mwn 2jpon 7 1A apon NnY 19 7V manwn 'y
17y NN'T NN NIF9'X IT N9IPN2A ,DN NN LNIM'0RMAI0 Y NIDIYN NT7UN AXPA NORN
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D'YIX 79UN NOIZNA X VTN N9'WN DNON INI* NAdM NN n71D' IT NY9IN ,NNT DY
DnW X7X ("downward rigidity”) Tnyn 2y T 'Nna AT Nnan DX Y9N 0'on ninoe
D PNt LT (Niu and Soest, 2014) T'nya N7y DAl NIAa DNYYW D'021N 7Y D DN [TV
D'TOONN q7'n NX 72p7 Dnn yamw 2171>'09 "nionn” p'yn w' 0Nian%? 0'od *7yay
D'wax ,70'97 .(Kahneman and Tversky, 1979; Chan et al., 2016) 0210 n1Dnn D' T'NYN
N1'DN Ny TV '011'9N To9NN DX "ITR?" Nan 7y onfnn'T e 7w ANt ndwn? nron
N'7Y7 NININ YYWUXR TNV 17V DYYNNAY NHV-NIDINK NI'D'Y D'AN9N D'WIXK 07 'K ;001N
7w ("loss aversion™) "T09N NXIW" 7w D'10N 210 ,11'NT .NIKAN DY NN'T YN NTNIDR'N
NIDIPN 170NN2 'MNKRN PIYD 1Y DNI? DN IY 79 N NDIYN IR 11007 720' NNt )
D'MTIPN DZNNN 'K¥NN DX D2 DXIN N7 1200 .(Haurin et al., 2013; Chan et al., 2016) 79wn
Goetzmann et) |"7Tan Ny? 72107 Ni7d' 0NAN NYHY7 NHO NDNR NIFO'Y D DYIV YN
.(al., 2009; Portnov and Akron, 2014

N0 Avva toxnn (2008-2017) pnnxn Niwya AT v ,1997-2007 1iwy? Tiana
(N NX o 7w win 7an) 2013 miw YWUXD X'Y NITIRI 150N Y NN'T ‘NN ¢ nnl
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.72'1TN NI* DNI7Y22Y 0210 NX
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' YT™M7 2NN 112N N9'WN D N1INY N1 70191 W1MTR ZIva niyxannn |"7Tn NIRpoy
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AN ' (Masking price™) wiziann 1'NNN 12 [9IX2 NN NP7 AN VNNI97 NNYTA NNDN
My oA NN i L(Gan, 2013; Haurin, 2013) "napn"n a'nn qwxkn "noxan” a'nn
NMINK N'0RMAI0 'Y DDV NIXAN NOIPNA ,WURIANN 'NAN DX qpwn 1'2p 7T 72y 0010
.(Davis and Quintin, 2017) ziwn 'YY AXNIYN NI NdIN NIFNY

XY "IYN ITAIX |27 NIM'VRI0 1IY NIDIYA | W90 NNMS71 10NN NIdWN7 N0 N0
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7lya 1XYW 2¥NN D 0NIA0 I'N 101 ISNNYAY D'WIR v 701an X7 vy ,(2008) xny
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Mankiw & Reis, 2002; Branch,) |w'n yTnn 2y 002ann% 0D'wNNi TN IV WNINNN a7
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NIV INXR7 D WYW7 N1 LD 7Y awnn TRR D'YOYIN [N YN 7Y TNR DY'OYN [N 178 0'NIA
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Subjective Dwelling Valuations and its effect on house price
dynamics

Larisa Fleishman

Orly Furman

Abstract

Demand for housing may be influenced by the expectations of homeowners, both potential
and actual, that house prices may rise in the future. Price expectations, as reflected in self-
reported home valuation, is an important factor that may create a band-wagon effect shifting
demand to the right and amplifying house price increase. As a consequence of rising
expectations that house prices would increase, inaccurate marcket signals in time of rising
prices have the potencial to amplify house prices via increse in housing demand.

Using the Israeli Longitudinal Panel Survey (LPS) data, this article explores the role of price
expectations (proxied by subjective house valuation) in house prices changes over the period of
2013-2017. For this purpose we develop a methodology for the analysis of the effect of deviation
between subjective valuation of dwelling obtained from the LPS and the estimated market value of the
same dwelling calculated on the basis of the Israel Tax Authority real-estate transactions data, for the
same periods.

Understanding the gap between price expectations and market property value may contribute
to different types of usage of data on subjective property valuations obtained from several
data sources produced in ICBS (e.g. Household Expenditure Survey, LPS), therefore
improving official statistic data. Moreover, this paper empirically detects the inseparability of
price expectations and price dynamics, adding regional perspective. From the policy
perspective, an awareness of this effect may assist in demand and housing policy regulations
and help to stabilise the market.

Keywords: price expectation, value deviation, estimated value, price dynamics

40



	Values in a Developing Country Context, Journal of Housing Economics, 18 (2009), 311–324.

